" l:l] *E / Interim Report 2016

N @ ¢oFco / R S

JOY CITY PROPERTY LIMITED
KigithEFRAE

(incorporated in Bermuda with limited liability)
(RBFEEMRLZERAF)

Stock Code %A 1R5% :207 !




WSRORT 31 i
_FASHION

=N A HHXIRER S

Panoramic View of Hangzhou Joy City

A EigKiRi About Candy Crush iz X & A THEEBNAESEERR
About Candy Crush Game Competition@Shanghai Joy City Night View of Yalong Bay Love Cube Coastal Paradise




P
%

A BEEREBREES
Villas of Brilliant Villa

MIX

Paper from
responsible sources

gw(scurg FSC™ C102068




. U U O Y N ™ Y Y Y N YN ™ Y ™Y ™ Y™ W™ W™

Our missions F IR {F &

|ntegrity Contribute qua'lity green living
*Wé space and services, lead the trend
COAIS

of a fashionable lifestyle, in order
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Company Profile
NAEME

Joy City Property Limited is a leading commercial
property developer and operator, focusing on the
development, operation, sales, leasing and management
of complexes and commercial properties in the PRC and
also the only platform for commercial property business of
the Fortune Top 500 COFCO Corporation. COFCO
Corporation is one of the major state-owned enterprises
under the administration of the Central Government of
China, and has been selected as one of the Fortune Top
500 for 23 consecutive years. According to the Fortune
Top 500 list for 2016, COFCO Corporation’s ranking was
121st, becoming the fastest ranking mover among PRC
enterprises.
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COFCO Corporation operates various businesses through its
subsidiaries, which are leading enterprises in their respective
industries and in which eight of the subsidiaries are listed in
mainland China or Hong Kong. COFCO Corporation is also one
of the 21 state-owned enterprises with the approval of SASAC
to engage primarily in the development, investment and
management of real estate projects and real estate business is
one of its three major business areas.

The Group mainly engages in the development, operation and
management of mixed-use complexes under the brand of “Joy
City”. It also engages in the development, sales, investment
and management of other property projects. The Group has
four business segments, namely investment properties,
property development, hotel operation and property
management and related services. At present, the Group owns
8 Joy City urban complexes in 7 cities, namely Beijing,
Shanghai, Tianjin, Shenyang, Yantai, Chengdu and Hangzhou.
The Group also has prime investment properties strategically
located in first-tier cities, including Beijing COFCO Plaza and
Hong Kong COFCO Tower as well as high quality properties
for sale, namely Shanghai Joy City ® Joy Mansion One, and
Brilliant Villa in Hainan. The Group operates a number of
international high-end luxury hotels, including W Beijing-
Chang'an, The St. Regis Sanya Yalong Bay Resort and MGM
Grand Sanya. The Group's property projects are strategically
located in central districts of first or second-tier cities with
good investment and appreciation potentials.

Looking forward, leveraging on its unique competitive
advantage, the Group will adhere to the urban complex
commercial pattern under its brand “Joy City” and maintain
the two-wheel-drive business strategy of holding and selling
properties while focusing on core cities with an aim to bring
Joy City Property into the new era of innovation development
with quality growth. Meanwhile, the Group will persevere with
the spirit of “young, fashionable, trendy and quality” of the
Joy City brand to lead the new trend of urban lifestyle of
China and the new direction for the development of the
commercial real estate industry. It is a mission of the Group to
help the development of cities in China and become a leading
complex and commercial property developer in the PRC.
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Major Business Structure

FTEEKERE

TY PROPERTY LIMI
15 35 b =B IR A F]

Property
evelopmen
LIE 3
o N
ida!'l Ocean One
S oy City £ BRER
BX
nyang Brilliant Villa '
— I!Ey j(Clty | iﬁ}imiz
oyang
Ci
WA

Property
Management
related servi

EEREH

Operation

BERE

The Signatu

—
- re
E‘ 29 ]

- n(g::;;i Hainan COFCO
ﬁyj{ | . I-‘llongsTang
(X7 ELE tel Nanchan
jin R R AL ECEEN

: Permaa 1oy AP
anghai Joy Ci -
ntai — eJo gMansio)rll O M L HEH JE
[ y City EiERIRB R
Aax esort Sanya

— by Gloria
Hangzhou Joy Ci B EL R AZE |
— ¢ Joy Mansion E /B

N KIR e K |

&

.y »Y Chengdu Joy Ci
) - *Joy Street
FRER KR e

ijing
L O PI
il | ——
Ocean One

S e B S R
mES
|




STREFHES ARNmESRAR /
AN AN AN AN AN AN AN AN AN

Major Events

RER

“City Festival Fanfare”, the leading [ZREEHIXIRBABEEFA R
consumption pattern from Joy City

7 Joy City malls created a new commercial miracle TWELE)  ERREEM AT D

For the first time, Joy City procured the collaboration of its 7 7(’|‘ﬁﬁ§7/\tyﬁﬂé‘ &) - BBAINBEIRITR
shopping malls, creating an unprecedented “Joy City Shopping BEREEAREBBLSHER  TEH -5
Festival” through a synergic use of internal and external BAZERNIKRIEEEE] - A -+=0&

resources, cross-sector cooperation and Internet marketing. On BEH BRBEE AR HEARKI75.0

23 April, the date of the event, the single-day passenger flow BB BINZEBYHROAS -

hit a new record of 860,000 headcounts and total sales

exceeded RMB175,000,000, which rank top among the Eﬁ%?ﬁﬁﬁ%ﬁ’lﬁﬁ&%&ﬁﬂ%ﬁ%ia ¥ A

shopping malls throughout China. K- TET-—SEXmEFENKERLENE
REARBESNER -

In addition to constantly making breakthroughs for its

performance, Joy City, the commercial leader, has

started a new battle of brand influence

maximization and cross-sector resources

integration.
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Major Events

RER

Against the backdrop of homogenous competition in
commercial real estates and the challenges from e-commerce,
Joy City considers that without the increase in brand value, any
sales increase is simply meaningless. Therefore, the inception of
“Joy City Shopping Festival” is not merely aiming for the sales
increase, but for a trade up through “Civil Festival Fanfare” and
the approach of brand marketing, which could ultimately
achieve the objectives of enhancing customer loyalty and

premium pricing capabilities of Joy City brand.

Great Battle and Hit the Wall @ Tianjin Joy City
KB 5 [ KB T o A5 2 Bt 3R 5

To promote “Joy City Shopping Festival”, each Joy City mall
effectively used online propagation tools to promote the event
and used their own new media matrix to integrate the demands
from the target customer groups. On the basis of information
release and social media interaction, Joy City branches focused
on guiding visitor flow, which enabled the online H5 platform to
achieve a better localization precision and acquired 1.76 million
views. Relevant promotional events were launched via the
WeChat public accounts of each Joy City branch, enabling the
H5 webpage to acquire 119,528 retweets and the coupon
redemption rate to reach as high as 96.5%, which has effectively
attracted visitors to our shopping malls. Further, the event,
focusing on “crowd-funding of Shopping Festival”, integrated
various online platforms and was widely propagated, which
realized the effective online guidance of visitor flow.
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Boosting sales by multi-dimensional promotion

The campaign comprised of four activities, namely surplus
bonus, limited-time sales promotion, opening gifts and lucky
draw, among which surplus bonus was participated by more
than 68.4% of the tenants. In particular, 134 participating
tenants have reached a new high in their respective sales
performance.

Highly popular interactive games
Crazy Shopping House organized in Yantai Joy City and "Great
Battle and Hit the Wall” in Tianjin Joy City offered a strong
sense of participation, experience, interaction and enjoyment.
Consumers were closely getting involved, rendering a strong
festive atmosphere.

Fun game of Crazy Shopping House @
Yantai Joy City

KB & K15 Il 18 [ 8 UK 40 Bk

Joint contribution of membership privilege

On the date of the event, our members contributed to an
average of 44.8% of the total consumption which amounted to
RMB37,800,000, representing a year-on-year increase of more
than twofold. The newly-added members of Shenyang Joy City
recorded a year-on-year increase of 18 fold; Taste Good of
Tianjin Joy City consumed 1.48 million reward points;
membership reward points for Shanghai Joy City was first used
for cash coupons via POS terminals and a total of 5.42 million
reward points were consumed.

—TANFERHRE ARHHEERAR 9
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Festival drives customer flow
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Lucky draw promotional
event during Shopping
Festival attracts queuing
craze for shopping
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Major Events

RER

1 January 1A1H

Love Cube Coastal Paradise in Hainan soft opened grandly.
The park held a variety of themed activities, which gathered
thousands of tourists and Sanya citizens to enjoy another
party at Yalong Bay Resort District. /& f & 37 77 /& /& 24 & 5% K
FERAEE ERERTIVEULHISEESYNIBEET
BTHERE-"TTREE 2 HETREERERXN—RE-

A domestic subsidiary of the Company successfully issued corporate | bz
bonds of RMB1,500 million with coupon rate 3.2% for the first %‘
time, at record low cost of corporate debts issue by the domestic :
real estate related companies. A FE A F AR & 8 A R E K I %
7 BOIRER/RARKILS0BET  ABEFFEEAMNE32% - &I TE
NEMEMBEEQREERITHRRFE -

14 February 2A814H
First show of Shanghai Joy City’s SKYRING on Valentines’ Day
attracted crowds to the city.

FBXIRBMSKYRINGIEAST BHSIEEH -

The Company held the 2015 result
announcement presentation in Hong Kong.

RARRERBRA_Z—REBEEMHE -

2 June 6H2H

The Company held the special general meeting, during which the
transaction in relation to the acquisition of the remaining 35%
equity interest in Beijing Andingmen commercial property project
(proposed to be named as “COFCO e Landmark Tower”) was
overwhelmingly approved. The completion of the transaction

| marked the Company’s achievement to wholly own the project,
o which is conducive to consolidate the asset ownership of the

ﬁ-’i“ l‘]i “ L]'-l"!l LI ““ uuii_j project and maximize the expected return and delivered stable

and sustainable return for the Group.
ARABEBBBIRREINAEG  SERBARARWBIL L ERM
HEMEHB(BRTERATRBEMES) BRTHIRENRS - X5
MEKREmERARRER2EERZER AR ERZBENE
EMAERIEHERER L T RAEETREELFEDR -

¥ PECEEATY LIMTED
3 LA Bl i) ..

H016 ANHUAL GENERAL MEETIHG
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Awards
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16-18 March 3H16-18H

The Company won numerous awards of
China Commercial Real Estate Industry

'.J

SHE R LT ol

' Development Forum.
ARRREFEEENETERRRESEA
45 o

The Company won 4 awards in the ICSC China

Shopping Center Awards.
RRARKEICSCHEBE Y OMBKXE -

8 .a ?l WarTa
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g 14 June 6A14H

The Company won the China Daily Asia Pacific

Retail Leadership Award for 2016.
ARFRE2016FHEBART AT ERBMALE -

Shanghai Joy City was accredited as the Top
10 Benchmarking Commercial Real Estate
Projects in China for 2015.
FBRIRBARE2015H B E E D E + KERIE
B#EIA o

18 February 2H18H

Hangzhou Joy City was honored with various
awards by the media industry.

MM AR R EERITRZAKRE -
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Awards

1 52 98 )

4 March 384H

Xidan Joy City was named as the Top 10 Commercial Brand in
Beijing for the fourth consecutive years.

AERMBEBEONFRELRN T ABREMBERE -

Shanghai Joy City was honored as the Best Experiential
Shopping Operator Award for 2015.
EBRMHMEE0SFERERRABYELHE -

16-18 March 3H16-18H

Chengdu Joy City won the Award of “China’s Commercial
Property Innovative Project”.

BRI ETE B R ERIFEBEL -

Xidan Joy City won the Gold Award of the 9th Commercial
Real Estate for 2016.
AERNRMAE206FENEBERBESRSE -

13 May 5AH13H Wi
Shanghai Joy City was awarded the “Integration and oiese. |

Innovation Award of Commercial Tourism and Culture” by
Shanghai Council of Shopping Centers.
EBRBRBEELEEEYPLOHERIRXBEAIFE -

W Beijing-Chang’an won the 16th Golden Horse Award of
China Hotel.

EREREWEBEREFIETERESFE -

EREE
8 June 6H8H | e

The St. Regis Sanya Yalong Bay Resort was named as the
Hurun Hot Hotel Awards 2016.
CRDEAREERAERENCEERNEAEESRAFVEEE -




—TANFRBRE ARsmEsRAT 13

Joy-Full Occasions

19 %

Functionally, shopping malls are undergoing transformation
from shopping and experience center to composite platform.
This transformation can satisfy the increasingly diverse demand
of consumers and drive the change in the profit models of
physical business entities. Recognising this development trend
of the industry, Joy City previously proposed the development
strategy of composite service platform and believed that
offline physical businesses can attract resources for other
businesses and online platforms and further drive the values of
customer flow.

In this regard, Joy City began to develop the platform of
“sharing resources through cross-sector cooperation”. Through
cross-sector cooperation and linking both online and offline,
the sales potential and media value arising from
platformisation of traditional businesses are well unleashed.
With the introduction of external partners such as Baidu
Nuomi (B E #EK), Ant Check Later (8% 4E08) and BOC, the
product categories within Joy City are mutually complimented
and they, in turn, can directly share the offline customer flow,
omni-channel marketing resources and tremendous media
exposure of Joy City. Through cross-sector cooperation in
terms of business, membership and database marketing, Joy
City benefits from the resource and platform integration, which
fosters a win-win situation.

BYBPLONIMELEZHREY BRPLM
RAETREE —JEHAUNREHEEERS
ZANBR T HELERHEZEERTXRR
MEXANNE  -ERAEBINE-—1TEERB
Z o RAMABNRDTHEARBFEERE
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RNTEELEYeER  E—FREXREE -
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MYattBER2K BRAEXAE BAR
tET HERBEXFetMEEEE K
BEEZESHERR AERK BEIL
B FERTEE/IIBEHFNEA £E
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Joy-FuII Occasions

JOY CITY ?ANK & FINANCE

h

A X

XIDAN JOY CITY X ANT
CHECK LATER

On 22 June 2016, Xidan Joy City and Ant Check Later duly
executed a strategic cooperation agreement. Ant Check Later
is a consuming credit product owned by Alibaba. Users of Ant
Check Later shopping in Xidan Joy City can use the credit line
of their Ant Check Later accounts, enjoying a shopping
experience of “shop now, pay later” and “buy this month,

repay next month” plus a long interest-free period.

CRLINT W

o b

TR

This cooperation between Xidan Joy City
and Ant Check Later represents the first
presence of Ant Check Later in a shopping
center in China and also commences a new
mode of collaboration between traditional
commerce and e-commerce. During the
recent Joy Shopping Season (1% B ZF), there
was an aggregate of 12,552 payments in Ant
Check Later (averaging 600 payments per
day) made by over 10,000 users, amounting
to RMB5,650,000. And an aggregate of
250,000 payments through Ant Check Later
is expected to be made by 170,000 users
within one year, amounting to RMB100
million.
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Joy-Full Occasions
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Joy-Full Occasions
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YANTAI JOY CITY X
BANK OF BEIJING
CONSUMER
FINANCE COMPANY

Online consumer finance is a crossover
exploration in microfinance service by Yantai
Joy City. It is also the first attempt among
domestic shopping malls. In response to the
young customers’ demand, Yantai Joy City
and Bank of Beijing Consumer Finance
Company, which was promoted by Bank of
Beijing, have collaborated to boost
consumption by allowing customers
shopping offline and making installment
payment online.

Members of Yantai Joy City are entitled to a
credit facility granted by Bank of Beijing
Consumer Finance Company in a form of
electronic “credit card”. They can use such
cards, which accept all repayment through
major banks, to make installment payment
and repayment with an interest & handling
charge-free period up to 180 days, turning a
new page of convenient finance. Take i-Zone
as an example, it commenced trial operation
of online consumer finance on its first
anniversary, recording a single-day sale of
RMB550,000, 40% of which were generated
from installment purchase, contributing up to
approximately 66.0% of its results.
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Joy-Full Occasions
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Joy-Full Occasions

94 %

TIANJIN JOY CITY
SPD BANK

During the film “Warcraft” themed exhibition
organized by Tianjin Joy City in June 2016, Taste
Good (R B fB) of Tianjin Joy City collaborated with
SPD Bank to attract, serve and repay members. Such
win-win cooperation gave full play of the promotion
channel of SPD Bank in introducing newly-
registered members to Tianjin Joy City, while
Tianjin Joy City gave special offers and enrollment
gifts to its members via SPD Bank.

This innovation made together with bank & finance

sector further expanded its customer base, attracting
over 3,530 newly registered members and recorded a
membership marketing revenue of approximately
RMB56,000, representing an increase of 20.1% and 105.0%
respectively in the proportion of consumption by members

and membership growth relative to last period, accelerating
the progress of platform promotion of its membership system.
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Joy-Full Occasions
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Joy-Full Occasions
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CHENGDU JOY CITY X
ALIPAY

In June 2016, Chengdu Joy City joined hands with
Alipay's Koubei.com in organizing a special event,

where food buyers can enjoy a price reduction. A
total of 120 food and beverage brands in Chengdu
Joy City participated in the event and more than
half of customers paid online, which greatly
improved customer flow and food & beverage
sales, representing a successful attempt for the
opening of online mall. Besides, benefiting from
data sharing by Alipay, it enables a Big Data
analysis on consumers’ behaviors during the event.

O R B F KB F K K21
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Joy-FuII Occasions

JOY CITY

INTERNET+

KR X BB+

CHAOYANG JOY CITY X BAIDU

In 2016, Chaoyang Joy City further
intensified its cooperation with Baidu, Inc.
During the Spring Festival and the Joy
Shopping Season (I Z) in June, Baidu
Nuomi (B E5K), the group buying website
under Baidu, and Chaoyang Joy City jointly
launched the large-scale group purchase of
catering vouchers. Over 50 restaurants from
the mall participated in this campaign. The
total sales of these two activities exceeded
approximately RMB5 million, driving the
overall sales of Joy City.

Meanwhile, Chaoyang Joy City further
cooperated with Baidu Waimai (B/EJMNE) to
organize the off-line Joy City's APP
downloading and membership registration
activity. Through the cooperation, the time
limit for delivery and food quality were
standardized and take-out package design
with the logo of Joy City was kept
consistent. This upgraded service
experience has strongly driven the growth of
registered members and the sales results of
Chaoyang Joy City.
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Joy-Full Occasions

194 %
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Joy-FuII Occasions

JOY CITY , TAXI APP
KR X TEAPP

CHENGDU JOY CITY
X DiDi APP

Chengdu Joy City worked together with DiDi
in organizing a series of events including
“Food Carnival” (R # %1 8). Consumers
could exchange for membership cards of Joy
City with their consuming record of DiDi
APP, while they can also get a 40% off
discount for their round trip tickets to Joy
City. Not only did it provide consumers with
comfortable travel experiences, but also
brought new visitors and newly-registered
members to Chengdu Joy City.
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Joy-Full Occasions
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SHENYANG JOY CITY
UBER

During 2016, Shenyang Joy City has been actively
promoting cross-sector cooperation and innovation,
including working together with Uber to create a new
urban travel means. During the event, any customer who
went to Joy City by Uber could enjoy a 99.9% off ride
and, upon presenting an Uber-ride record, obtain a cash
coupon worth RMB30 available for use in Joy City, which
greatly boosted the customer flow and sales that day by
revealing a write-off ratio of more than 70% of such
coupons.

On the other hand, benefiting from data sharing by Uber,
Shenyang Joy City was able to obtain further travel data
of consumers such as travel distance, time and range. This
cross-sector cooperation provided convenience to the
transportation of consumers, and accordingly, they would
more prefer to spend money in traditional commercial
entities. Shenyang Joy City has gradually developed into a

lifestyle shopping complex capable of providing all-round
convenient services.
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Joy-Full Occasions
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JOY CITY , FAMOUS BRANDS

KR X Mg

SHANGHAI
JOY CITY X SKYRING

Shanghai Joy City has cooperated with McDonald'’s
in launching a “SKY RINGeJoy City bubble set
meal” (KIRMERBEEDER). Any customer
who orders the specified set meal will obtain a
voucher of SKY RING. By now, more than 60,000 By means of SKY RING, Shanghai Joy City
set meals have been sold in 159 McDonald’s stores
in Shanghai since the on-sale date, and 300,000
vouchers of SKY RING are expected to be offered,
which could likely introduce 100,000 visitors. During

integrates itself with brand marketing
activities in a deeper way by incorporating a
new concept of emotional marketing into

: . . ) ; innovation in forms, presenting the brand
the period, giant Hello Kitty toy figures will appear i A the: physicame s AEINCRn

in the fans party organized on the top floor, together, have greatly contributed to the

successfully presenting a perfect sense of affection positioning of Shanghai Joy City as a

lo Co commercial landmark in Shanghai.
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Joy-Full Occasions
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Financial Highlights

B3R

Six months ended 30 June

BEARA=ZTHILEAREA

2016 2015
(unaudited) (unaudited) Change (%)
—B-REF —T—AF
(RBER) (RgesEZR) 25 (%)
RMB’'000 RMB’000
Item 15 B ARET T AR®T T
Revenue WA 2,788,965 2,224,304 25.4
Includes: H:
Gross rental income from investment KEWHERSWARE
properties 1,298,227 1,074,081 20.9
Property development b ESE RS 666,439 283,438 135.1
Hotel operations BIR LS 536,408 595,022 -99
Service income for primary land + 3 — R
development _ 30,000 =
Property management and related ) 3 B B K HE B AR 75
services 174,435 143,881 21.2
Other property related service income H b ) 3 58 B8 AR 75 113,456 97,882 15.9
Gross profit E 7 1,717,469 1,309,825 311
Profit attributable to owners of the ZN/NCII S g
Company 400,787 596,329 =528
Core net profit attributable to owners of ~ ZK2Q R FT A & & 1 % L
the Company (Note 1) 3 A (M) 172,937 9,243 1,171.1
Basic earnings per share (RMB cent) FREAREF(ARES) 2.6 49 -469
30.06.2016 31.12.2015
—E-XRE —E—hF
ARB=tH +t—A=+—H
RMB’'000 RMB'000 Change (%)
AR T AREFT T 28 (%)
(unaudited) (audited)
Iltem 18 B o o
(R E %) (&%)
Total assets EEBEE 73,841,123 72,954,074 1.2
Equity attributable to owners of ARRARAAEEGEER
the Company 25,238,788 25,040,106 0.8
Net debt to total equity (%) (Note 2) H B S E AR R (%) 59.6 63.3 -3.7
(K 5E2) (Note 3)
(B 3% 3)
Note: Bf 3
1. Core net profit attributable to owners of the Company = profit i RABIFTAEEBIEZODFENBE=ARARBEEEMN
attributable to owners of the Company - foreign exchange loss/gain — BA-ERER-ARARAEERGEREDEZR
fair value gains after tax of investment property attributable to owners R EEDRKE
of the Company
2. Net debt to total equity = (bank borrowings + loans from fellow 2. FABMEEELX-(RTEXR+BERRMER

AR R &K ERBRRIFERERS THERR
+EERZEB+ATEF-RERBTEF-ZRH
RITFHR-BERER) BER

subsidiaries and loans from ultimate controlling shareholder and non-
controlling interests + Guaranteed Notes + corporate bonds — cash and
bank balances - restricted bank deposits — pledged deposits)/total
equity

3 Change in percentage 3 BAL &
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Financial Highlights
MBEREE

Revenue (RMB Million) Recurring revenue (RMB Million) (Note 4)
WAARBEETL) FEMEBRAARSEESL)(H T4
3,000 2789 2,500
2,500 A4 1,911 e
’ 2,224 ’a 2,000 — )
i ol ‘W [
2,000 1 }“g' ik ' = N
af” 1,500
1,500
1,000
1,000
500
500
O — O —
2015.1-6 2016.1-6 2015.1-6 2016.1-6
Core net profit attributable to
owners of the Company
Total assets (RMB Million) (RMB Million)
EEHBEAREKEET KRB B ERBMAZOFERE
(AR®BS&ET)
80,000 72,954 73,8;‘; S 200
— = \‘; 173 ,
-~ \ I rd ‘l’ " -
70,000 f E %\\. , E‘Il‘ ‘ T
60,000 : @* il 150 {% u
50,000 B R 2 RET
40,000 100
30,000
20,000 50
10,000 9.
4 ’.},
0 — 0 E%!I —
2015.12.31 2016.6.30 2015.1-6 2016.1-6

Note 4: Recurring revenue = Gross rental income from investment properties + Income from hotel operations + Income from property
management and related services + Other property service income

fisEd: HEEBA-REVEASRABEIEELEWR A+ EETE LA ERBEKRA+EBHERLE KA
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Chengdu JoyCity

JOY CITY PROPERTY LIMITED A5t a4 it A ]
Tel #7% : (852) 2833 0338  fax {&¥ : (852) 2833 0330
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DEAR SHAREHOLDERS,

|, on behalf of the Board of the Group, hereby present you with the
interim results of the Group for the six months ended 30 June 2016
(the "Period under Review”), and would like to express my
appreciation for your great support in the past.

During the period under review, profits attributable to shareholders
of the Group amounted to RMB400.8 million and earnings per share
amounted to RMBO0.026.

In the first half of 2016, the Chinese economy sustained a steady
growth amid the continued downward pressure. Despite the decline
in growth rates of both import & export and investment, there was
a steady growth in consumption, which lifted up the contribution to
the economy. Meanwhile, the consumption structure is shifting from
material consumption to service consumption. The overall rapid
growth of service consumption is the greatest highlight and
advantage of China’s economic transformation and upgrade, and in
the meantime serves as an important driver for the same. The
transformation and development of consumption pattern brought
new opportunities for the development of commercial real estate.
Commercial property developers and operators were facing more
stringent requirements in terms of innovation and operating
capacity as to how to satisfy differentiated demand of consumers,
improve consumer experience and develop commercial products
with unique competitiveness. In face of the fast-changing external
environment and development pressure, the Group continued to
uphold the two-wheel-drive business strategy of “holding and
selling properties” and adhere to the idea of innovation-driven
development to drive new impetus for its businesses. The Group,
moreover, endeavored to refine management to continuously
improve consumer experience while promoting enhancement of
quality and effectiveness to achieve continual improvement on
profitability, through which Joy City Property sustained steady
growth amidst keen competition.
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Chairman’s Statement
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Chairman’s Statement
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Investment Properties — Pursuing the spirit of craftsman, the
operation team of Joy City has developed the strategy of
quality-oriented and refined operation focusing on
“strengthening operation, improving service and encouraging
innovation”, fostering the brilliant performance for the
shareholders and investors of Joy City. Benefited from the
sound operation and excellent geographical location, the
investment properties of the Group gained good investment
value and appreciation potentials. During the period under
review, the Group recorded rental income from investment
properties of RMB1,298.2 million. Among which, Joy City
registered a year-on-year growth of approximately 23.6% and
18.8% in rent and customer flow, respectively.

Property Development — By seizing the "window period” of
the sales of residential properties during the first half of 2016,
the Group focused on the delivery of quality products with
higher gross profit margin, which were well received by
customers. During the period under review, the Group
successfully sold out all town houses of Brilliant Villa. Show
flats of Hong Tang Joy Sea were launched and received keen
market demand for subscription.

Hotel Operations — During the period under review, despite the
overall hotel industry suffered a sluggish growth under the
pressure from the economy and national policies, the operation
of the Group’s hotels remained stable in general by relying on
the internationally renowned brand advantage, unique natural
surrounding and geographical advantage, as well as professional

and refined management.

Rose Garden @ Xidan Joy City
75 5 A 17 9 2 58 [F

BEWEFA  KNITWELBEBRUITERS
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23.6% ' B AL IR 4)3E18.8% °
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MBR AEREBERERANK - REAZ -

BERETH  OBEHRN BEBETEE
BELENBREREEERNTERZ N
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BALNER ERKLUERERTE -

SKYRING @ Shanghai Joy City
KR ERX By



Property Management and Related Services — the Group
continued to strengthen the refined management and further
promote energy saving and emission reduction to realize the
practice of human caring, technological and green innovation,
which further improved customer satisfaction and in turn enhanced
gross profit margin of its products. During the period under
review, the Group actively explored technological innovation to
develop the EISS smart management and monitoring systems, and

first set up pilot point in Shenyang Joy City.

Land Bank — Positioned at the high-end of market, the Group
continued to develop Joy City complexes by both conventional
and unconventional ways to secure land reserves in a positive and
moderate manner. Currently, a number of intended projects are
under negotiation.

Financial Capital — The Group consistently implemented prudent
financial policies. In January 2016, the Group issued corporate
bonds through its PRC subsidiary, COFCO Commercial Property
Investment Co., Ltd, instead of part of the domestic bank loans,
which effectively reduced the average finance costs of the
Company. As of 30 June 2016, the net interest-bearing debt to
equity ratio was 59.6%, representing a greater decline as
compared to 63.3% in the beginning of the year. The EBITDA to
interest coverage ratio increased to 3.42 times.

Looking into the second half of the year and in the future, along
with the transformation and upgrade of the macroeconomy as
well as the transitional development of resident consumption
model, the consumption market in China will embrace a positive
trend of continued growth in consumption quantity and general
upgrade in consumption quality. The development of new
concepts and technologies will engender boundless potential for
cross-industry cooperation and business integration, thereby
presenting new development opportunities for the commercial
property operators. Looking forward, the Group will continue to
maintain the two-wheel-drive business strategy of “holding and
selling properties” to unveil the connection of physical commerce
and capital market. The Group will also penetrate into key cities
under a balanced approach, so as to promote Joy City’s spirit of
craftsman “strengthening operation, improving service and
encouraging innovation” and recognize quality growth for Joy
City Property.

SToAFRERE ARBBEARAT 35

v O M T ™

Chairman’s Statement

ERE®RE

MEBELEERE TEH AEE#EERL
BHACER  E—PHEMERYE  EAX
I BRAIH REeAIZE E—FIR
HEPWER  EMBEAEREEBRN B
BHA - NREERGRREMAEF - HTEEISS
BRCEEEERR Y HBBEANRUAE
EEreE -

T REE T E AR B E AR R KRR
mHRERADAMN SEST BFHRENER
RERMEES HERRBRERLHFHE B
AZERZRBRBHERHKT -

FHESHA AEB-SEREEZRNOMB
B ZFE—RNEF—A AEEEBERNK
BRAARIFREREXEREBRAAIZEITAGE -
BEBMBHOBEARTER  BRRETRAN
FHREREK HBHE_ZT—NFANA=TH"
AEBFEEABREE TS L X A59.6% @ H
FH63.3% AL BB A TPE - EBITDAFI EE

ERIBFRI4215 -

BHTHYFERARARER—BRKHE HBEEL
BREBENENAEURERBEEANER
ER - PEHETSRBERLEERERE
BE OHEMEZEAETNAEBE - 32
DB BERORBITRAFESRE
EKEZEEEBAE RN ES DR E
REE - KRR AEEHEERSRHAEE
EREANERBHER  RATEHESR
BEARMISOGE  BEWE - RHFBEMT
BBERBHREE ERB BAFIOHKR
WIEORBEH] BRARBEENEEREK !

ZHOU ZHENG ¢ &K
Chairman ® * /&

Hong Kong, 23 August 2016
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Management Discussion and Analysis
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MARKET REVIEW

In the first half of 2016, the economic growth slowed
down and the industrial structure optimization continued.
Domestic individual consumption increased steadily with
a more apparent trend of transformation and upgrade of

consumption pattern.

In terms of land market, against the backdrop of supply-
side adjustment, government supply has slowed down
and general supply and demand remained low with
apparent city differentiation and intensifying competition

among highlighted cities.

In terms of commercial real estate, on one hand, in light

of the increasing industry supply and severe
homogenisation, integration and merger within the
industry has become the mainstream of development. On
the other hand, the transformation and upgrade of
individual consumption pattern gave rise to the emerging
consumption drivers which generated new opportunities
for the development of commercial real estate. The

integration of commercial real estate with the elements
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of finance, Internet, culture and entertainment, proactive
product innovation to satisfy the differentiated demand
of consumers have become important approaches for
commercial property developers and operators to win the

market competition.

In terms of residential real estate, based on the Chinese
government’s keynote to ensure steady growth and
destocking, the overall market has gradually recovered
but city differentiation became increasingly notable. The
popularity of highlighted first and second-tier cities and
their nearby areas soared while third and fourth-tier cities
are still subject to inventory pressure and increasing

industry concentration and fierce competition.

In terms of hotel market, with the rapid development of
tourism industry, commercial and leisure demand was
altogether gradually replacing business demand as the
principal consumer group, with imbalance of market
supply and demand easing off and performance of
certain cities, such as Beijing and Sanya, showing signs of

improvement.

Chaoyang Joy City held the “Whale Island Paradise”
BEAX R WEH [rm B 2B ))Z &
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Beach view at St. Regis
iy EOB G MR

Virtual living room of COFCO Hong Tang Joy Sea villas
FRBALE IR AP EEEER
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CEHA  AEBEEEEKRRRHURE
B AL BREREME WEH

2. BUSINESS REVIEW

During the period under review, the Group's

management team adhered to the core goal of

enhancing quality and efficiency with focus on its four
principle segments, namely investment properties,
property development, hotel operations and property
management and related services. During the period
under review, the operating results of all segments were
stable, while project operation and construction progress

were basically in line with expectation.

Investment Properties — During the period under review,
the Group operated 7 Joy City projects in total and owned
various rental properties such as office buildings and
serviced apartments in Beijing, Shanghai, Chengdu, Hong
Kong and other cities. The Group also had a number of
projects under development, including Hangzhou Joy City,
COFCO e Landmark Tower, etc. The operating results of 7
Joy City projects demonstrated improvements at different
extents as compared to that for the corresponding period
last year. In particular, the occupancy rates of Tianjin Joy
City and Chaoyang Joy City was over 98%. Chaoyang Joy
City and Yantai Joy City recorded a year-on-year growth of

approximately over 20% in sales.

#OBELE MEEELEERSEH
RIRER - EIEEHIA - SRBEHRFE
EREREEBARIREEREART
BFEHERE-

KREWETE BEHMAN AEEHRE
BEEARWEAR BELRIER - L
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o ROF KRR AN B BS KR 4 R R
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2 [F] LL 8 08 40 #B 18 20% ©
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Property Development — During the period under review,
the Group had a total of 5 property development projects
in sale, the overall sales of which were satisfactory. Among
which, the town houses of Brilliant Villa in Hainan was sold
out whereas Hangzhou Joy City ® Joy Mansion saw strong
reception in sales. The Group will launch new sales

projects in the second half of the year.

Hotel Operations — During the period under review, the
Group actively responded to market pressure and
secured relatively stable operating results by virtue of its
unique geographical advantage and refined operation
and management. Leveraging on the unique positioning
and refined operation, MGM Grand Sanya has become a
benchmark in the region. By establishing the marketing
strategy of “Celebrity endorsement + 3D social
intercourse”, W Beijing-Chang’an developed a 3D social
platform and organised celebrity campaigns and
crossover events, which has greatly enhanced its
reputation and influence in the market, thereby

promoting better operating results of the hotel.

Property Management and Related

Services — The Group

BEEENWRE DN
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Taste Good — club house of Tianjin Joy City
XEAXBERERFLRR/F

continuously enhanced
management efficiency and
tapped growth potential through
technological and green
innovations. With the
implementation of energy saving
and emission reduction at
commercial properties, the Group
continued to create value from

management and services.
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INVESTMENT PROPERTIES

Crowds at the entrance of Xidan Joy City
FEXBHAOAHFE

Xidan Joy City (100% owned by the
Group)

Xidan Joy City is situated in the prime location of Xicheng
District, Beijing. The project is approximately 200 meters
away from Chang'an Street in the south and adjacent to
Financial Street and Xinjiekou Commercial District in the
north. Advantageously located, the project adjoins Xidan

Station of Beijing Subway and a number of bus stops.

During the period under review, Xidan Joy City actively
sought for innovations and changes to explore
breakthroughs for results from various aspects such as
solicitation, promotion, operation and research. With

respect to operation, Xidan Joy City focused on the

AE KR (REEEH100%
)
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Total site area 14,541 Sqm
#Ah T R F 73K
GFA 185,654 Sqm
HEEEE F 7K
Leasable area 65,960 Sqm
(retail)

A EE F T K
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competitions among department stores in the business Spade * Ed Hardy * sandro % B i& 8 77t
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demand of customers, stood out from the horizontal

district by continued introduction of key international
fashion brands, such as Kate Spade, Ed Hardy, sandro and
the first Roger&Gallet in China. With respect to promotion,
Xidan Joy City continued to innovate. By organizing a
series of new experiential promotion events such as
Omniland VR Experience Store (Rt FRVREEE £8) and
Ghost Blows Out the Light@Ilmmersion Theatre (/% W
), Xidan Joy City has built up the promotional effect on

sales and constantly enhanced its influence in the industry.

BIESHA - AERNRRBYHOSHE
BREERELER BERAHEEBROARS

During the period under review, all of the results indexes of

Xidan Joy City showed sustained growth. Xidan Joy City

recorded sales of approximately RMB1,9329 million and
rental income of approximately RMB324.9 million, with an
occupancy rate of approximately 92.6% and approximately

12.2 million visitors.

19329B 8T A A AREEL3249
BHET  HHERLN2.6%  BRELI12.2
BEANR-
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Themed lighting show — A Travel around the Moon in Shenyang Joy City

I 5 K519, B8 O IR 4 R0 T R R

Shenyang Joy City (100% owned by the
Group)

Shenyang Joy City is located at the east end of
Shenyang Zhong Street, a traditional commercial
pedestrian street, where is right at the core of the local
government construction project, which named “"Golden
Key” and “Dongzhong Street”. Shenyang Joy City is right
above Shenyang Metro Line 1 and is adjacent to a

number of bus stops with convenient traffic.

During the period under review, Shenyang Joy City
selected quality businesses by screening and renewed
tenancy agreements of quality brands to perform a
weeding out and replacement process with an aim to
raise the rents generally. It also dug up the rental growth
potential of certain lower-end areas and consolidated the
market position of Zone B as trendsetter. By developing
Shenyang Joy City as a symbol of fashion in Shenyang to
foster the brand cluster effect, the rents have thus been
lifted.

& KR (R K E 15 H100%
E&=)
BEARBLERESTERABEST
HRENRE BB TRAE S8
%R [RAP 4 AATROZOLE - B
ARBHEINGEENE  BISES
T RRERE

CIEEIA - ESAIREEEE X R
B BERRBES T AETARE
B zEHREAEZS: RALZEAGES
BRENNEZEMT  REBRHRE
BEM - ITELMIREN - EREE
MIE - WBHESE
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Total site area 50,719 Sqm
AL TR T 75K
GFA 555,146 Sqm
HELEERE 77K
Leasable area 112,833 Sqm
(retail)
A A E A T 75K
L (ZERE)
During the period under review, all of the results indexes CIEMA  EERRRSBEERRR
of Shenyang Joy City showed stable growth. Shenyang FHK  HEROARKE478BE T -
Joy City recorded sales of approximately RMB747.8 HMeWRAHARENIBET - HEX
million and rental income of approximately RMB91.3 HE3I%  BERELHANIBEEAR ©

million, with an occupancy rate of approximately 94.3%

and approximately 11.1 million visitors.
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Whale Island Paradise @ Chaoyang Joy City Total site area 58 958 Sqm
8 A 19 1 45 2 B 42 D J b
HBEX R W R R B EE B E 48 45 b B K
GFA 405,570 Sqm
Chaoyang Joy City (90% owned mEEER ¥ 7K
by the Group) Leasable area 122,791 Sqm
Chaoyang Joy City is located in prime zone of (retail)
Chaoyang District, Beijing. It is approximately (E{ﬁﬁéfﬂlfﬁﬁﬁ FhHK
5 kilometers away from Beijing CBD

Commercial District and is surrounded by a
number of high-end luxury apartments with a population

of 2.5 million. The project is adjacent to Qingnian Road

Station of Beijing Subway and a number of bus stops with 2 5 KR 3 (A &£ B 1h 590%
convenient traffic. =)
ABREUEZRIERTHABGRE S M
During the period under review, Chaoyang Joy City BB RCBDEBASAE AR
organized a number of theme campaigns and large-scale ZamETESL  \BIHARE208 - 18
exhibitions featuring culture, creativity, art and interactive Bl sFRURZER T - X
experience. As a part of Joy Yard's 1st anniversary mERE -
activities, Chaoyang Joy City organized various exhibitions
and interactive events with artistic ambiance such as Four CIEHER - SAGRKRRBRTZREX
Seasons’ Light and Shade Cultural and Creative Exhibition BIEMUENMESEBRMENETEZTHLEK
(33 % X8/ & %), Qianhou Yuan'er ® Market for WRE SRR BAFLLEY &

Craftsman (A& Bt 2 IE AT %) and One Way Space MIUENLFXRIRE - BIERZE AT
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Ist Anniversary Cultural & Creative Exhibition and Craft Bazaar at
“Joy Yard” in Chaoyang Joy City

HEXB B8R E 8 FXE R ER T 1%

Weekend Event ([ %M EARIEE), creating buzz for

promotions and attracting target customers.

Meanwhile, through constant brand adjustment, the Group
has created more selling points for its shopping mall,
thereby expanding the target customer groups of Joy City.
Through efforts including the slight luxury design of 1F,
overall renovation of the shoe area on 2F and introduction
of brand “Yan Ji You (& # X )", the comprehensive,
fashionable, literature and art brand identity of Chaoyang
Joy City has further been enhanced.

During the period under review, Chaoyang Joy City
recorded sales of approximately RMB1,590.1 million in
total, representing a year-on-year growth of 22.1%; rental
income was approximately RMB269.8 million; occupancy
rate was approximately 98.4%; and the aggregate number
of visitors reached approximately 11.0 million,

continuously maintaining a relatively high growth rate.

& ERZRARGHEFAFEMAL
MERBEES LS REHEERE R
SIEEERDSE -

AR ABRYHREOREAR RBA2
SRR  HERRAOERECRESR
B RARAIFEEREITE 2FERES
#OEHRXIREBSIAZETIE  #E—F
RILERE Bl NEMRBEFE -

EIEHRN - SAGAIRREEREERLY
A R 49159018 & ;L © B R
221% - MW ANARE26988ETT -
HHEEL984% - R AFHN.0EEA
R BBERBETMHIERED o
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Pacyoramic !/Ev;ofShanghai Joy City Total site area 78,076 Sqm
EEXIR R R 48 (5 o T RS F K
GFA 437,609 Sgm
HMEEEE F 7K
Leasable area 64,685 Sqm
(retail)
A MR F 5K
\ (ZEE)
Shanghai Joy City (100% owned by the FEXIRE (KEFELEE100%
Group) )
Shanghai Joy City is located at core district of Suhewan EE R AT A S8 T AR 0 B A0
District, Shanghai. Shanghai Joy City adjoins the B B R EH KRB - #BT i b
commercial district on Nanjing Road East, and is adjacent BURZEE LI XBEE -

to Qufu station of Shanghai Subway and a number of bus

stops with convenient traffic.
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During the period under review, Shanghai Joy City held

the first movie-themed exhibition of Warcraft in Shanghai,
which set the city a stir and effectively boosted the
number of visitors and sales of Shanghai Joy City with a
year-on-year increase of approximately 143.7% and 15%,
respectively. Shanghai Joy City was widely welcomed
among teen consumers for its SKY RING, the first
cantilever Ferris wheel erected on the rooftop in China,
More Fun 166, the new culture and arts community in
Shanghai, as well as “Magical Romantic Landmark” built
upon the innovative concept of intimate social place. The
Ferris wheel opened for riders on the Valentine’'s Day and
made a great success. The Valentines’ Day ticket
packages in celebration of the opening were sold out
within 30 minutes of its launch. Its daily carrying capacity

exceeded 4,000 people.

During the period under review, the sales of Shanghai Joy
City amounted to RMB459.3 million, representing a year-
on-year growth of 112.9%. The number of visitors reached
approximately 5.6 million, representing a year-on-year
growth of 94.7%.

BEEENWRE DN

More Fun 166 Art Street @ Shanghai Joy City
BRI B E 15 166 Bl #7 IE

CIEEHA - LRSS T E (R
)L EESTER HBHYHEW IE
MEEBEFRIRBKERBLLERLY
1437%  HEBR LI RH15% - L8
AR UBREEEEXNEBE KRR
SKY RINGFNJE £ #1 & S0 # 4t & 2 57166
EEER  LHARFHIE=HESM
TEMEAEBEWZR] EXFEHEE
ENEBAO -EXBEBAHEANE
KDY FHRIEHEASEEESE 309
BEIEERE - HEESHBE4,000A R

CEHSHAN EERRBEEEHARE
AS93AEBE L BHIRFA1129% @ Bh=
#)ES. 688 AR RILLIRFA94.7% °
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Night view of Tianjin Joy City

_ ERAM TR
;h-_

i Il ot

Total site area 77,450 Sqm

445 b R T 75K
Tianjin Joy City (100% owned by GFA 531,369 Sqm
the Group) RERER K
Tianjin Joy City is located in Old Town, Leasable area 86,390 Sqm
Nankai District, the central district of Tianjin. (retail)
o L Al A A 75K
Tianjin Joy City is located above Gulou \ (BER)

Station of Line 2 of Tianjin Subway and is
adjacent to a number of bus stops with

convenient traffic.

During the period under review, Tianjin Joy City
improved consumers’ experience and enhanced its
market shares by organizing various themed exhibitions
and themed events. Meanwhile, Tianjin Joy City actively
sought cooperation with various external resources such
as film rights, balloons, Coca-Cola and TV stations which
effectively enhanced its cost effectiveness. Targeted
events were organised and exhibitions were held in
vacant shops to boost the number of visitors to the

street districts.

During the period under review, the sales of Tianjin Joy
City reached approximately RMB1,227.8 million. The rental
income was approximately RMB173.8 million with the
leasing rate of approximately 100%. The total number of
visitors reached approximately 11.0 million, continuously

staying ahead of the Tianjin commercial market.

RFBAIRE (FEEH1EH100%
E)
RERRBAL A K RH RO EEREE
M RuHERGREH L BN
RS EETH RBER -

BIEHA - REARWBEEAHSE
TERMTELS  ERHEEERR
RAMHEREER - Al - BBRBEHSK
HELRE R AOALZ - ERA
FHBERNAIERS  ARIESER
BB REFHMES  MAEHM
B wEEBRER -

EREEEIA - RERRPAEEBREEOA
R¥122788 L W AHNAEAR
#173.8E BT - HHELIZE100% - &R
2FHAN0BEBAXR EXEFHEMS
FRBRIFREMA -
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Theme exhibition — Fantasy Forest Adventure @ Yantai Joy
City

BEEENWRE DN

Total site area 40,762 Sgm
AL E R F 7K
GFA 219,964 Sgm
HEEER F 75K
Leasable area 77,950 Sgm
(retail)

A 38 A FHK
(BEEB)

BEEXIRH 7 ZRMA E R T B IR

Yantai Joy City (51% owned by the
Group)

Yantai Joy City is located in Zhifu District, Yantai, and is
the only shopping mall that enjoys premium sea view in
Yantai. The project is adjacent to stations of Yantai
Metro, train station of Yantai and a number of bus stops
with convenient traffic and excellent geographical

location.

During the period under review, Yantai Joy City achieved
an encouraging result. It signed 39 new brands with 34
brands grandly opened. During the “Crazy Shopping
Festival” held on 23 April, the sales reached
approximately RMB5.87 million, of which the consumption
from members accounted for approximately 69.4%. This
opened up new landscape for the marketing in off-
seasons. On the day of anniversary, the sales reached a
new high of approximately RMB16.0 million, of which the
consumption from members accounted for approximately
69.1%. This further proved the effectiveness of our

marketing strategy targeted to members.

During the period under review, the sales of Yantai Joy
City amounted to approximately RMB372.0 million,
representing a year-on-year growth of approximately
25.7%. The number of visitors reached approximately 5.6

million.

BEaXiRH (REEIEE51%E
%)
BAXRBUNREETSRE  RES
TH—EE—REREARNEDFL -
EE T - B REERL
B RBELE B

ClEEHAA 18 & AR I AL 52 AR 39 18 37 &2
T O FE KO AN 3AME an FE MY B KB 3% - AR
BEAC 4 BMBRHERHEERNEAR
Wo87TE T @B B RA69.4%  FAEIT
REEHENTRE FEERHERS
A HEEREAREMGOES
T BEHBLLA691%  E— T RE
TEITEBEHRMOILEREN -

CIEMR EERIRHEERHEEEL
AR ¥372068 B R EEY
257%  BREHS.6BB AKX -
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Night view of
Chengdu Joy City

EAX LB R

Chengdu Joy City (100% owned by the g:glt;%eﬁarea 86,536 ¥§?$

Group)

Chengdu Joy City is located in Wuhou District, Chengdu. ’%Fgﬁﬁﬁ 314,560 $Sj;|;_|2

Situated in the Outer Shuangnan luxury residential area, it

belongs to an emerging commercial district in Chengdu. t:?::?ll))le anes 91.120 Sqm
] M R F 7K

Positioned as the “Joy City, Joy Park”, Chengdu Joy City is (FEE)

the first trendy joy park offering a variety of experiences A\

and amenities. Under the experiential business model of life

style that keeps abreast with the word, this low-density B EB KR 3 (7 55 B {h 5 100%

shopping park covers diverse elements, including catering, =)

entertainment, shopping and leisure. BCEB AR IR AL A T BV &+ b BE S

ERenEER BREMHMEHE

Encompassing the theme of park and leveraging the

consumption features of customers, Chengdu Joy City K& R IR W E AL A [joy city * joy
recorded a sales of approximately RMB347.6 million and park] - B A E & 88 5 o M A I B
visitor flow of approximately 7.6 million during the period MRE - AR RE D Elife styled® iR
under review. ABAERARAZ  ERER  RE

BY KBFZLEZZNRENETE
MREBYH -

EIEHA - KERIRHME S AEEE -
EREAEFPHERE BERHEEEYN
AREE3L76BETT - BRENTOBEA

S
IN °
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Hangzhou
JO¥ City
UM KA

Total site area 75,371 Sqm
AR E R F 5K
GFA 307,062 Sgm
HEEEE RS
Leasable area 130,000 Sqm
(retail)
- . a] 38 A F 7K
Panoramic view of Hangzhou Joy Cit —
e e (FEE)
Hangzhou Joy City (55% owned by the BUM AR 38 (F< 52 B 15 B 55%
Group) mim) o
Hangzhou Joy City is located in Gongshu District, M'J‘HKT@WEE/\‘\@E%:md‘l\' mHERE
Hangzhou, Zhejiang Province. It is a multifunctional, REBWHDL RKEE LREFE

BRETOAXEN —BNZEER
NBIF A AR A - CIBEHIA - 1A
BEHRTEERIBR -

fascinating and innovative urban complex that owns four
elements, including shopping mall, waterfront area,
commercial landmark and themed luxury residential
development. During the period under review, the works

for the project progressed smoothly.
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Night view of Beijing COFCO Plaza

R BB
Beijing COFCO Plaza (100% owned by the trRhEES(AEELE
Group) 100% 1& 7= )
The project is conveniently located in the heart of Beijing BRAUAERmZOE  BHERTH -
facing Chang'an Avenue and near the Jianguomen B AT b 80 22 B P ik Je b Rk - X B (E
subway station and Beijing station. During the period Mo BESRAN - PRERESEFETAL
under review, the office premises of COFCO Plaza had an MHEL9% - FHHEEH /A RKE32
average occupancy rate of approximately 95% and an /R EHK

average rent of approximately RMB312/month/sgm.

Total site area 22,555 Sqm

BAE M E R F 7K

8 GFA 118,632 Sqm

Beijing COFCO Plaza held the BEREMEMB F 5K

Classic Car Show at its 19th

anniversary

R A IEEZ 19 FEPETFERE
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Fraser Suites Top Glory Shanghai (100%
owned by the Group)

The project is located in the core area of Lujiazui CBD in
Pudong New Area, Shanghai, along the Huangpu River
and is a top-grade high-end serviced apartment project

in Shanghai.

In respond to the opening of the Shanghai Disneyland
Park, the Happy Summer Package for Disneyland (E{% ik
+REEZEZA) was launched to attract even more short-
term customers that take a vacation on a family basis. By
organizing a series of activities, customer experience was
improved. During the period under review, Fraser Suites
Top Glory Shanghai had an average occupancy rate of
approximately 77.8% and an average room rate of

approximately RMB1,999 per room per night.

BEEENWRE DN

LEEMNERMLE(FEE
1EH100% % &)
TR B fiz 5 75 % 57 [ B % CBD 1
DE - ERTH - 2 EETBERGH
WER RS ABER -

AREALLEBBELTRELERE  AFHD
(B mTeEZER] W3 TEZM
XEABNMNEREREF: Wi@BA
BEEBEEY  IEATERES - &
BHA - LESBAEXEAEFHER
ENT778% - FHEB AR #1999
T,/ R e

A look to the inside of river-view mansions
IRAEANE—E

Night view at Fraser Suites Top Glory
Shanghai

LIEBETIEE B AERR

NERBEE KRB ESGRAF D3
., Vh VA VA U U U U ' ' '\ '\ \ ' M Y YT W™

Total site area 24,316
4 4k i R 5K
GFA 49,212 Sqgm

R EER F TR
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EEENRR DM
Hong Kong COFCO Tower (100% ERPRAB(XEKEENGRE
owned by the Group) 100% & %)
The project is situated at a prime location in BEAMERNEEREENNBENYER
Causeway Bay, the busiest business and — HRE - B EEM -

commercial district in Hong Kong.

During the period under review, the project had CIEEERA - HE P EEELNZ% - F
an average occupancy rate of approximately 93% HHESHAREA2TTA/FHTK -
and an average rent of approximately RMB432/

month/sgm.

Total site area 1,155 Sgm
B EE F 75K
GFA 20,003 Sqm
BEXEER F 75K
11th Floor of Hong Kong ERRRAEBNME (KEEELE
World-Wide House (100% owned by the 100% H& %)
Group)
11th floor of World-Wide House is an office space for BRRAENERALESENHNMAZE
rental purpose. During the period under review, the M- EEEAA - 18 EFHEAEI00%
project had an average occupancy rate of 100% and an TR ENWARBLIATT R/ FFHK °

average rent of approximately RMB474/month/sgm.

Operating area 1,309 Sqm E'On‘g Kong
EZMmE K é‘;&‘ﬁ?
HKCEC
® Fieumrusy
Hong Kong Central
World-Wide g’;aiggn
ER VA
House

ERRBRAE
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Panoramic view of totem poles in Yalong Bay Love Cube

Coastal Paradise
DEEEVFBEELNAFLELSEERFER

Yalong Bay Love Cube Coastal Paradise DEEBVHESAB(KRE
(51% owned by the Group) B {5 E51%E %)

The project is located in the Yalong Bay National Tourism BEM ARG EE =20 s 88 B 3R Ik 9%
and Resort District in Sanya, Hainan. It is mainly comprised EREA  FEHSRBFENMEERSE
of landscape planting and supporting buildings, including WA BEBKEN  TELE - PO
diving base, zero park, totem poles in the central square, BB EAE  mERL - K EIREIE
commercial center, aquatic entertainment, tree house of B BREAKE -  HIEEYES -

butterfly cocoon and butterfly museum.

During the period under review, the project successfully EIEEEAA - HRIEFFAEBEGE= - 785
opened for trial operation and is expected to grandly BRZZE—A"FTHFFEAFAE-

open in the second half of 2016.

Tree house of butterfly cocoon

R E
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Projected panoramic view of COFCO e Landmark Tower

g e B EL AKX ER

COFCO ¢ Landmark Tower (100% owned
by the Group)

The project is located at a prime location in
Andingmenwai Dajie, Dongcheng District, Beijing and is
adjacent to the Andingmen subway station of No. 2
subway line with a site area of 13,030 sgm and a gross
floor area of approximately 81,698 sgm. In the future, it will
be developed into a block of international Class A office
building.

On 26 April 2016, Xidan Joy City Co., Ltd., an indirect
wholly-owned subsidiary of the Company, entered into an
equity transfer agreement with China National Native
Produce and Animal By-Products Import & Export
Corporation, pursuant to which Xidan Joy City Co., Ltd.
acquired the remaining 35% equity interest in Beijing
Kunting Assets Management Co., Ltd for a consideration
of RMB533,130,000. The above acquisition was completed
on 30 June 2016 and Beijing Kunting Assets Management
Co., Ltd. become wholly-owned by Xidan Joy City Co., Ltd.
Details of the acquisition are set out in the Company's
circular dated 18 May 2016.

During the period under review, the construction of the

project progressed smoothly.

FiE-BEMER(KEEMLE
100% #& %)

1 B AL R E L E R PR - B
T - RE T TrI BN EE
Moo BB HHEFE13,030F H oK - A
ST 481,698 F 53K R RIS ERE
BERERETE -

RZZE-—REMAZ+XB  ARAH
E2EWNBARAENRMAR AR HE
hEtEEEEHOAARIZRES
Wz o B AEXRUARRAC
WBEAHREANIIREEEEEEA
RABIHRTB%ME KESARE
533,130,0007¢ ° Lt KB EIBER=-Z
—RNERNA=ZTHEK  tREEEE
EEERAFRAERNRUERATE
BHAE - ZWESEABHINARAA
PR -_T-R"FEATN\BHEXK -

CIE#A HEEIERIERN -
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Panoramic view of Ocean One

BREH TR

PROPERTY DEVELOPMENT

Ocean One (100% owned by the Group)

Located at the prime zone at the CBD of Lujiazui in the
Pudong New Area of Shanghai, the project is a scarce first-
class luxury residential project by the Huangpu River bank

surrounded by internationally renowned financial institutions.

During the period under review, the contracted area of the
project was approximately 620.7 sgm with a contracted amount
of RMB118.6 million.

Hainan Brilliant Villa (41% owned by the
Group)

The project is located at the most prime zone of Yalong Bay,
Sanya with three sides surrounded by hills and one side facing
the sea. Adjacent to a mangrove wetland park, Yalong Bay Golf
Club and Sun Valley Golf Club, the project overlooks the
splendid view of two golf courses. Also a feast to the eye is
Tropical Paradise Forest Park which is situated in close proximity

to the project.

During the period under review, the contracted area was
14,681.2 sgm and the contracted amount was approximately
RMB502.5 million.

BEEENWRE DN

Interior view of Ocean One

ERERAHER

WD == B8 %%

BEEREEEEE100%ER)
B B 1 3 L TR R 3B B R CBDIZL B
AEERESBEEEE LEATHOBLR
MIERFEEEER -

R - EAROEEL620.7F 75K - %
HWeBOARKNBAET -

BEERREFEREREEETN%E
i)

EEMR 3B REERROE  SEERL
—EAE - RABKREAE  THEESHA
KHMBKABBAMABBRRGALS &
BE—@NEEBARE  ORFRERMK
NE - AEAEFRURE -

CEHAN BEEBRA RS LHME4,681.2F
FAR AREHELNEARESNRSEE
7‘Eo
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Hong Tang Joy Sea (51% owned by the
Group)

The project is located at the high-end resort district in Hong
Tang Wan, Sanya. Stretching from Tian Ya Hai Jiao to the east
and adjacent to Nanshan Buddhism Cultural Tourism Zone, the
project integrates small town atmosphere and coastal view with

three sides surrounded by hills and the south facing the sea
that has only 300 meters of linear distance from the seaside.

During the period under review, the construction of the project
progressed smoothly, and has secured an overwhelming
number of new customers since the launch of show flats.

Shanghai Joy City*Joy Mansion One (100%
owned by the Group)

The project is located at Suhewan, Jing'an District, Shanghai,
and is adjacent to the fashion center, Shanghai Joy City. It has
easy access as it is within walking distance to People’s Square,
Nanjing Road Walkway and the Bund, and is a property built
atop railway station that is only 50 meters away from Qufu
station, the interchange station of Lines 8 and Line 12 of
Shanghai Subway. Suhewan area, the traditional downtown of
Shanghai, has a prime location and will be developed into a
world-class waterfront core business district of Shanghai in the
future.

During the period under review, the contracted area was
approximately 4,225.9 sgm and the contracted amount was
approximately RMB406.7 million.

Villa of Hong Tang Joy Sea
AEIREGFEER

ALERE(REBEIEB51%ER)

BEUR=ZDAEESHABERR  RiE
RIEBA  BABELAMERE - Z@RU -
MRS B8R ERIEREI00K - & H
REFBEERIER —5 o

CIEHA - BBETERIERN - KRERK
A - BEEANSE -

EBRIRBeRIRER (REBLE
100% 1 %= )

BEYER SR EHTE  BABR 4
OEBARRYE  STRERTEAREE -
MRBETE - A B ey
95 8 30 $089E 48+ 125 4% 1 5 Sk B 5 R 6 2 50
KoORBEHN EHAESRR ESESZETEP
Do RREITE A BB BREAB KL S
B EES -

CIEEHA - HE AR RAEEK4,2259F 7
K EBRBNEENEARKLW6TBEET °
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Hangzhou Joy City*Joy Mansion (55%
owned by the Group)

The project is located at the Gongshu District, Hangzhou, where
is a rare location since it is along the Grand Canal, at the
junction of Shenhua, Qiaoxi and Yunhe CBD and within the
radiation area of the downtown. It is conveniently situated beside
Moganshan Road, the north-south trunk road of Hangzhou,
where the Line 10 and Line 5 of Hangzhou Subway cross. The
comprehensive-resource ancillary facilities, namely the 500,000
sgm shopping mall of Hangzhou Joy City and the rich
educational resources possessed and the Joy City yacht marina
which leads directly to the marinas of Wulinmen and Xixi

Wetland, have made the project an urban trend-setter.

During the period under review, the contracted amount was
approximately RMB343.5 million and the contracted area was
10,409.8 sgm.
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Street View of Chengdu Joy City e Joy Street
JKEBA MR I o 18 1 17 =

Chengdu Joy CityeJoy Street (100% owned
by the Group)

The project is positioned as an entertainment-and-culture-
themed street, which is consistent with the customer base of Joy
City. Targeting at the young and stylish groups aged 18-35 and
focusing on “cool, colorful and fashionable”, Joy Street has
diversified its business into entertainment and popular
operations such as bars, lounges, theatre and select shop that
carry the cultural connotation of new life style. Positioned under
the theme "JOY CITY, JOY PARK" of Chengdu Joy City and
taking into account of the consumption characteristics of
Chengdu’'s citizens, Joy Street is developed as a "24-hour
Open” high-fashioned street district.

During the period under review, the project recorded sales of

approximately RMB24.0 million.
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COFCO ¢ Qiantan Ocean One (50% owned by HiEBeri#BERSTHR(XEB//EEA

the Group) 50% fE &)
The project is situated in the riverside in Zhonghuan, Pudong, BREUREBBRPEANRIMS AT

Shanghai, where is a rare location since it is adjacent to BT AR BB )T - b B W Bk - 22 2B i #1858
Huangpu River and Xuhui Riverside in the west. The project is B ORBMREENBEY  XB+HE
conveniently located nearby the interchange station of Lines 8, A o

6 and 11 of Shanghai Subway.

During the period under review, the construction of the project EIEEEAN - ERBIERIEF -
progressed smoothly.

Panoramic view of COFCO e
Qiantan Ocean One
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HOTEL OPERATION

MGM Grand Sanya (100% owned by the
Group)
MGM Grand Sanya is located at the center of Yalong Bay

National Tourism and Resort District in Sanya, Hainan.

During the period under review, the awareness and influence
of MGM Grand Sanya in international market was reinforced by
the successful hosting of annual meeting of Boao Forum for
Asia; its market share in wedding market was increased by
holding celebrity wedding that contributed to ensuring its

activity in wedding market.

During the period under review, the average room rate of the
hotel was about RMB1,385 per room per night and the
average occupancy rate was approximately 83%, making its
being one of the benchmark in the hotel industry of Yalong

Bay and even Sanya.

Panoramic view of MGM Grand Sanya
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The St. Regis Sanya Yalong Bay Resort (51%
owned by the Group)

The St. Regis Sanya Yalong Bay Resort is located in Yalong Bay
National Tourism and Resort District in Sanya, Hainan, and is a
first-class luxury resort hotel operated and managed by

Starwood Group.

During the period under review, The St. Regis Sanya Yalong
Bay Resort had reintegrated its sales team, explored effective
partners and signed multiples cooperation agreements. The
room rate for various types in low and peak seasons was
determined to secure more customers by analyzing customers’
sensitivity towards room rate of different types in different
seasons. Meanwhile, the awareness of the hotel was improved
by in-hotel shooting in cooperation with the programmes such
as "Go Fighting!” in Dragon TV and “Run For Time” in Hunan
Satellite TV.

During the period under review, the average room rate of the

hotel was about RMB2,061 per room per night and the average

occupancy rate was approximately 66%.

BEEENWRE DN

CEHEEREEREE(RNEH
EE51% 1 &)
CHDEERERREEER SR E=Dh
THEEERKEERE REHEEELEG
EEBNEREEERDE -

CIEHA =5 EEERTERBEEERE
BHEBRE HEAMSIEEH HEZR

EEhZE - BEOMETRFEHEAHTMH
FRERNGRIIEE BEAEIFTEFLUE

B FREZER - AR £FRERTHSR
(BRE)  HmFR(EEMEF)EHAE
MEE ETERNRE RSBEEMRE -

CEBMA  EEFYEBHOARE2061T,/
M, % Y AEERL66% o

Night view of The St. Regis Sanya Yalong
Bay Resort
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W Beijing-Chang’an (100%
owned by the Group)

W Beijing-Chang’an is located at
Jianguomen District in the center of Beijing,
and is a first-class luxury hotel operated

and managed by Starwood Group.

During the period under review, W Beijing-
Chang'an stepped up its efforts in
developing team and customers, achieving
a year-on-year increase of approximately
30% in revenue. In terms of banquet
activities, the hotel was successfully listed
among the purchasing list of various
international and domestic giants and had
basically established the influence of W
brand in sectors such as luxuries, e-commerce, fast moving

consumer goods and automobile.

During the period under review, the average room rate of the
hotel was approximately RMB1,156 per room per night and the

average occupancy rate was approximately 48%.
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Land Bank

During the period under review, the Group continued to
adhere to its strategy and guideline by both conventional and
unconventional ways. Pursuing the principle of stringent risk
control, the Group will strive for development in strategic
areas of core cities. The Group will actively participate in
public auctions, capitalize on the overall advantages of
COFCO and explore different modes for addition of land bank
such as acquisition and equity cooperation, so as to strive for
expansion at lower cost. Meanwhile, taking full advantage of
its commercial and operational strength, the Group actively
sought commercial projects of high potential. It also managed
outputs and activated the shock fish management approach to
achieve rapid expansion of Joy City brand and synergy of our

teams.

Company’s Overall Performance Review

For the six months ended 30 June 2016, the Group's operating
revenue was RMB2,789.0 million (corresponding period of 2015:
RMB2,224.3 million), representing a year-on-year increase of
25.4%, mainly due to the year-on-year increase of 11.0% in the
recurring revenue such as the rental income from the
properties held by the Group and the revenue from the hotel
operations and the property management and related services,
and the significant increase in revenue as a result of the
increase in total recognized area of properties for sale and the
higher average selling price of delivered properties over the

same period last year.

For the six months ended 30 June 2016, the profit of the
Group amounted to RMB557.9 million (corresponding period of
2015: RMB706.7 million), of which the profit for the period
attributable to the shareholders of the Company amounted to
RMB400.8 million (corresponding period of 2015: RMB5%6.3
million). Excluding the change in after-tax fair value gains of
investment properties and the change in exchange rate, the
core net profit amounted to RMB283.3 million (corresponding
period of 2015: RMB96.1 million), of which the core net profit
attributable to the shareholders amounted to RMB172.9 million
(corresponding period of 2015: RMB9.2 million).

BEEENWRE DN
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Revenue W 2=

For the six months ended 30 June 2016, the Group's revenue HE-ZT—R"EXNA=1+THIEAEAR K&EEH
amounted to RMB2,789.0 million, representing an increase of WABARK278908E T BT —HF
25.4% as compared to RMB2,224.3 million for the BHAR®2,22438 87T EF25.4% -
corresponding period of 2015.

Six months ended 30 June

BEAA=THLEARER

2016 (unaudited) 2015 (unaudited)
ZE-AEREER) “E-RF(CREER)
Percentage Percentage
of total of total
RMB’000 revenue (%) RMB’'000  revenue (%)
Revenue by Business BEBOME D HHERAZ hElg Az Change (%)
Segments A UN ARBTRE BAk% ARETT Bot%) ZBHEHL %)
Investment Properties BEWE 1,298,227 46.6 1,074,081 48.3 209
Property and land W5 o L B B
development 666,439 23.9 313,438 14.1 112.6
Hotel operations BE&RE 536,408 19.2 595,022 26.8 -99
Property management MEREE R
and related services HE R 287,891 10.3 241,763 10.8 19.1

Total st 2,788,965 100.0 2,224,304 100.0 254
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Management Discussion and Analysis

For the six months ended 30 June 2016, the Group's rental
income from investment properties accounted for 46.6% of the
total revenue, representing an increase of 20.9% as compared
to the corresponding period of 2015. In particular, the rental
income from Joy City projects amounted to RMB1,050.3
million, representing an increase of 23.6% as compared to the
corresponding period of 2015, mainly due to the good
operation performance of Chaoyang Joy City, Tianjin Joy City
and Xidan Joy City, the significant increase in their operating
results as compared to the corresponding period last year, as
well as the increase in revenue of Shanghai Joy City (North
Tower) and Chengdu Joy City for the half year following their
opening. Revenue from properties and land development
accounted for 23.9% of the total revenue, representing an
increase of 112.6% as compared to the corresponding period
of 2015, mainly due to the increase in settlement area and
higher average selling price of delivered properties as
compared to the corresponding period last year. Revenue from
hotel operations accounted for 19.2% of the total revenue,
representing a decrease of 9.9% as compared to the
corresponding period in 2015. The decrease in the revenue
from hotel operations was mainly due to the reason that
COFCO (BVI) No. 97 Limited and its subsidiary (which holds
Waldorf Astoria Beijing) ceased to be consolidated in the
Group's consolidated financial statements for the six months
ended 30 June 2016, after COFCO (BVI) No. 97 Limited, which
was a then wholly-owned subsidiary of the Group and owned
91.64% equity interest in Waldorf Astoria Beijing, became a
40% owned joint venture of the Group following the issue of
new shares by the Group to a third party investor who was
independent of the Group in December 2015. Revenue from
property management and other related services accounted
for 10.3% of the total revenue, representing an increase of

19.1% as compared to the corresponding period of 2015.

BEEENWRE DN
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Cost of Sales and Gross Profit Margin

For the six months ended 30 June 2016, the Group’s cost of
sales was RMB1,071.5 million, and the overall gross profit
margin was 61.6%, representing an increase of 2.7% as
compared to 58.9% of the corresponding period of 2015.
During the period, the gross profit margin recorded an
increase for investment properties, property development and
hotel operations, while that for property management and

related services saw a slight decrease.

HENETRERR

BE-_Z—AE A=ZtBLEAER ~A&EH
MEEXRANBARBINSEE L B
HEEFER61.6% BT —RFRHS89%
B EA27EEDE - NEAIREME - M
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BREBREENERKEE TR -

Six-months ended 30 June
BZAA=1+HIEAREA
Gross profit Gross profit
margin for 2016 (%) margin for 2015 (%)

Distribution of gross profit by business 1% % 7% 5 5 & 55 2 & 7 —E-RE —ZT—AF

segment E R = (%) E M E (%)

(unaudited) (unaudited)

(REEX) (R EZ)

Property Investment KEWE 79.0 75.5

Property and land development W) 2 K 4t A E 51.6 45.8

Hotel operations B JE 42.2 40.2
Property management and related ) 3 5 1R K 4B 8 PR 75

services 421 48.2

The Group NEE 61.6 58.9

Other Income

For the six months ended 30 June 2016, the Group's other
income was approximately RMB43.8 million, representing an
increase of 50.5% as compared to RMB29.1 million for the
corresponding period last year, mainly due to the increase in
interest income from joint ventures and government grants
during the first half of 2016.

H At I A
BE-T-AFAA=TALAMA F&EE
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Other Gains and Losses

For the six months ended 30 June 2016, other gains and
losses of the Group was a loss of approximately RMB171.5
million, representing a decrease of RMB213.4 million as
compared to a gain of RMB41.9 million for the corresponding
period of 2015, mainly due to (1) the consistent depreciation of
Renminbi, which is the principal currency for the Group's
income, and the exchange loss incurred when part of the
borrowings denominated in USD and HKD and notes
denominated in USD were translated according to the
exchange rates as at the end of the period, which offset part
of the exchange gains from non-RMB deposits, the net foreign
exchange loss amounted to approximately RMB155.7 million;
and (2) the payment of compensation of approximately
RMB15.6 million by COFCO Plaza in relation to the

refurbishment of tenants.

Fair Value Gain of Investment Properties

For the six months ended 30 June 2016, the fair value gain of
investment properties held by the Group was approximately
RMB579.4 million (corresponding period of 2015: RMB732.7
million). The gain on fair value recorded in the first half of
2016 was mainly contributed by the increase in fair value of
Chaoyang Joy City, Shanghai Joy City, Xidan Joy City and
Tianjin Joy City, while the gain on fair value in the first half of
2015 was mainly contributed by Chaoyang Joy City, Chengdu
Joy City and Shanghai Joy City. The increase in fair value was
mainly attributable to the general increase in average monthly
rents of such properties as well as the market rental rate of

comparable properties.

Distribution and Selling Costs

For the six months ended 30 June 2016, the Group's
distribution and selling costs amounted to approximately
RMB268.8 million, representing an increase of 28.3% as
compared with RMB209.6 million for the corresponding period
of 2015, mainly due to the increase in commercial promotion
expenses of Shanghai Joy City (North Tower) and Chengdu
Joy City (which had not commenced operation during the
same period last year) for the half-year period after they were
put into operation. Selling and marketing expenses accounted
for 9.6% of the total revenue (corresponding period of 2015:
9.4%).

BEEENWRE DN
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Administrative Expenses

For the six months ended 30 June 2016, the Group's
administrative expenses amounted to approximately RMB418.5
million, representing an increase of 4.1% as compared with
RMB402.2 million for the corresponding period last year. The
administrative expenses mainly included, amongst others, staff
salaries, social insurance and benefits for staff, insurance
expenses, depreciation and amortization, travel and
entertainment expenses, certain taxation expenses, overhead
costs and professional third-party service fees, which
accounted for 15.0% of the Group’'s total revenue

(corresponding period of 2015: 18.1%).

Finance Costs

For the six months ended 30 June 2016, the Group's finance
costs decreased by 23.6% to approximately RMB362.7 million
from RMB474.8 million for the corresponding period of 2015,
mainly due to the reduction in borrowing costs as a result of

the decrease in financing scale.

For the six months ended 30 June 2016, the Group's weighted
average borrowing cost rate was 4.32% (corresponding period
of 2015: 5.79%). The decrease was mainly attributable to the
decrease in domestic bank lending rate and the Company's

proper deployment of domestic and foreign financing scale.

Taxation

For the six months ended 30 June 2016, the Group's tax
expense was approximately RMB568.4 million, representing an
increase of 72.6% as compared to RMB329.3 million for the
corresponding period of 2015, primarily due to the increase in
land appreciation tax and enterprise income tax as a result of
the increase in property development revenue without netting
off the exchange losses during the first half of 2016 before
income tax and tax provision made in previous years credited
during the corresponding period of 2015. In the first half of
2016, the effective tax rate of the Group increased to 50.5%

from 31.8% for the corresponding period last year.
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Investment Properties

As of 30 June 2016, investment properties included Joy City
Projects, Beijing COFCO Plaza, Fraser Suites Top Glory
Shanghai and Hong Kong COFCO Tower. As at 30 June 2016,
investment properties increased to RMB46,668.1 million from
RMB46,022.4 million as at 31 December 2015, primarily
attributable to the increase in value of investment properties

after revaluation.

Leasehold Land and Land Use Rights

As at 30 June 2016, leasehold land and land use rights
amounted to RMB878.3 million, mainly including the land use
rights of hotels and the land and waters use right of Yalong

Bay.

Properties under Development for Sale

The properties under development for sale increased from
RMB12,342.1 million as at 31 December 2015 to RMB12,730.6
million as at 30 June 2016, which was mainly due to the
increase in costs incurred during the construction of Shanghai
Joy City e Joy Mansion One, COFCO e Landmark Tower,
Hangzhou Joy City ® Joy Mansion, COFCO e Qiantan Ocean
One and Hainan COFCO e Hong Tang Joy Sea.

BEEENWRE DN
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Properties Held for Sale

As at 30 June 2016, properties held for sale mainly included
Brilliant Villa in Hainan, office building of Tianjin Joy City,
office building and Joy Street of Chengdu Joy City. As at 30
June 2016, properties held for sale decreased to RMB2,376.2
million from RMB2,789.0 million as at 31 December 2015,
mainly because of the settlement of villas and apartments of

Brilliant Villa during the period.

Accounts Receivable

As at 30 June 2016, accounts receivable included receivables
from sales of properties, rental receivables, property
management fee receivables, hotel operation receivables and
other accounts receivable. Accounts receivable of RMB133.4
million as at 31 December 2015 increased to RMB160.1 million
as at 30 June 2016, mainly due to the increase in rental

receivables.

Accounts Payable

As at 30 June 2016, accounts payable primarily included trade
payables and construction costs (including construction cost of
properties under construction involving properties constructed
for sale and other project-related expenses), which decreased
to RMB670.7 million as at 30 June 2016 from RMB1,236.4
million as at 31 December 2015, mainly due to the partial
settlement of accounts payable related to construction of

properties under development.
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Bank Borrowings RAITIE
Bank borrowings decreased from RMB17,334.4 million as at 31 RITEXBA_T-—AF+A=+T—HHA
December 2015 to RMB14,072.6 million as at 30 June 2016, EM17,334.4§1§%%¥9\§:f§—/_\¢/_\ﬂ:
representing a decrease of 18.8%. +HMAR®14,072.68 8T » B 218.8% o
Analysis on the Group's bank borrowings is as follows: INTARREEZRITERBDHT
30 June 31 December
2016 2015
(unaudited) (audited)
—E-ARF —F—hF
AA=+H +ZH=+-—H
(REER) (R &)
(RMB'000) (RMB"000)

(AR®FTr) (AR®ETT)

Carrying amount repayable: JE 8 & BREE -
Within 1 year —F R 2,617,461 2,330,477
Over 1 year BiE—F 11,455,134 15,003,946
Total &t 14,072,595 17,334,423

Bank borrowings of approximately RMB2,617.5 million is RITERODARB2617T5BELER —FA
B-WIHIRRBEE KAEEBMBARITE
All the Group's bank borrowings are denominated in Renminbi, HTAARE - BEMETFE AEBMHE
ABRUBEBEANFTHULE -

repayable within one year and is shown as current liabilities. =)

Hong Kong dollars and U.S. dollars. There is no material

seasonal impact on the Group's needs for borrowings.

As at 30 June 2016, the Group had banking facilities of RZE—ARNFRNA=Z+H AXEEFRTE
approximately RMB30,944.8 million, of which approximately BHEENMAREN309448HE L EHARE
RMB23,920.6 million was utilized and all were denominated in TEERBELNABARE239206BE T &3
Renminbi, Hong Kong dollars and U.S. dollars. NAR®E BB METE-
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Guaranteed Notes

On 18 November 2014, Double Rosy Limited, a wholly-owned
subsidiary of the Group, issued five-year guaranteed notes of
US$800 million guaranteed by the Company to the
independent third parties at a coupon rate of 3.625%. COFCO
(HK), an intermediate holding company of the Company,
entered into a Keepwell Deed and a Deed of Undertaking to
provide support for the issue of such guaranteed notes. The
net proceeds (after deducting underwriting commissions and
estimated offering expenses) received by Double Rosy Limited
was approximately US$791 million. The net proceeds were used
for general corporate purposes and to on-lend to the
Company for partial payment of consideration in relation to the
acquisition of Joy City Projects which was completed on 4
December 2014.

Corporate Bonds

On 14 January 2016, a wholly-owned subsidiary of the
Company issued 5-year domestic corporate bonds in the
principal amount of RMB3 billion, which will be due on 14
January 2021. The corporate bond bears interest on its
outstanding principal amount at the rate of 3.20% per annum
payable annually in arrears on 14 January each year. Pursuant
to the terms and conditions of the corporate bond, the
coupon rate may be adjusted at the option of the subsidiary
from 14 January 2019 on the condition that the subsidiary has
announced the adjustment to the coupon rate within 20
trading days before 14 January 2019. Otherwise, the coupon
rate will remain the same until the maturity date. The holders
of the corporate bond may, on giving notice to the subsidiary
within 5 trading days after the announcement of the coupon
rate adjustment made by the subsidiary, require early
redemption of all or part of such holder's corporate bond,

together with interest accrued but unpaid to such date.
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Net Gearing Ratio FEER
30 June 31 December
2016 2015
(unaudited) (audited)
—~EF —ZE—h#EF
RA=+H +ZA=+—H
(REEZ) (=)
(RMB’000) (RMB’000)
(AR%T ) (NER®ETF )
Bank borrowings (current and non-current) RITERORB R IERE) 14,072,595 17,334,423
Corporate Bonds NEfEH 3,028,856 —
Guaranteed Notes EERERE 5,286,748 5,171,889
Borrowings from fellow subsidiaries and BRZRNB AR R&ALIER
ultimate controlling shareholder and non- BR R R IR RR AR SR A K
controlling shareholder (current and (RBRIERE)
non-current) 1,626,253 2,289,540
Total interest-bearing liabilities BEBBEAR 24,014,452 24,795,852
Less: Cash and cash equivalents M HEMREHEEY 4,342,157 3,208,765
Restricted bank deposits and pledged RRERITERKLE
deposits RN 67,048 519,157
Net debt FRE 19,605,247 21,067,930
Total equity 48 32,890,634 33,277,159
Net debt to total equity ratio FEEGEEERLE 59.6% 63.3%
Liquidity FBE S
The Group previously financed its working capital and capital REEBANUKEMERSLREE  BEHERT
expenditures by cash flows from operating activities, EBRX BARBEERTRBNBELEESRER

commercial bank loans and issue of share capital and bonds. In
particular, the Group issued notes of US$800 million for the
Joy City Acquisition in 2014 and issued Corporate Bonds in

X e ERE T MFEREBEXNETN
BRETREAREBARHEBERERE-F
NE-ABRTRABEFREEERSHEX

January 2016 for repayment of bank loans with higher interest SRITE I o WAL E S %48 (IR IC T )
rate. In the future, the Group will continue to rely on cash FEREREEER BTELARAEMB S

flows from operating activities and business loans, and will also

consider the issuance of bonds or other securities to finance

working capital and capital expenditure.

FHABRNEEESREARAHAX
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As at 30 June 2016, the Group had cash and cash equivalents
of RMB4,409.2 million including restricted bank deposits and
pledged deposits, mainly denominated in Renminbi, Hong
Kong dollars and U.S. dollars (31 December 2015: RMB3,727.9

million).

The Group's net cash inflow for the six months ended 30 June
2016 amounted to approximately RMB1,125.4 million, which

included:

Net cash inflow from operating activities of RMB1,665.5 million,
mainly attributable to the proceeds from property sales and
deposits received from property presales, the revenue from
property leasing, hotel operations, and other property
services, after deducting the payment for land premium and

construction costs and taxation.

Net cash inflow from investment activities amounted to
RMB585.4 million, primarily attributable to the recovery of
borrowings to associates by the Group and the decrease in
restricted bank deposits, after deducting the purchase and
construction of investment properties, as well as the purchase

of property, plant and equipment.

Net cash outflow from financing activities was RMB1,125.5
million, primarily attributable to the settlement of bank loans
and borrowings from fellow subsidiaries, after deducting the
cash inflow from the issue of corporate bonds, additional bank

borrowings and borrowings from related companies.

Eé:%@—/‘—\if\ﬁi—ka CAEEERESRE
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EQUITY AND NON-REDEEMABLE
CONVERTIBLE PREFERENCE
SHARES

BEEENWRE DN

% 25 A0 A 0 B8 B 7] {2 E
%t iz

Equity g 2
Amount Amount
Issued and fully paid No. of shares (HK$'000) (RMB'000)
&5 &5
BERTRHAR f% 1 2k 8 (BT L) (ANR¥ETF L)
At 31 December 2015 and R-ZZE—HF
30 June 2016 —“A=+—HK
—E-RERA=FH 14,231,124,858 1,423,112 1,122,414

As at 30 June 2016, the Company had 1,095,300,778 non-
redeemable convertible preference shares in issue. Save for
these non-redeemable convertible preference shares, there is

no other issued convertible securities.

Pledge of Assets
As at 30 June 2016, the Group's bank and other borrowings
were secured by the pledge over the Group’'s investment
properties of RMB26,874.4 million,

equipment of RMB1,583.1 million,

property, plant and

properties under
development for sale of RMB5,672.4 million, leasehold land and
land use rights of RMB592.7 million and bank deposits of
RMB5.1 million.

Contingent Liabilities

As at 30 June 2016, details for the Group’s contingent
liabilities and non-compliance issues are set out in Note 25 to
the condensed consolidated financial statements. The
Directors of the Company consider that the default rate is low.
Based on the reasons and circumstances of those non-
compliances and the PRC legal advice, the Group is unlikely to
be subject to any fine, penalty or demolishment or
confiscation, and accordingly, no provision has been made in

the consolidated financial statements.

RZE—RNFEANA=1TH RRAFEEHTTA
fE 0] A] 88 248 S 1% 1,095,300,7780% + Btk A]
fEE Pl E RN - W E M EITAY A
A FFH o

BHEE

MR-T—=XRNENAZ+TH  AEENRTRE

b RAR SR B AR E MY E A RY26,874.4

BET VX BERXEARK18318E
SETEMWEARKES 2488 -

ETR i AEAREK2/EET - R

TEFARESIABILIEAER -

KREE
RoB—AFAAZTH  ARERAEER
TARFEFBERREREAMBRRN

25  ARBEERR ARBHEERE - &
REBIARFENREARBRNARPEX
BRER  NKE KA EH R S K 5
TRIFHRIORMHE R - DY ER AR A W
BRI EE -
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Capital Commitments

As at 30 June 2016, the capital expenditure contracted for the
purchase and construction of investment properties and the
purchase of property, plant and equipment was approximately
RMB363.1 million (as at 31 December 2015: RMB1,539.9 million).
The Board of the Company considered that the amount was
not material and the Group has sufficient funds to settle the

expenditures.

Interest Rate Risk

The Group has bank balances bearing floating interests,
deposits in non-banking financial institutions as well as bank
and other borrowings with floating rate. The Group's exposure
to the risk of changes in market interest rates primarily relates
to bank and other borrowings with floating interests based on
the benchmark lending rate of the People’s Bank of China. The
effective interest rate and repayment term of interest-bearing
bank and other borrowings of the Group are disclosed in
notes 17, 18 and 19 to the condensed consolidated financial
statements. The Group’s strategy is to balance the interest
rate risk through negotiation of borrowing terms with bank and

other lenders.

Foreign Exchange Risk

The operations of the Group are mainly conducted in Renminbi.
Save for certain bank deposits, bank and other borrowings and
notes denominated in foreign currencies, the Group is not
exposed to any material risk directly arising from the volatility of
exchange rate. The Group will pay close attention to the change
of financial environment where it operates and adjust its funding
policy accordingly, such as the issuance of domestic corporate

bonds, to act against the change of external environment.
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EVENT AFTER THE END OF THE
REPORTING PERIOD

The Group proposed to dispose 49% of total issued shares of
certain of its wholly-owned subsidiaries, which hold all or a
majority of interests in six Joy City projects, to an
independent third party not connected with the Group for a
total cash consideration of RMB9,289,000,000, subject to
adjustment (the "Proposed Disposal"). The Proposed Disposal
is subject to a number of conditions including the approval by
the shareholders at the special general meeting of the
Company to be convened, which may or may not be fulfilled.
In the event that any of the conditions to the closing of the
Proposed Disposal is not fulfilled, the Proposed Disposal will
not proceed. The Proposed Disposal will be a major step in
the direction of the Company's development strategy to
combine real estate asset management, brand development
and efficient capital management while improving its financial
position. Further details of the Proposed Disposal are set out
in the announcements of the Company dated 18 July 2016, 29
July 2016 and 18 August 2016 respectively.

EMPLOYEES AND
REMUNERATION POLICIES

As at 30 June 2016, the Group had 5,797 employees. In order to
attract and retain professionals, the Group provides competitive
salaries and comprehensive benefits including pension insurance,
medical insurance, maternity insurance, work injury insurance,
unemployment insurance, housing provident fund, commercial
health insurance, accident insurance and corporate annuity. Aiming
to maintain high efficiency and competitive incentives, the Group
has further refined the assessment and incentive mechanism to

align the interests of employees with those of the Group.

The Group actively explores incentive mechanism and
compensation system for senior management, while reinforcing
and emphasizing on the link between standards for paying
individual salary to senior management and the Company's
overall performance and individual performance that highlights
the driving effect of performance. Meanwhile, taking into
account the current state of affairs and the future of the
Company as well as the development of personal capability,
the Group puts a dynamic adjustment mechanism of payment
into place for compliance with the development and change of
the Company, in order to achieve mutual development of

individual and the Group.

BEEENWRE DN
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PENSION SCHEME

According to the Mandatory Provident Fund Schemes, the
Group offers retirement benefits and medical insurance to
employees in Hong Kong. In the Mainland China, the Group
pays a monthly pension insurance based on a proportion of
the employee’s social security base in accordance with the laws
and regulations of the relevant provincial and municipal
government in the PRC. When an employee reaches the
statutory retirement age, he/she can collect a basic pension
from social security department and enjoy the benefit of basic
pension insurance for the protection of basic livelihood after
retirement. In addition, to further motivate the employees and
to enhance the Group’s cohesiveness and competitiveness, the
Group has also established a multi-level pension insurance
structure and introduced an "Enterprise Annuity”
supplementary pension plan to the eligible subsidiaries so as
to better protect employees’ living standard after retirement.

OUTLOOK

In the second half of 2016, it is expected that there will be no
less downward pressure facing the macroeconomy. The real
estate industry, by virtue of its advantages in scale and synergic
effects with upstream and downstream industry, will continue to
play a decisive role in steady growth of macroeconomy. Along
with the transformation and upgrade of the macro economy, the
level of individual consumption continued to rise with new
consumption drivers emerging, which poses new opportunities
for the development of commercial real estates.

Joy City Property will continue to strength the advantage in
commercial operation and management, consolidate business
management standards and enhance trainings for and synergy of
our teams. We will also capture the opportunities arising from the
shifting and upgrade of consumption structure and destocking in
commercial real estate industry whilst actively promoting the
development model of light asset under a balanced approach, so
as to achieve rapid and quality growth for Joy City Property.

2016 marks the beginning year of the 13th Five Year Plan of the
PRC and the Five Year Plan of Joy City Property. The
management team of Joy City Property will face challenges with
one mind and effectively implement its business approach of
“improving profits and maintaining sustainable development by
optimizing structure and refining management”. The Group will
develop its established strengths and inject new impetus.
Through further penetrating into strategic cities and fostering
core products, the Group will continue to enhance its
competitive advantage and ensure the achievement of annual
performance targets.
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CORPORATE GOVERNANCE
PRACTICES

The Company is committed to maintaining a high standard of
corporate governance within a sensible framework with an
emphasis on the principles of transparency, accountability and
independence. The Board considers that during the six months
ended 30 June 2016, the Company had complied with all code
provisions as set out in the CG Code, except for the deviation
from code provision A.2.1.

Code provision A.2.1 stipulates that the roles of chairman and
chief executive officer should be separate and should not be
performed by the same individual. On 17 February 2016, Mr.
HAN Shi resigned as an executive director and the general
manager (equivalent to chief executive officer) of the Company
and Mr. ZHOU Zheng was appointed as the general manager
of the Company. Currently, Mr. ZHOU Zheng performs the
duties of the chairman of the Board and the general manager
at the same time. The Board believes that Mr. ZHOU Zheng,
having joined the Group since August 2012, has accumulated
extensive experience in the property investment and
development, property management and hotel operations
industry, such that vesting both of the roles of chairman and
general manager with Mr. ZHOU Zheng is beneficial to the
business prospects and management of the Group and it will
be more effective in developing the Company’s long term
strategies and executing business plans. The Board shall
nevertheless review the structure from time to time and it will
consider the appropriate action(s) to take should suitable
circumstance arise.
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REVIEW BY THE AUDIT
COMMITTEE

The Audit Committee has reviewed the unaudited condensed
consolidated financial statements of the Company for the six
months ended 30 June 2016.

ACCOUNTABILITY AND REVIEW

Financial Reporting

Management provides each Director, on a monthly basis, a
monthly financial reporting update, which provides each
Director with a balanced and understandable assessment of
the Group's performance, financial position and prospects.
With such update, the Board as a whole and each Director are

facilitated to discharge their duties under the Listing Rules.

The Directors acknowledge their responsibilities for preparing
all information and representations contained in the financial
statements of the Company for the period under review. The
Directors consider that the financial statements have been
prepared in conformity with the generally accepted accounting
principles in Hong Kong, and reflect amounts that are based
on the best estimates and reasonable, informed and prudent
After
appropriate enquires, the Directors were not aware of any

judgment of the Board and the management.

material uncertainties relating to events or conditions which
may cast significant doubt upon the Company’s ability to
continue as a going concern. Accordingly, the Directors have
prepared the financial statements of the Company on a going
concern basis.

Review

Deloitte Touche Tohmatsu, the auditor of the Company, has
reviewed the unaudited condensed consolidated financial
statements of the Company for the six months ended 30 June
2016.
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DISCLOSURE UNDER RULE 13.21
OF THE LISTING RULES

On 13 July 2015, the Company as borrower entered into a
term loan facility agreement (“Facility Agreement”) with several
banks as lenders (the “Lenders”) for the term loan facility
("Loan Facility”) in an amount of US$350,000,000 (equivalent to
approximately HK$2,730,000,000). The Loan Facility is for a
term of thirty-six months commencing from the date of the
Facility Agreement. Pursuant to the Facility Agreement, if (a)
COFCO Corporation and COFCO (Hong Kong) Limited
together (i) ceased to be, directly or indirectly, the single
largest shareholder of the Company; and/or (ii) do not have
management control over the Company, and/or (b) COFCO
Corporation is not or ceases to be majority owned or
otherwise controlled by State-owned Assets Supervision and
Administration Commission of the State Council of the
People’s Republic of China or China Central Government, it
would constitute an event of default under the Facility
Agreement and the Lenders may (a) cancel the whole or any
part of any commitment; and/or (b) declare that all or part of
the loan, together with accrued interest, and all other amounts
accrued or outstanding be immediately due and payable; and/
or (c) declare that all or part of the loan be immediately
payable on demand. Details of the above terms are set out in
the announcement dated 13 July 2015.

On 5 October 2015, the Company as borrower entered into a
facility letter (“Facility Letter”) with Bank of China (Hong Kong)
Limited (the “Bank”) as the lender whereby the banking
facilities of (i) a term loan up to HK$1,000,000,000 or its
equivalent amount in USD (the “Term Loan”); and (i) a
revolving loan up to HK$700,000,000 or its equivalent amount
in USD (the "Revolving Loan”) (the Term Loan and the
Revolving Loan are collectively the “Facilities”) would be made
available by the Bank to the Company subject to the terms
and conditions of the Facility Letter. The Term Loan shall be
repaid in full on the date falling three years from the date of
the Facility Letter while the Revolving Loan shall be repaid or
re-borrowed at the end of each interest period provided that
each advance must be repaid one year from the date of the
Facility Letter. Pursuant to the Facility Letter, if COFCO
Corporation (a) fails to remain as a company under the State-
owned Assets Supervision and Administration Commission of
the State Council of the People’s Republic of China; and/or (b)
fails to maintain as the single largest shareholder of the
Company, it would constitute an event of default upon which
all amounts (including principal and interest) due or owing by
the Company to the Bank under the Facilities shall, without any
demand, become immediately due and payable. Details of the
above terms are set out in the announcement dated 5
October 2015.
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TEREORMEBREME R

NON-COMPETITION
UNDERTAKING

Pursuant to the Non-Competition Undertaking, COFCO
Corporation has undertaken in favour of the Company for itself
and on behalf of its subsidiaries that, during the term of the
Non-Competition Undertaking, COFCO Corporation shall not,
and shall procure that none of its subsidiaries (excluding
COFCO Property and its subsidiaries) shall, directly or
indirectly, whether as principal or agent, and whether
undertaken solely or jointly and whether through intermediate
holding companies or otherwise, carry on, engage, invest,
participate or otherwise be interested in any business or
company which is directly or indirectly engaged in the
Restricted Business in competition with the Group in the PRC
and Hong Kong. After review of all relevant information during
the six months ended 30 June 2016, the Independent Board
Committee considered that COFCO Corporation had complied
with the Non-Competition Undertaking during the six months
ended 30 June 2016.

COMPLIANCE WITH THE MODEL
CODE

The Company has adopted the Model Code as its code of
conduct regarding Directors’ securities transactions. After
specific enquiry by the Company, all Directors have confirmed
that they have complied with the required standards set out in
the Model Code during the six months ended 30 June 2016.

The Company has also adopted a code for securities
transactions by relevant employees (the “Employees Trading
Code") based on the Model Code concerning dealings by
relevant employees in the securities of the Company. Relevant
employees who are likely to be in possession of unpublished
inside information of the Group are required to comply with
the Employee Trading Code in respect of their dealings in the
securities of the Company. The terms of the Employees
Trading Code are no less exacting than the required standards
set out in the Model Code.
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INTERESTS OF DIRECTORS AND
CHIEF EXECUTIVE

As at 30 June 2016, the interests and short positions of the
Directors and chief executive of the Company in the shares,
underlying shares and debentures of the Company and any of
its associated corporations (within the meaning of Part XV of
the SFO) as recorded in the register of interests of the
Company required to be kept under Section 352 of the SFO,
or as otherwise notified to the Company and the Stock
Exchange pursuant to the Model Code were as follows:

Aggregate long position(s) in the shares,
underlying shares and debentures of the
Company and its associated corporations

TEREMMERAEMER

EERBETHASZHE

R-F-—R"FRA=ZTH REEHFLHE
fi 51 ) 58 352165 42 7E T #8152 AN A R #E 25 B AL
it Z 50 8% » AR R R E 57 R A A2 w) K B
RFBEHZBN SEERARARITH
ABRAARRB REEMAREE (EELGE
ZREBEHRMDFEXVE) ZBH - HERG K
EEE DR KRBT

B

RAQXFREBEEZEZRD - ¥
AROREERPZETHR

Number
of issued Approximate
ordinary Number of percentage of
Name of Directors/ Company/Name of shares held underlying the issued
Chief Executive associated corporations  Capacity (Note 1) shares held share capital
BEER
B ZEREE FEHER GEBRTRE
BEETHRABHE AAR B EERR g7 (HtaE1) RHEE MABED
Mr. MA Jianping China Foods Limited Beneficial owner — 600,000 0.0214%
(Note 2) (Note 4)
SrTEE TEREMERAR ERmBEAA (Kt at2) (Kt at4)
Mr. MA Wangjun China Agri-Industries Beneficial owner — 583,000 0.0111%
Holdings Limited (Note 3) (Note 5)
FEBELRE hEERIERER AR BEEEAA (Hfaz3) (K 3t5)
Mr. LAM Kin Ming, The Company Beneficial owner 6,000 — 0.00004%
Lawrence (Note 6)
ML RN ERmBEAA (Kt ats)
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TEERBMELREMEH

Notes:

1. Long positions in the shares of the Company or its associated
corporations, other than equity derivatives such as share options,

warrants or convertible bonds.

2. Long positions in the underlying shares of China Foods Limited under
share options granted to Mr. MA Jianping pursuant to the share option
scheme of China Foods Limited.

3. Long positions in the underlying shares of China Agri-Industries Holdings
Limited under share options granted to Mr. MA Wangjun pursuant to the
share option scheme of China Agri-Industries Holdings Limited.

4. The percentage (rounded to 4 decimal places) was calculated based on
the total number of shares of China Foods Limited in issue as at 30
June 2016, i.e. 2,797,223,396 shares.

5. The percentages (rounded to 4 decimal places) were calculated based on
the total number of shares of China Agri-Industries Holdings Limited in
issue as at 30 June 2016, i.e. 5,249,880,788 shares.

6. The percentage (rounded to 5 decimal places) was calculated based on
the total number of ordinary shares in issue as at 30 June 2016, i.e.
14,231,124,858 ordinary shares.

Save as disclosed herein, as at 30 June 2016, none of the
Directors or chief executive of the Company had any interests
or short positions in the shares, underlying shares or
debentures of the Company or any of its associated
corporations (within the meaning of Part XV of the SFO) as
recorded in the register of interests of the Company required
to be kept under Section 352 of the SFO, or as otherwise
notified to the Company and the Stock Exchange pursuant to

the Model Code.

Save as disclosed herein, at no time during the six months
ended or as at 30 June 2016 was the Company or any of the
Company'’s subsidiaries or holding companies or any subsidiary
of any of the Company’s holding companies a party to any
arrangement to enable the Directors or their respective
associates to acquire benefits by an acquisition of shares in, or
debentures of, the Company or any other body corporate.
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TPEERMELEMER

INTERESTS OF SUBSTANTIAL FTERRZESR
SHAREHOLDERS

As at 30 June 2016, the interests and short positions of RZE—R"FAA=Z1T8 BE(EHAHE
substantial shareholders in the shares and underlying shares of BROIDEBIRMEMBEF AR ERE L
the Company as recorded in the register of interests of the fziss  KBBERAAFREZMEL 2
Company required to be kept under Section 336 of the SFO, B FZERIF[FEARADARMDREBERS
or as otherwise notified to the Company and the Stock ZHEEERKEWT

Exchange were as follow:

Aggregate long position(s) in the shares and RAQXATZRAREBRBF2ZE

. = A
underlying shares of the Company At R
Number of shares held (Note 1)
BERGEE (FE1)
Total of the
Directly Through issued share
Name of substantial beneficially controlled As Investment capital Approximate
shareholders Class of shares owned corporation(s) Manager (Note 2) percentage
BEYHEBRITRE
FERRER B’ 17 38 Bl EEEREE ZATEEE FRAREEEA (Kt &2) BHESL
Achieve Bloom Limited Ordinary shares 9,510,837,644 — — 9,510,837,644 66.83%
BEARADR R
CPS 1,095,300,778 — — 1,095,300,778 100%
AR E TR
COFCO (Hong Kong) Ordinary shares —  9,510,837,644 — 9,510,837,644 66.83%
g (FB) gl (Note 3)
(K1 7£3)
CPS — 1,095,300,778 — 1,095,300,778 100%
RS E SR (Note 4)
(K it4)
COFCO Corporation Ordinary shares —  9,510,837,644 — 9,510,837,644 66.83%
FREEE gl (Note 3)
(Bt iE3)
CPS — 1,095,300,778 — 1,095,300,778 100%
AR E R (Note 4)
(K 5t4)
GIC Private Limited Ordinary shares — — 1,135,920,000 1,135,920,000 7.98%

EREL
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TEERBMELREMEH

Notes:

1. Long positions in the ordinary shares and CPS, other than equity

derivatives such as share options, warrants or convertible bonds.

2. The percentages (rounded to 2 decimal places) of the ordinary shares
were calculated based on the total number of ordinary shares in issue as
at 30 June 2016, i.e. 14,231,124,858 ordinary shares, without taking into
account of ordinary shares that may be converted from the
1,095,300,778 CPS.

The percentages of CPS were calculated based on 1,095,300,778 CPS in
issue as at 30 June 2016.

3. As at 30 June 2016, COFCO (Hong Kong), through its wholly-owned
subsidiary, Achieve Bloom Limited, was deemed to be interested in
9,510,837,644 ordinary shares.

As at 30 June 2016, COFCO Corporation, through its wholly-owned
subsidiary, COFCO (Hong Kong), was deemed to be interested in
9,510,837,644 ordinary shares.

4. COFCO (Hong Kong), through its wholly-owned subsidiary, Achieve Bloom
Limited, was deemed to be interested in 1,095,300,778 CPS as at 30
June 2016.

COFCO Corporation, through its wholly-owned subsidiary, COFCO
(Hong Kong), was deemed to be interested in 1,095,300,778 CPS as at
30 June 2016.

Save as the disclosed herein, as at 30 June 2016, the Company
had not been notified of any other persons who had interests
or short positions in the shares or underlying shares of the
Company, which are required to be recorded in the register of
interests of the Company required to be kept under Section
336 of the SFO.

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

During the six months ended 30 June 2016,
Company nor any of its subsidiaries had purchased, sold or

neither the

redeemed any of the Company’s listed securities.
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Report on Review of Condensed Consolidated Financial Statements

i B

Deloitte.
=)

TO THE BOARD OF DIRECTORS OF JOY CITY PROPERTY
LIMITED
(Incorporated in Bermuda with limited liability)

INTRODUCTION

We have reviewed the condensed consolidated financial
statements of Joy City Property Limited (the "Company”) and
its subsidiaries (collectively referred to as the "Group”) set out
on pages 91 to 131 which comprise the condensed
consolidated statement of financial position as at 30 June 2016
and the related condensed consolidated statement of profit or
loss and other comprehensive income, condensed
consolidated statement of changes in equity and condensed
consolidated statement of cash flows for the six-month period
then ended, and certain explanatory notes. The Rules
Governing the Listing of Securities on The Stock Exchange of
Hong Kong Limited require the preparation of a report on
interim financial information to be in compliance with the
relevant provisions thereof and Hong Kong Accounting
Standard 34 “Interim Financial Reporting” ("HKAS 34") issued
by the Hong Kong Institute of Certified Public Accountants.
The directors of the Company are responsible for the
preparation and presentation of these condensed consolidated
financial statements in accordance with HKAS 34. Our
responsibility is to express a conclusion on these condensed
consolidated financial statements based on our review, and to
report our conclusion solely to you, as a body, in accordance
with our agreed terms of engagement, and for no other
purpose. We do not assume responsibility towards or accept
liability to any other person for the contents of this report.
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Report on Review of Condensed Consolidated Financial Statements

BRAGS T BEREAENRS

SCOPE OF REVIEW

We conducted our review in accordance with Hong Kong
Standard on Review Engagements 2410 “Review of Interim
Financial Information Performed by the Independent Auditor of
the Entity” issued by the Hong Kong Institute of Certified
Public Accountants. A review of these condensed consolidated
financial statements consists of making inquiries, primarily of
persons responsible for financial and accounting matters, and
applying analytical and other review procedures. A review is
substantially less in scope than an audit conducted in
accordance with Hong Kong Standards on Auditing and
consequently does not enable us to obtain assurance that we
would become aware of all significant matters that might be
identified in an audit. Accordingly, we do not express an audit
opinion.

CONCLUSION

Based on our review, nothing has come to our attention that
causes us to believe that the condensed consolidated financial
statements are not prepared, in all material respects, in
accordance with HKAS 34.

Deloitte Touche Tohmatsu
Certified Public Accountants
Hong Kong

23 August 2016
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Condensed Consolidated Statement of Profit or Loss and other Comprehensive Income
HRGEEEn NAME2EW R

For the six months ended 30 June 2016
HE_Z—XEX~A=1+8HL~EA

Six months ended

BETSBEHLEAREBEAR
30.06.2016 30.06.2015
—E-XF —E—hF
ANA=+H ~NHA=1H
NOTES RMB’'000 RMB'000
B 5 AR®B TR ARBFT
(Unaudited) (Unaudited)
(RRER) (REgEE=Z)
Revenue W = 4 2,788,965 2,224,304
Cost of sales and services rendered  $§& & 12 it R A9 AL & (1,071,496) (914,479
Gross profit E A 1,717,469 1,309,825
Other income H b Y A 6 43,759 29,051
Other gains and losses, net Hah s & B 18 558 7 (171,548) 41,894
Distribution and selling costs o8 R E R AR (268,819) (209,553)
Administrative expenses TR (418,532) (402,196)
Fair value gain of investment REMEZRNAEE
properties I 2= 13 579,398 732,703
Finance costs 81 75 B AR 8 (362,676) (474,804)
Share of profit of an associate JE L B2 AR &R A 15,945 9,013
Share of loss of a joint venture EBhEE N A EE (8,661) —
Profit before tax B 5 A1 A 9 1,126,335 1,035,933
Income tax expense FT 15 % F 2 10 (568,414) (329,250)
Profit for the period HA 9 5 A 557,921 706,683
Other comprehensive income/ Htp2EBA (ZH):
(expense):
Item that may be reclassified Higrnpt EFGHF R
subsequently to profit or loss: @A IEA
Exchange differences on translating B EBINEKEENE
foreign operations RER (51,888) (720)
Items that will not be reclassified to HE#EH T EEFHIEE
profit or loss: BmoHE -
Revaluation of properties: BiEME:
Gain on valuation upon transfer of B BERZE
property, plant and equipment VA B + b 50 R 4 82
and land use rights to BEREMEED
investment properties HEK 13 2,961 1,392
Income tax effect TS & 13 (740) (348)
2,221 1,044
Other comprehensive (expense)/ HREMEE (L)
income for the period WA (49,667) 324
Total comprehensive income for HA2EBALRE
the period 508,254 707,007
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Condensed Consolidated Statement of Profit or Loss and other Comprehensive Income
BRFEeEaREMEERa X

For the six months ended 30 June 2016
HE_Z—X"EX~A=1+HLA~EA

Six months ended

BETHHEBALERMEAR
30.06.2016 30.06.2015
ZE-RF —T-0F
ANHA=t1H NA=+H
NOTES RMB’000 RMB'000
Bt 5 AR¥TR ARBFT
(Unaudited) (Unaudited)
(REEX) (R EZ)
Profit for the period attributable to: T~ %I % 18 JE {5 Hi 1R
il
Owners of the Company ZAN/NEIE RSN 400,787 596,329
Holder of perpetual capital KAMERTHE
instruments BAEA 127,892 122,450
Non-controlling interests JF 12 B #E 2 29,242 (12,096)
557,921 706,683
Total comprehensive income THEFEEEZEEA
attributable to: A
Owners of the Company VN/NEIE R SN 351,120 596,033
Holder of perpetual capital KAMERTHE
instruments FAA 127,892 122,450
Non-controlling interests JEFE AR HE 29,242 (11,476)
508,254 707,007
RMBA K # RMBA K #
Basic earnings per share GRERERFT " 2.6 cents 4.9 cents?
Diluted earnings per share BREERF 1 N/ATE A N/A i A
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MER4R A IS Ak 0 &

As at 30 June 2016
RZTE—R"FANA=+H

30.06.2016 31.12.2015
—E-AF —T-LF
ANA=+H +=ZA=+—H
NOTES RMB’'000 RMB’'000
B 5E AR T AR®ET T
(Unaudited) (Audited)
(REERZ) (&5 %)
Non-current assets EREBEE
Investment properties KEWE 13 46,668,078 46,022,402
Property, plant and equipment ME - WMERFZMHE 13 5,191,920 5162972
Leasehold land and land use HELH R T i
rights & A 13 878,338 844,371
Intangible assets EBREE 28,655 28,237
Interest in an associate T Bt 2 AR = 70,033 54,088
Interest in a joint venture FiadhEER - 8,661
Loan to a joint venture BTEELEERX 212,804 —
Available-for-sale investments AHERE 510 510
Gooduwill kS 253,042 253,042
Deposits and prepayments e RIEARIE 10,000 10,000
Deferred tax assets ELERIAE E 14,363 19,305
Amount due from the ultimate JE UK 4R 35 B A R FUA
holding company 16 20,000 20,000
53,347,743 52,423,588
Current assets REBEE
Inventories FE 24,982 28,144
Properties held for sale RFEYE 2,376,235 2,789,006
Properties under development HEERME
for sale 12,730,573 12,342,085
Accounts receivable JE 15 BR 3K 14 160,100 133,356
Deposits, prepayments and other e - FBRZRIERHA
receivables JFE U 18 372,703 221,021
Amount due from the ultimate FEM B R 1 By A B RIE
holding company 16 105 240
Amount due from an JE YA [ 2 AR A R SRIR
intermediate holding company 16 6 —
Amounts due from fellow i A ES )= MNGIE e
subsidiaries 16 27,645 16,049
Amounts due from non- JE W FE 128 iR 2= 3R IR
controlling interests 16 181 181
Amount due from a joint venture EW & & B ER 157,125 —
Loans to a joint venture BT EE ﬁé%%\f — 1,235,332
Tax recoverable B dEE 234,520 37,150
Restricted bank deposits X RHRITFER 61,989 517,688
Pledged deposits B 1F & 5,059 1,469
Cash and bank balances Re MBITERF 4,342,157 3,208,765

20,493,380 20,530,486
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Condensed Consolidated Statement of Financial Position

SRR = B R

As at 30 June 2016
RZE—RFEXNA=+AH

30.06.2016 31.12.2015
—E-RF —T—hF
~A=+H +ZA=+—H
NOTES RMB’000 RMB’000
B AR®TR ARBFT
(Unaudited) (Audited)
(REEER) (EZ)
Current liabilities REBAEE
Accounts payable JE f BR 3K 15 670,676 1,236,389
Other payables and accruals H th fE A 5RIE K FE A
gH 4,146,208 4,428,645
Deposits received in respect of BEEMEEKREZ S
pre-sale of properties 2,736,442 1,420,686
Amount due to the ultimate JE B X 1 IR A RI5RIA
holding company 16 330,074 331,186
Amount due to the immediate JERNT B EZERARIRIA
holding company 16 131,008 —
Amount due to an intermediate JE 1~ FR R 42 AR A R R IR
holding company 16 1,550 585
Amounts due to fellow FET R R M B AR IE
subsidiaries 16 613,583 76,051
Amounts due to non-controlling JE At 3E 45 A %5 5K 18
interests 16 1,536,807 929,245
Loans from fellow subsidiaries B REKMEB ARG TH
BX 17 885,000 1,888,540
Loans from non-controlling TR ERG THENR
interests 17 6,421 5,000
Loan from the ultimate holding BEERRARGETH
company B 17 300,000 —
Bank borrowings HRATE 18 2,617,461 2,330,477
Deferred revenue iR E W &= 32,962 —
Income tax and land FETPT A3 B e £ 4
appreciation tax payables EEM 173,244 220,504
14,181,436 12,867,308
Net current assets RBEEZFEE 6,311,944 7,663,178
Total assets less current REERRBAR
liabilities 59,659,687 60,086,766
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Condensed Consolidated Statement of Financial Position
IR 4R & BT 1% AR R 3R

As at 30 June 2016
RZTE—R"FANA=+H

30.06.2016 31.12.2015
—E-RF —E-RF
~NA=+H +=-A=+—H
NOTES RMB’'000 RMB’000
B 5 AR®F AR®ET T
(Unaudited) (Audited)
(REER) (&5 %)
Non-current liabilities kFRBERE
Rental deposits received ke ® 324,316 282,638
Loans from a fellow subsidiary EES NN FES D
BR 17 395,000 396,000
Loan from non-controlling RS THER
interests 17 39,832 —
Bank borrowings HRATE 18 11,455,134 15,003,946
Deferred tax liabilities REHIEEE 6,239,167 5,955,134
Corporate bonds NEMEH 19 3,028,856 —
Guaranteed notes BERER 5,286,748 5,171,889
26,769,053 26,809,607
Net assets EEFE 32,890,634 33,277,159
Capital and reserves IR 2 R f# 45
Share capital [N 20 1,122,414 1,122,414
Reserves 1 24,116,374 23,917,692
Equity attributable to the owners RAREAARELER
of the Company 25,238,788 25,040,106
Perpetual capital instruments KAMEARTEA 3,891,459 4,012,548
Non-controlling interests E i g 3,760,387 4,224,505
Total equity HRE 32,890,634 33,277,159
The condensed consolidated financial statements on pages 91 FNEEBIBEZEBEEATEREEDN -
to 131 were approved and authorised to issue by the board of —RENA-_+t=BREFToH EXLF#ET

directors on 23 August 2016. & o
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Condensed Consolidated Statement of Changes in Equity
F'Eﬁ ,\\,T\ 7(_"' > #24 @J %%

For the six months ended 30 June 2016
HE_Z—X"EX~A=1+HLA~EA

Attributable to owners of the Company

KREEEAER
Non-
redeemable Foreign
Ordinary convertible Property currency Perpetual Non-
share Share preference Special Other  Capital Statutory revaluation translation Retained capital controlling Total
capital  premium shares reserve  reserve  reserve  reserve  reserve  reserve profits Total instruments interests equity
FTRE
CEE: nE S pYS:4
EEREX ROEE BER  HRIRE HtHGE EARE tRER  EREG RHES RENA #i BAIER FBEREE AR
RMB'000  RMB'000  RMB'000 RMB'000  RMB'O00  RMB'O00  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000 RMB'000  RMB'000  RMB'000
ARETT ARBTL ARBTI ARETR ARETR ARETT ARETR ARETR ARETI ARBTI ARETR AR%TI ARBTI AREBTI
At 1 January 2016 R=E-"5-B-B 1122,414 17,993,202 1,722,317 (20,801,408) 3,137,029 4,915,294 451,011 21,778 (80,099) 16,558,568 25,040,106 4,012,548 4,224,505 33,277,159
Profit and other comprehensive  SEEFIREM2ERA /
income/(expense) for the (Zi)
period = = = = = = = 2,221  (51,888) 400,787 351,120 127,892 29,242 508,254
Interest on perpetual capital KARERTAMFE
instruments = = = = = = = = = = —  (248,981) = (248981)
Deemed disposal of partial BELERBLRRZHH
interest in a subsidiary [ 3:GED)
(Note (a)) = = = = — 138,345 = = = — 138,345 - (1818 66,527
Acquisition of additional WENBLR 2 BMER
interest in a subsidiary (GEL)
(Note (b)) = = = = —  (161,088) = = = —  (161,088) — (372,042) (533,130
Dividend declared to MERREZSROKE
non-controlling interests = = = = - - - - - - - —  (49,500)  (49,500)
Final 2015 dividend declared BER-F-RERHRE - = - - - - - - = (129,695 (129,695 - = (129,695
At 30 June 2016 (unaudited) RZZ-7~47A=1H
(REZH) 1,122,414 17,993,202 1,722,317 (20,801,408) 3,137,029 4,892,551 451,011 23,999  (131,987) 16,829,660 25,238,788 3,891,459 3,760,387 32,890,634
At 1 January 2015 R-E-1%-A-B 748041 13329919 1,722,317 (20,757,648 3137029 5371699 410,143 17000 (213,092 15998372 19763780 3,767,649 3,469,454 27,000,883
Profit and other comprehensive  EIRIEFIREMZELA /
income/(expense) for the (%)
period - - - - - - - 424 (720 596,329 596,033 122,450 (11,476) 707,007
Acquisition of a subsidiary WE-BARBSZHE
under common control Pl - - - - - (43,760) - — - - (43,760) — - (43,760)
Rights issue of shares HRETZHRH 374373 4,679,668 — - - - - - — — 5,054,041 - — 5,054,041
Share issue expenses BH%TER - (16,385) — — — — — — — — (16,385) — — (16,385)
Dividend declared to MEEREZERMRE
non-controlling interests - - - - - - - - - — - - (40,481) (40,481)
Final 2014 dividend declared BER-Z-MERARE - - - - - - - - —  (120,866)  (120,866) - —  (120,866)
At 30 June 2015 (unaudited) RZZ-RERA=1R
(REEH) 1122414 17993202 1,722,317 (20,757,648) 337,029 5327939 410,143 17424 (13,812 16473835 25232843 3,890,099 3417497 32,540,439
Notes: B 3% :
(a) In June 2016, Speedy Cosmo Limited (“Speedy Cosmo”), a wholly-owned (a) NZZE—RNFNA REBZ22EWMBATIAEHEA
subsidiary of the Group, further issued 99 ordinary shares of par value of AR (TEMDE-—FETOREREENE TH
HK$1 each, in which 45 ordinary shares were issued to an independent Tk Eh4sREBRET T RBILE=F
third party (the “Investor”) for RMB66,526,960. Upon the completion of (THEED  REAARK66,526960TT ° INEETT
the issuance, the Investor holds 45% equity interest in Speedy Cosmo. SRR - A ERE HIFE45%E -
(b) In June 2016, Xidan Joy City Co., Ltd. (“Xidan Joy City"), a wholly-owned (b) RIZE—RERNA AEEZ2ENBATAEK

subsidiary of the Group, acquired 35% equity interest in its subsidiary
ItREREEEEEARAR (Beijing Kunting Asset Management Co., Ltd.)
("Kunting”) from its non-controlling shareholder, a fellow subsidiary of
the Group, for a consideration of RMB533,130,000. Upon the completion
of this acquisition, Kunting becomes a wholly-owned subsidiary of the
Group.

MAEERAB(EERRP]) BEFEBEBERC
SEZAZMBAR KBEMBARILRRER
EERBERAR(TRE])MNIBBLERE - REAAR
#533,130,0007C - R BETEARIR - RER BAE
Ez2EMBAR -
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Condensed Consolidated Statement of Cash Flows
%ﬁ Hﬂ Zﬁ/\iﬁimbgi’%

N
For the six months ended 30 June 2016
HE_Z—XEX~A=1+8HL~EA

Six months ended

BETSEMLEREBAR
30.06.2016 30.06.2015
—RE —E—hF
ANA=t8 NA=+H
RMB'000 RMB’000
AR®B TR ARKET T
(Unaudited) (Unaudited)
(REER) (REgE=Z)
Net cash generated from/(used in) EEEHME (FTARE
operating activities ggﬁ 1,665,477 (589,941)
Net cash generated from/(used in) REZHFE (FFTARE
investing activities B
Interest received B U A B 21,633 22,474
Investment income received B Ui E WA 70 21
Purchase of available-for-sale financial BEAHLESREE
assets —_ (10,000)
Payments for investment properties KEWMEMK (522,532) (519,644)
Payments for property, plant and L/ E VN E SRR
equipment (91,671) (17,694)
Payments for intangible assets EREENRK (3,799) (3,839
Payments for leasehold land and land use & £ #b J& £ Hb {8 FA#E3K
rights — (129,454)
Deposits paid for acquisition of a WE—HWBARZER
subsidiary e — (1,208,210)
Proceeds from disposal of property, plant HEWE - BEKZHEE
and equipment KIE 8,875 —
Repayment of loans to a joint venture aEPEEEEN 876,816 —
Advance to a joint venture BMTEEDENIR (6,970) —
Placement of restricted bank deposits PR I 85 17 17 3017 I (70,000) (2,250)
Withdrawal of restricted bank deposits PRI #R 17 17 BUAR B 376,594 87,979
Increase in pledged deposits [REEECREE il (3,590) —
585,426 (1,780,617)
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Condensed Consolidated Statement of Cash Flows

ﬁzﬁ Hﬂ /ﬁ‘fﬂ\ Eﬁi//\bii‘%

For the six months ended 30 June 2016
HE_Z—X"EX~A=1+HLA~EA

o O Y Y Y N O NMTQNMPTTY W™

Six months ended

BETIHEHLERER
30.06.2016 30.06.2015
—RE —E—0F
ANA=t1H ~NA=+H
RMB’000 RMB’000
AR®TR ARBF T
(Unaudited) (Unaudited)
(RRER) (R EZ)
Net cash used in financing activities METBHARESEH
Interest paid [=ENEAIPS) (389,002) (499,205)
Interest paid to guaranteed notes holders MABERZBEFHBEAITZ
A (94,563) (90,473)
Interest paid on perpetual capital BAKAMERTAEZMNT
instruments & (256,464) —
Issue of corporate bonds BITRAIME S 3,000,000 —
Underwriting fee paid in issuance of BITRAREFONBHEASR
corporate bonds (18,000) —
Proceeds from bank borrowings IRITER TS IB 522,412 5,428,769
Repayment of bank borrowings EBERIEITER (3,868,763) (5,469,167)
Proceeds from rights issue of shares A% BT D 2 TS A — 5,054,041
Share issue expenses BhETHX = (16,385)
Loans from the ultimate holding company & IERAFLHE THER 300,000 660,000
Loans from non-controlling interests FIERERGE THER 41,253 —
Loans from fellow subsidiaries ARMEARLG THER 570,000 2,954,654
Repayment of loans from fellow BERAMEATER
subsidiaries (1,574,540) (3,566,000)
Advance from the ultimate holding SRERRDRG THBK
company — 5,535
Advance from the intermediate holding FREZER ARG TR R
company 965 —
Advance from fellow subsidiaries EEX EINGIE il 0F-=] 2,200 —
Repayment to fellow subsidiaries BRTFRRNE QR — (5,000,152)
Advance from non-controlling interests FEIERERL THEK 586,281 41,519
Dividend paid to non-controlling interests  [A] 3E 12 A% 4 % R 19 &9 iR & (13,763) (7,980)
Acquisition of subsidiaries accounted for W E A F
under merger accounting (RIEA M EFHEAR) — (43,760)
Capital injection from non-controlling JEEREREE
interests 66,527 —

(1,125,457)

(548,604)
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Condensed Consolidated Statement of Cash Flows
HMAGERERER

For the six months ended 30 June 2016
HE_Z—XEX~A=1+8HL~EA

Six months ended

BETHHEMLEXREA
30.06.2016 30.06.2015
ZE-REF —T—hF
NA=+H NA=+H
RMB’'000 RMB'000
AR®B TR ARBFT
(Unaudited) (Unaudited)

(REER) (REER)

Net increase (decrease) in cash and cash He MReEEWIL I CRL)

equivalents VR 1,125,446 (2,919,162)
Cash and cash equivalents at the HYzBHEeRBREEED

beginning of period 3,208,765 6,401,241
Effects of exchange rate changes on the  LAANEIFH 2R &6k

balance of cash held in foreign ExFEHHre

currencies 7,946 (474)

Cash and cash equivalents at the end of HIRKCIRERBEEEY
period 4,342,157 3,481,605
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Notes to the Condensed Consolidated Financial Statements

i BA

A 4R & B ok B &

For the six months ended 30 June 2016

HEZT—

1.

RENA=+TRIEREA

GENERAL INFORMATION

Joy City Property Limited (the “Company”, together with
its subsidiaries, collectively referred to as the “Group”)
was incorporated in Bermuda with limited liability and its
ordinary shares are listed on the Main Board of The
Stock Exchange of Hong Kong Limited (the “Stock

Exchange”).

The principal activity of the Company is investment
holding. The Company's subsidiaries are principally
involved in investment holding, property investment and
development, property management and hotel

operations.

In the opinion of the directors of the Company (the
“Directors”), the ultimate holding company of the
Company is COFCO Corporation, a company established

in the People’s Republic of China (the “PRC").

The condensed consolidated financial statements are
presented in Renminbi (“RMB”),
primary economic environment in which most of the

the currency of the

group entities operate (the functional currency of most of
the entities comprising the Group).

BASIS OF PREPARATION

The condensed consolidated financial statements for the
six months ended 30 June 2016 have been prepared in
accordance with Hong Kong Accounting Standard
("HKAS") 34 “Interim Financial Reporting”
Hong Kong Institute of Certified Public Accountants as

issued by the

well as with the applicable disclosure requirements of
Appendix 16 to the Rules Governing the Listing of
Securities on the Stock Exchange (the “Listing Rules”).
The condensed consolidated financial statements do not
include all the information and disclosures required in the
should be
conjunction with the Group’s financial statements for the

year ended 31 December 2015.

annual financial statements, and read in

—REHE
R ERR AR ([ARA]] - ERE
W%@Twﬁ%ilDﬁﬁﬁng

A 2 BR D BN BB
AQ%%%@QTUwQ%DEWL
ﬁj_ o

ARBZEBEHBR/REER AR
ZHMBRARTENREREZERK WER
BRER DMEEBRBELEER -

ARRIEF(EFNRB  ARRIZH
REBRABSTEEEARLAA - HER
MEARKAMBE(HE)KIL -

BHAGAMEREAABS EBMEEL
EMEITEEERBECERE (REEE
TREILEEBZNEEE)ARETA
REDIIR -

mAEE
BE_Z-—R"FRA=THLERERZ
BRGAMBRRVIZBRBEGFEL
eRMm(EEEHEINIEEGE
AIDE3MSFHP R B REINERZ
(B PraE 25 B AR DT ET AR R D) Bt
BRI BERERE - BAKAMBEE
TERRARFEVBRERBIN ZMEER
MEEE YEEASERE_T—1
FT-A=+—"HALEEZMBEHRER—
BRI -
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Notes to the Condensed Consolidated Financial Statements

PRINCIPAL ACCOUNTING POLICIES

The condensed consolidated financial statements have
been prepared on the historical cost basis except for
certain financial instruments which are measured at fair
value.

The accounting policies adopted in the preparation of
the condensed consolidated financial statements are
consistent with those followed in the preparation of the
Group's annual consolidated financial statements for the
year ended 31 December 2015.

The adoption of amendments to standards and annual
improvements effective for the current interim period
commenced from 1 January 2016 does not have any
material impact on the accounting policies adopted,
interim financial position or performance of the Group.

AR A WS Wm R W

For the six months ended 30 June 2016
HE_Z—XEX~A=1+8HL~EA

FTEEFEE
BRETFERIANAABEN B &
BREAMBERRCREL AR -

RS A M RARA S HR
HBRHEASBEEE_T-RAF+-A=

T-BRLEFEZFEHREMBRERAA
-

RN _T—R"E—-A—HREHASD
Y HA ] A S ey 2B RI) 2 A8 BT JA R 4F 2 B e
UAREBERMAN S BER - PHIMBR
MBEBYBEFRNEATE -

7 101
., Vh V. h. A . U ). \\ )\ '\ )\ \\ '\ N YO W™
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Notes to the Condensed Consolidated Financial Statements

& *A

PR e MR M &

For the six months ended 30 June 2016

HE-_Z-—R"FA=THBILEA~EA
4. REVENUE 4,
An analysis of the Group’s revenue for the period is as CAREBERESWAOT
follows:
Six months ended
BET5HEHLEAREA
30.06.2016 30.06.2015
—RE —E—hF
ANA=+H ~NA=1H
RMB’'000 RMB'000
AR®TR ARETFT
(Unaudited) (Unaudited)
(REFEZ) (R %)
Property investment and MERE R FE -
development:
Gross rental income from WEMEMESWAERE
investment properties 1,298,227 1,074,081
Sales of properties held for sale HEFEWE 666,439 283,438
Service income for primary land — R T R E BRI WA
development — 30,000
Property management and related ) 38 1R K 4B B AR 75
services 174,435 143,881
Other property related service H th ¥ 2 48 B AR 75 Mg A
income 113,456 97,882
2,252,557 1,629,282
Hotel operations: B JE R
Hotel room revenue R 383,347 415,427
Other ancillary service HMBEERS 153,061 179,595
536,408 595,022
Total revenue 18Uz 2,788,965 2,224,304
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Notes to the Condensed Consolidated Financial Statements

SEGMENT INFORMATION

The Group is organised into certain business units
according to the nature of goods sold or services
provided. The operating segments of the Group are
determined by the Directors based on the business units
by reference to the goods sold or services provided.
These business units are the basis of internal reports
provided to the Directors, the chief operating decision
maker (the “CODM"), for the purpose of resource
allocation and performance assessment. The operating
segments of the entities comprising the Group with
similar economic characteristics and similar nature of
goods sold or services provided have been aggregated
into the following reportable segments.

Property investment Property letting

Property and land Development and sale of

development properties, and development

of lands

Hotel operations Hotel ownership and
management

Provision of agency services and
property management

services

Property management
and related services

Information regarding the above segments is reported
below.

AR A M RRW T

For the six months ended 30 June 2016
HE_Z—XEX~A=1+8HL~EA

7 BB E R
AREBREMEDmAATIR RS 2%
EORETEBEM AEERLED B
HESEB2ERXBEMMERDEL
PRI 2 RIEMORE - REXHEMTD
MEELERKE(NER) REIANER
EZER - UHEIRD M EMETE -
AEBEETERRAEULERRA
PrEmmEMEHRREEERENES
DEWEEHR/TIAZHD A -

MERE MEEE
MERTHAZE FREREEDE
DA R B 3% £ it
BIEKE BERFARER
MEEERAR RHAERER
PR 755 MEERRY
BRELADMZERZHRMOT -
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Notes to the Condensed Consolidated Financial Statements
IR 47 & BT 15w & B 5
For the six months ended 30 June 2016
BE-_ZT—XR"EXA=1tHILXHEA

o HER (&)
Pl L E Y S

5. SEGMENT INFORMATION (continued) 5.

Segment revenue and segment results

The following is an analysis of the Group's revenue and TREHIAEE AT 2| ML EDF AU
results by reportable and operating segments. mREEDN -
Property
Property management Inter
Property and land Hotel and related  Segment segment
investment development operations services total elimination Total
MER NEEER
NERE tTipE  EELE HERE 2BAH SBRMHE$ ast
RMB'000 RMB'000 RMB'000 RMB’000 RMB’000 RMB'000 RMB'000
ARBTT ARBTT ARWMTR AR®TRT AR¥TR ARWTR AR¥TR
Six months ended 30 June 2016 BE-Z-AFEXAZTAL
(Unaudited) AEA(RBER)
Segment revenue 2 B E
External customers HREP 1,300,388 666,439 536,408 287,891 2,791,126 — 2,791,126
Inter-segment revenue L€ 1,763 — — 1,281 3,044 (3,044) —
Consolidated &t 1,302,151 666,439 536,408 289,172 2,794,170 (3,044) 2,791,126
Rental adjustments HeRAE (2,161)
Revenue as presented in condensed MHGAAEREMERE
consolidated statement of profit or loss Ui g8 % P 2 51 1 W 28
and other comprehensive income 2,788,965
Segment results DEEE 785,122 273,475 11,172 81,582 1,124,351 1,124,351
Unallocated items APEHEE
Other income Hip g A 19,222
Other gains and losses, net HEth e R RFE (161,147)
Distribution and selling costs DERBEERK (5,510)
Administrative expenses THREX (74,587)
Fair value gain of investment properties REMEZ AR BEKR 579,398
Finance costs MEKAE (362,676)
Share of profit of an associate DS ARNE A 15,945
Share of loss of a joint venture EEALCERR (8,661)
Profit before tax as presented in condensed ~ EHGAEBEREMEE
consolidated statement of profit or loss Ui g8 % P 2 51 69 B B A
and other comprehensive income i Fl 1,126,335
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Notes to the Condensed Consolidated Financial Statements

SEGMENT INFORMATION (continued)

Segment revenue and segment results

& *A

ZHﬂ

W

A M RRWE

For the six months ended 30 June 2016
T—-RNFANA=1+BLEAEA

HE-T

7 BB E R

Pl 1L &9 8

(&)

MEE(E)

(continued)
Property
Property management Inter
Property and land Hotel  andrelated ~ Segment segment
investment  development  operations services total  elimination Total
mER MEEER
mERE TREE  EEGE HERYE HBAH HHEEH At
RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
ARBFT ARBTFRT ARBTR AR®TR ARBTT AR®TE ARETR
Six months ended 30 June 2015 BE-B-RFXAZt+AL
(Unaudited) AMEAB(REEHK)
Segment revenue 2
External customers SHREP 1,076,101 313,438 595,022 241,763 2,226,324 — 2,220,324
Inter-segment revenue ki€ 6,036 — — 3,745 9,781 (9,781) —
Consolidated EX 1,082,137 313,438 595,022 245,508 2,236,105 (9,781) 2,226,324
Rental adjustments HeRE (2,020)
Revenue as presented in condensed BRGAEEREMLEE
consolidated statement of profit or loss W 35 5% BT 2 51 89 W s
and other comprehensive income 2,224,304
Segment results DEbEE 623,358 126,085 (1,443) 96,551 844,551 844,551
Unallocated items APEIER
Other income Hi g A 17,401
Other gains and losses, net HthE R EBFE 45,630
Distribution and selling costs DERHEKAE (76,142)
Administrative expenses ABREX (62,419)
Fair value gain of investment properties REMEZAABENE 732,703
Finance costs B & AR (474,804)
Share of profit of an associate DIEEEAEEF 9,013
Profit before tax as presented in condensed ARG AREREMEAE
consolidated statement of profit or loss W R AT 258 B B AT
and other comprehensive income % 1,035,933
Inter-segment revenue was charged at prices agreed DHEARZEEEEBHETNERA
between group entities. iR o
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Notes to the Condensed Consolidated Financial Statements
IR 47 & BT 15w & B 5

For the six months ended 30 June 2016
HE_Z—X"EX~A=1+HLA~EA

5.

SEGMENT INFORMATION (continued)

Segment revenue and segment results
(continued)

Segment revenue represents revenue earned by each
segment without rental adjustments for property letting
relating to the recognition of rental income from
operating lease on a straight-line basis over the term of
the relevant lease. Segment results represents the profit
earned/loss incurred by each segment without allocation
of certain items incurred for management purpose,
including certain other income, other gains and losses,
distribution and selling costs, administrative expenses,
fair value gain of investment properties, finance costs,
share of profit of an associate, share of loss of a joint
venture and income tax expense. The above is the
measure reported to the CODM for the purposes of
resource allocation and performance assessment.

Segment assets and liabilities

Segment assets and liabilities are not disclosed in the
condensed consolidated financial statements as they are
not regularly provided to the CODM for the purposes of
resource allocation and performance assessment.

7 &R & # (&)
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A ITHAS  REWEZAAEER
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For the six months ended 30 June 2016
HE_Z—XEX~A=1+8HL~EA

6. Hilg A
REIA  REBHMWADHTEOT

6. OTHER INCOME

An analysis of the Group’s other income for the period is
as follows:

Six months ended

BETHHEBLEAREA
30.06.2016 30.06.2015
—E-REF —E—RF
ANA=+H ~NA=+8
RMB’'000 RMB'000
ARE TR ARBFT
(Unaudited) (Unaudited)
(RBEX) (R ER)
Interest income from: REATEEHFSWA
Banks R1T 21,106 22,474
Loan to a joint venture LT—HEeEELED
X 5,162 —
Government grants* I 8 Bh 8,437 2,335
Investment income TERA — 21
Others HAty 9,054 4,221
43,759 29,051
* Various government grants have been received for developments * FREAE TEMNHERBESSEARK

in certain provinces in Mainland China. The government grants
mainly related to discretionary awards granted by local
governments to certain subsidiaries of the Group to award their
contributions to the local development. There are no unfulfilled

conditions or contingencies relating to these grants.

A - BFAEREZREITBRFRTA
SEETHWERARMNEEZE - 58K
EREWERFELNERN -ZSWHALE
EfRIAREKROGEREAFEH -
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For the six months ended 30 June 2016
HE_Z—X"EX~A=1+HLA~EA

7. OTHER GAINS AND LOSSES, NET 7. HttmKERFER
An analysis of the Group's other gains and losses, net, for REIR - AEEEM S REEFES
the period are as follows: T :

Six months ended

BETHNEBLEAREA
30.06.2016 30.06.2015
—RE —E—AF
ANA=+H NA=+H8
RMB’'000 RMB'000
ARE TR ARBTT
(Unaudited) (Unaudited)

(REEK) (RE#E &)

Impairment loss of accounts JE W BR SRR (B B 1R F R

receivable, net (2,533) (2,480)
(Impairment loss)/reversal of Hith U FOE CRiE R 18)

impairment loss of other BB S 18 B B % HE

receivables, net (1,428) 16,047
Gain/(loss) on disposal of property, HEME BERRE

plant and equipment sk (E518) 6,643 (510)
Exchange (loss)/gains, net bE N (B518), W= 5 (155,712) 31,528
Others HAth (18,518) (2,691)

(171,548) 41,894
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For the six months ended 30 June 2016
HE_Z—XEX~A=1+8HL~EA

8. FINANCE COSTS 8. MEME
An analysis of the Group's finance costs is as follows: REBBEKADTWT :

Six months ended

BETSBEHLEANEA
30.06.2016 30.06.2015
—E-XRE —T—hfF
ANA=+H NA=+8
RMB’000 RMB'000
AR®TR AREBTFT
(Unaudited) (Unaudited)

(REER) (RE=E &)

Interest on: =R
Bank borrowings RITHEX 335,939 464,820
Loans from a non-banking financial FRITERMEEL TO
institution* B 10,980 27,822
Loans from the ultimate holding HEERRARG TH
company B® 6,344 2,505
Loans from fellow subsidiaries BRWNBRRGL THER 27,165 117,530
Guaranteed notes BEREER 99,991 93,701
Corporate bonds NGINEE=S 46,856 —
Total interest expenses MEZHRE 527,275 706,378
Less: Interest capitalised B AR R B (164,599) (231,574)
362,676 474,804
* The non-banking financial institution is COFCO Finance * FRITERMEBEALZBERRMBAR P
Corporation Limited (“COFCO Finance”), a fellow subsidiary of BVMBAEREEAB(FREHB] -

the Group.
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For the six months ended 30 June 2016
HE_Z—X"EX~A=1+HLA~EA

9. PROFIT BEFORE TAX 9. PBR®iAER
The Group's profit before tax is arrived at after charging/ AEBZBRBAGENE0R,GIA)
(crediting):

Six months ended

BETHEMLAES
30.06.2016 30.06.2015
—g-AF —T-nF
XA=tE  AA=tH
RMB’000 RMB'000

AR¥E TR ARBT T
(Unaudited) (Unaudited)
(REBEX) (REERZ)

Amortisation: By
— Intangible assets (included in cost of sales) — BREEGIAHENKE) 410 229
— Intangible assets (included in — EBVEEGIATTHEAX)
administrative expenses) 2,555 3,802
— Intangible assets (included in selling —EVEEGIAHEX L)
expenses) 415 22
3,380 4,053
Amortisation of leasehold land and land use METHR T HERERE
rights 15,549 13,521
Depreciation of property, plant and equipment % - BE L& HIT & 154,923 162,346
Cost of sales and services rendered: HERRBEK AR
Direct operating expenses arising from HHREMEMEENER
investment properties letted EERY 272,385 263,475
Cost of properties sold BEEMEKRE 322,688 164,985
Cost of primary land development services IR it — A%+ b B 3% AR 75
provided B AR — 4,980
Direct operating expenses arising from P e 1 2 & I8 AR B R 7S
property management and related services EENEELERX 91,703 90,003
Direct operating expenses arising from hotel B P 2 08 PR 75
services provided FMELANERZEBERY 309,814 355,800
Other direct costs HiEHEKR 74,906 35,236
1,071,496 914,479
Gross rental income for investment properties KEMERS WA LEE (1,298,227) (1,074,081)
Less: Direct operating expenses incurred for HEBHANELAERRAZEE
investment properties that generated MEZEERSERX
rental income during the period 284,649 263,475

(1,013,578) (810,600)
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For the six months ended 30 June 2016
HE_Z—XEX~A=1+8HL~EA

10. INCOME TAX EXPENSE 10. FREHEAX
Six months ended

BZETHHEHBIEAEAR
30.06.2016 30.06.2015
—R~EF —ZE—h¥F
AA=+H NA=+A
RMB’000 RMB'000
AR® TR AR T T
(Unaudited) (Unaudited)

(REER) (REEZ)

Current tax: BN EA R 18 -
PRC Enterprise Income Tax R b PSR 136,174 63,372
Land appreciation tax ("LAT") T AT
(T3 38EH ) 111,488 25,606
PRC dividend withholding tax PR B TR 26,595 55,124
Hong Kong Profits Tax HEENSH 6,102 5,289
280,359 149,391
Over provision in prior years: MEFEEERERE:
PRC Enterprise Income Tax R FTIF TR — (48,704)
LAT T IRER — (92,549)
— (141,253)
Deferred tax iR G § 18 288,055 321,112

568,414 329,250
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For the six months ended 30 June 2016
HE_Z—X"EX~A=1+HLA~EA

11. EARNINGS PER SHARE 1n. SRER
The calculation of basic and diluted earnings per share RAREBANEESRERRE SR
attributable to owners of the Company is based on the TIRBATEEE:

following data:

Six months ended

BETHHBLEAREA
30.06.2016 30.06.2015
—E-KF —E-hfF
AA=+H NAZ=+H
RMB’'000 RMB'000
AR%F R ARBFT
(Unaudited) (Unaudited)

(REEFRK) (CR&&E &)

Earnings BR
Earnings for the purpose of basic and FENUFFHESRER
diluted earnings per share N#ERNZ &R
(Profit for the period attributable to (RRRHEBAREHR
owners of the Company) s F) 400,787 596,329
Number of shares (‘000) KRS EHE (FR)
For the purpose of basic earnings per MU EEFREARF
share:
Weighted average number of TR N E
ordinary shares 14,231,125 11,138,542
Number of non-redeemable A~ AT BE [B] AT #2 BR 12 % R
convertible preference shares # A 1,095,301 1,095,301

Weighted average number of shares ~ #UFEFREREF 2

for the purpose of basic earnings P £ 89 0 #E < 15 2K

per share 15,326,426 12,233,843
The weighted average number of shares used for the ARFAEBEZE_T-—R"EFR_T—1F
purpose of calculating basic earnings per share for the NAZTBEIEREASRERERFH K
six months ended 30 June 2016 and 2015 is calculated on 2 NEFHEREBEERARFREA
the basis of the weighted average number of shares of BT 2 MEFHIR B M A %
the Company in issue during the periods and non- 172 NP BE B AT #2 BR 1B SR AR ©

redeemable convertible preference shares in issue during
the periods.
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Notes to the Condensed Consolidated Financial Statements

EARNINGS PER SHARE (continued)

The bonus element in the Rights Issue (as defined in
Note 20) is not considered in the calculation of the basic
earnings per share for the six months ended 30 June
2015 as the effect is not considered material.

No diluted earnings per share for the six months ended
30 June 2016 and 2015 is presented as there was no
potential ordinary share in issue during both periods.

DIVIDENDS

During the current interim period, a final dividend of
HKD1 cent per share in respect of the year ended 31
December 2015 (six months ended 30 June 2015: HKD1
cent per share in respect of the year ended 31
December 2014) was declared to the owners of the
Company. The aggregate amount of the final dividend
declared in the current interim period amounted to
RMB129,695,000 (six months ended 30 June 2015:

RMB120,866,000).

The Directors have determined that no dividend will be
paid in respect of the current interim period (six months
ended 30 June 2015: Nil).

INVESTMENT PROPERTIES, PROPERTY, PLANT
AND EQUIPMENT, AND LEASEHOLD LAND AND
LAND USE RIGHTS

The fair value of the Group's completed investment
properties and investment properties under construction
in Hong Kong and Mainland China at 30 June 2016 and
31 December 2015 has been arrived at on the basis of a
valuation carried out as at that date by Savills Valuation
and Professional Services Limited, independent qualified
professional valuers not connected with the Group.

For completed investment properties, the valuations were
arrived at by making reference to the comparable market
transactions as available in the market and where
appropriate, by valuing the properties on the basis of
capitalisation of the rental income derived from the
existing tenancy agreements with due allowance for the
reversionary income potential of the properties.

11.

12.

13.

AR A M RRW T

For the six months ended 30 June 2016
HE_Z—XEX~A=1+8HL~EA

FRAEF ()

A AR A (5 3% LY 320) S AL H W %
SRRATEX  RHEBE-2 &
FRA=+AIEAEASREARRFE
I AR ©

REBEEZZE-—RFERZZE-—AF A=
THIEAEALEZS)GRESRF -
TDERZEHEARNTEERTEEL R

B e

BB

RAREEE  EREBE=_ZE—AF+
“A=t+—HIEFERAR T%EAE
REBRBI(BE_ZE—HEA=1
BiEAEA - gEE=-—=—WF+=A
=t+t—RAEFESRERIBI) 2 KH
BB - RAFHHMEIRMOKRARK S48
5B A A R129,695,0007T (BE-Z—H
FRNA=ZFTHIEANBA AR
120,866,0007T) °

BEXDRELB AT IE IR K E
(BE_Z-RFAA=THILXEAR:
&) -

REWME MR- - BERR
B HELHR L hEHE

RZE-RFEFAA=ZTBERZZ—1LF
TZA=+—B AKEREENRTEH

NERTHRENERERZRENE
RNABEENEREEY BEEE 2B
REMBEMGLEMSE - KFEHHGE
REXERBRARNEHEBHETZ
HERETE -

HRERIREME  2BHEHREDN
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ERATHREBEEREMELENES K
ABIEER - WY R A E B I
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For the six months ended 30 June 2016

HEZT—

13.

RENA=+TRIEREA

INVESTMENT PROPERTIES, PROPERTY, PLANT
AND EQUIPMENT, AND LEASEHOLD LAND AND
LAND USE RIGHTS (continued)

For investment properties under development, the
valuations were arrived at with adoption of direct
comparison approach by making reference to comparable
sales transactions as available in the relevant markets
and where applicable, by taking into account the costs
that will be expended to complete the developments to
reflect the quality of the completed development.

There has been no change in the valuation technique
during the current period.

The resulting increase in fair value of investment
properties (including completed investment properties
and investment properties under construction) of
RMB579,398,000 has been recognised directly in profit or
loss for the six months ended 30 June 2016 (six months
ended 30 June 2015: RMB732,703,000). The amount of
the change in fair value recognised in profit or loss were
related to investment properties held at the end of each
reporting period.

During the six months ended 30 June 2016, property,
plant and equipment and land use rights with an
aggregate carrying amount of RMB6,539,000 (six months
ended 30 June 2015: RMB15,258,000) were transferred to
investment properties upon the end of owner occupation
with fair value change recognised to other
comprehensive income of RMB2,961,000 (before income
tax effect of RMB740,000).

During the six months ended 30 June 2016, no
investment property (six months ended 30 June 2015:
investment property with a fair value of RMB34,500,000)
was transferred to property, plant and equipment upon
owner occupation.

As at 30 June 2016, building certificates in respect of
certain leasehold properties of the Group in Mainland
China classified under property, plant and equipment
with an aggregate net carrying amount of approximately
RMB1,579,918,000 (31 December 2015: RMB3,244,321,000)
had not been issued by the relevant PRC authorities.

13. REYE -WE- - BERR

#w HEL R LA
(&)

HNBRFREANE  FREELEL
SRAEMTBRENTELBRHERS
AT - RAEBE R T AR RS
REABELORAURRE RTHE
HEMEE -

MAHRRT 0 O A B

HE-_Z—A"ENA=Zt+tBLEXREAZ
REMEBRECBTIREDENGERE
WEWME)IZ2AREBEEZENARKE
579,398,000 (HE2—ZE—AF A=+
B8 A AR#732,703,0000T) E &
BEREZPHER RIEZBERZAAE
BEEHHEESRERRAFTREY
x50 -

HE-Z—XF~A=ZtHL<MEA -
EEETE:.A%AE’H% 539,0007C (& =

7 ﬁﬁz/\ﬂf—'—at/\'f.ﬂ AE
#515,258,0007T) 2 W1 % - W5 K &% 15 LA
MiFEREERNEEETNBAKE
BEREDE  EHRARE2961,0007T
ZRARBEEHCHERZEMEZERA
(k51 K A R #740,0007T 2 Fr 15 % &
2).

HE-_Z—X"FA=ZTHILX @A -
W ELEYE(FHE-_T—RAFA=T
HESRBEAR: 2xEBEAARE
34,500,000t 2 B E) EREREG
BiEEREME BELEE -

MN-B—REXNA=+H AEERD
BAMEBFEASEZNARE
1,579918,000L (ZE—RAF+ - A=+
— B AR3,244,321,0007T) 3 52 48 A&
ME BELEEZETHEDER X
EThBRERATMIBREEREEE -
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HE_Z—XEX~A=1+8HL~EA

14. ACCOUNTS RECEIVABLE 14, BUWERSX
30.06.2016 31.12.2015
—REF —E—hEF
~AA=tH +ZA=+—8H
RMB’'000 RMB’000
AR®TR ARETF T
(Unaudited) (Audited)
(REEZ) (BEZ)
Rental receivables ik 90,364 66,310
Property management fee receivables B X EEE 18,810 12,387
Receivables from hotel operations and B J& A& & & #8 B AR 7% & Uk
related services I 30,541 33,582
Less: Allowance for doubtful debts R BR R (21,053) (22,522)
118,662 89,757
Rental adjustments* e 41,438 43,599
160,100 133,356
* Rental adjustments relating to the recognition of rental income * RELEEFHNRERLNERAEHE
from operating lease on a straight-line basis over the term of the BB AMELNESHE -

relevant lease.

In general, rental income, property management fee —MmE - HERA MEEREBERA
income and income from hotel operations and related ROBJE &S RABERGKRARIEHE
services are received in the month when the relevant R E AW S HEPREPER
services provided, except for certain tenants and THIB30ECOHMEEEH -

customers of which credit period of up to 30 to 60 days
are granted.

The Group does not hold any collateral over the above AEEWEP LA RFHEEMER

balances. & o
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HE_Z—X"EX~A=1+HLA~EA

14. ACCOUNTS RECEIVABLE (continued) 14, FE W Bk 5K (48)
The following is an aged analysis of accounts receivable THREIN MERARZEZAMM 25|V E
net of impairment losses presented based on invoice WERR(BEHBRBEER) RS - &
date, except for aged analysis of rental receivables, EWE SRR MRESERBHER
which is presented based on the date rental demand 27 :

notice issued, at the end of the reporting period:

30.06.2016 31.12.2015
—E—RE —E—hF
RA=t+H +ZA=+—H
RMB’'000 RMB'000
AR® T AREFT
(Unaudited) (Audited)
(RBER) (EEZ)
Less than 3 months 3@ A LAR 89,254 71,182
3 months to 1 year 3ME A= 1E 23,139 10,828
1 to 2 years 1224 4,180 4,567
2 to 3 years 2E34F 1,867 2,353
Over 3 years 3FEM 222 827
118,662 89,757

15. ACCOUNTS PAYABLE 15, FE1TEE K
30.06.2016 31.12.2015
—E-AE —E—-hfF
AHA=tH +TZHA=+—H
RMB’'000 RMB'000
AR%F R ARBFT
(Unaudited) (Audited)
(REEZ) (EZ)
Trade payables 2 5B 150,206 240,884
Accrued expenditure on construction T2 REFH X 520,470 995,505

670,676 1,236,389
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15. ACCOUNTS PAYABLE (continued) 15. &SRR K (AR)

Accounts payable, including trade payables and accrued ENERBEESENFRELRIRER
expenditure on construction, mainly comprise AR I ZERGEERTPYENR
construction costs and other project-related expenses in ERARAEMIBEMEBRY  BAERAE
relation to properties under development for sale which EHENBEEEREXN - - BHEMNRIE
are payable based on project progress measured by the REEH—RAEOEIX » D EE
Group. Trade payable are generally with credit period of RARBHRENEERNXZRAME - K
60 to 90 days, except for the retention monies of certain SENTERBREERRERNEE
construction costs of which the credit period is up to 2 BN SE PR T ERIE o

years. The Group has financial risk management policies
in place to ensure that all payables are within the credit

timeframe.
The following is an aged analysis of trade payables at the TR BEHREEZAHETHE
end of the reporting period based on invoice date. SN RIBRRE AT ©
30.06.2016 31.12.2015
—E-RF —F-AF
AH=tH +TZA=+—H
RMB’000 RMB’000
AR®TR AR T T
(Unaudited) (Audited)
(REFEZ) (&%)
Within 1 year 15 A 121,810 161,283
1 to 2 years 1224 14,016 27,590
2 to 3 years 2E3F 5,724 36,296
Over 3 years 3F L 8,656 15,715

150,206 240,884
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HEZT—

16.

17.

RENA=+TRIEREA

AMOUNTS DUE FROM/TO FELLOW
SUBSIDIARIES, THE IMMEDIATE HOLDING
COMPANY, THE INTERMEDIATE HOLDING
COMPANY, THE ULTIMATE HOLDING COMPANY
AND NON-CONTROLLING INTERESTS

The amount due from the ultimate holding company
classified under non-current assets is unsecured, interest-
free and not expected to be repaid within twelve months
from the end of the reporting period.

The amounts due from and due to fellow subsidiaries,
the immediate holding company, the ultimate holding
company and non-controlling interests classified under
current assets and current liabilities, respectively, are

unsecured, interest-free and repayable on demand.

16.

Y, EAERHEBAR
BEEERAR  FEAZERD
A BRRERATARFEER
X RE

SNy
# 5 2

’\*Eﬁ#mibéfﬁﬁﬁfﬂéla—”&
RIBEEM 2R REHTE
RET-BEAREE -

JAﬁﬁm@)ﬁ?&m@)%fiél’lfuﬁl
&WHH?W% A BEEERRAT
H’WEH“A7&%&&%@#@5?@%%
BB RARERKERE -

LOANS FROM FELLOW SUBSIDIARIES, THE 17. BZMBLAR REAEZERD
ULTIMATE HOLDING COMPANY AND NON- ARFEREZLTHER
CONTROLLING INTEREST
30.06.2016 31.12.2015
—E-RF —T—h%F
ANA=+H +ZH=+—H
RMB’'000 RMB'000
AR® TR ARBFT
(Unaudited) (Audited)
(REE®R) (BEZ)
Classified under current liabilities: SEARBEE:
Loans from fellow subsidiaries ARMEARLG THER
(Note (a)) (Fff 3% (a)) 885,000 1,888,540
Loans from non-controlling interests FERERGE THER
(Note (b)) (Bt 5 (b)) 6,421 5,000
Loan from the ultimate holding BIEERARGETHER
company (Note (c)) (Bt &£ (c)) 300,000 —
Classified under non-current liabilities: D EAIFERBEE !
Loans from a fellow subsidiary ARMEBEARLG THER
(Note (d)) (B 5 (d)) 395,000 396,000
Loan from non-controlling interests FERERGE THER
(Note (b)) (FfF 5% (b)) 39,832 —
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17. LOANS FROM FELLOW SUBSIDIARIES, THE
ULTIMATE HOLDING COMPANY AND NON-
CONTROLLING INTEREST (continued)

Notes:

(a)

The loans from fellow subsidiaries classified under current
liabilities are unsecured, bear interest at rates ranging from
4.35% to 4.85% (31 December 2015: 4.35% to 6.00%) per annum
as at 30 June 2016 and are repayable within twelve months from
the end of the reporting period. Included in the above loans from
fellow subsidiaries are loans from COFCO Finance, a non-banking
financial institution, of RMB324,000,000 as at 30 June 2016 (31
December 2015: RMB381,500,000).

The loans from non-controlling interests mainly represents the loan
from the non-controlling interests of Yalong Development
Company Limited (“Yalong Development”). In May 2016, Yalong
Development, a non-wholly owned subsidiary of the Company,
entered into a Yalong Loan Agreement with its non-controlling
shareholder, which is also a fellow subsidiary of the Group,
pursuant to which the non-controlling shareholder agreed to lend
a loan of RMB50,000,000 to Yalong Development for the purpose
of the construction and development of the Yalong Marina Park.
Such amount of funding was originally provided by China
Development Bank Development Fund Co., Ltd. (“CDB
Development Fund”) to that non-controlling shareholder, on the
condition that it will be on-lent to Yalong Development pursuant
to the Yalong Loan Agreement. CDB Development Fund is a
wholly owned subsidiary of China Development Bank, a state
owned bank. The repayment will start in March 2017 over 40
instalments on a quarterly basis. This loan bears interest at 1.20%
per annum which is below prevailing market interest rate. The fair
value of the loan measured at prevailing market interest rate of
4.90% per annum was approximately RMB41,254,000. The
difference of RMB8,746,000 between the proceeds of the loan
initially received and the fair value of the loan is treated as
government grant and recognized in deferred income. At 30
June 2016, land use right and property with an aggregate
carrying amount of RMB153.0 million were pledged to secure this
loan. Yalong Development has provided guarantee to CDB
Development Fund on the repayment of this loan by the non-

controlling shareholder.

AR A WS Wm R W

For the six months ended 30 June 2016
HE_Z—XEX~A=1+8HL~EA
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EHEANERRARDESESQR -
&%1 @%ﬁ%&@ﬁ%%%@ﬁ@ﬁ
quﬁgén%#ﬁa%ﬁﬁ%%?-
ERGKHEERESREERBEAER
REEERME o Eﬁﬁ%m@z«%ﬁ*ﬂiﬁ(—
%lﬁ%ﬂﬁ)Z%ﬁBﬁE c REBERRN

—t&= Htﬁéﬁ@+%@ﬁo%
mmiﬁfﬁ1m%~ﬁmﬁﬁﬁ%ﬂ
$°&%hmm@ﬁﬁﬁﬁﬁﬁﬁ%¢ﬂ
EL90% 5t B ) 7 A R ¥41,254,0007T © 7]
PUBHNERECHERRAABENEE
BN R18,746,0007T - # 18 1E BT %8 B) K
ERARETCWA - RZE—XENA=+
B BREEAEAARI53,000,0007TH
T RERMERERR  URBRE
BEX - DREHEERZEHFERBRE
BZEERANBERAESREER -
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For the six months ended 30 June 2016
HE_Z—X"EX~A=1+HLA~EA

17. LOANS FROM FELLOW SUBSIDIARIES, THE 17. BRNBLAGE - ZRERD
=+
ULTIMATE HOLDING COMPANY AND NON- ARFEREELTHER
CONTROLLING INTEREST (continued) (&)
Notes: (continued) Mt ()
(c) The loan from the ultimate holding company, COFCO Corporation, (c) RZTE—REXNA=ZTH 2ERATHAR
classified under current liabilities is unsecured, bear interest at NEEZERAAPREEELG THERDE
4.35% per annum as at 30 June 2016 and is repayable within B RFFRAI5%EE - WA S H
twelve months from the end of the reporting period. RE+-—BEAREE -
(d) The loans from a fellow subsidiary, COFCO Finance, classified (d) RZZE—REXA=ZTH 28AFERD
under non-current liabilities is unsecured, bear interest at 4.75% BENRRMBRARPEMBETHER
(31 December 2015: 4.90%) per annum as at 30 June 2016 and is Ty B ERERLTS% (ZE—HFE+
not repayable within twelve months from the end of the ZA=+—H:490%)5 8 - HERBREH
reporting period. RE+-—BEAREER -
Certain loans from fellow subsidiaries are under RAEMBARG THE TERNATILE
corporate guarantee executed by related parties as EHRENDRERER:
follows:
30.06.2016 31.12.2015
—E-KE —T—hF
XB=tE +=A=+-E
RMB’'000 RMB’000
AR%F R ARBFT
(Unaudited) (Audited)
(REBER) (EZ)

Guaranteed by a fellow subsidiary HRRMEBARER 397,000 398,000
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B RA 4R & B 1% 3l % B 5F

For the six months ended 30 June 2016
HE_Z—XEX~A=1+8HL~EA

18. SRITER

30.06.2016 31.12.2015
—RE T—hF
RA=+H +ZA=+—H
RMB’'000 RMB'000
AR® TR AR T T
(Unaudited) (Audited)
(RBER) (BEZ)
Bank loans: |ITER:
Secured BHEM 10,445,203 13,327,370
Unsecured fE A 3,627,392 4,007,053
Total bank borrowings RITERAE 14,072,595 17,334,423
Less: Amounts due within one year or J& : B BEMIIR—FR
contains a repayment on 2l Hﬂﬁﬂﬁ?ﬁgi
demand clause shown under 18 12 1§ A X
current liabilities (2,617,461) (2,330,477)
Amounts shown under non-current RIERBEEIN TS
liabilities 11,455,134 15,003,946
Details of securities for the secured bank loans are set EEBBITEROEBEEIBEH AN T

out in Note 21. 21

RZE—XREXNA=Z+TH XKEBER
E’J,\B%fiﬂrﬁﬂl(7‘]’*5”’"5’\/\%']*']7)
NF151%E5.40% (—E—RE+-A=

As at 30 June 2016, the range of effective interest rates
(which are also equal to contractual interest rates) on the
Group's borrowings ranging from 1.51% to 5.40% (31

December 2015: 1.64% to 6.55%) per annum. +—8: 1.64%16.55%)
Certain loans from fellow subsidiaries are under FXMEARLGE THETERAT MR
corporate guarantee executed by related parties as EHRENRAERER:
follows:
30.06.2016 31.12.2015
—E-XE —_T—h#F
RA=E+H +ZA=+—H
RMB’000 RMB’000
AR® TR ARBTFT
(Unaudited) (Audited)
(REEZ) (=)
Guaranteed by a fellow subsidiary M A R 8 2 E &R 693,862 505,435
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& *A

PR e MR M &

For the six months ended 30 June 2016

HEZT—

RENA=+TRIEREA

19. CORPORATE BONDS

On 14 January 2016, a wholly-owned subsidiary of the
Company (the “Subsidiary”) issued a five-year term
corporate bond (the “Corporate Bonds”) in the PRC with
a principal amount of RMB3,000 million.

The coupon rate of the Corporate Bonds is 3.20% per
annum for the first three years, up to 14 January 2019. At
the end of the third year, on 14 January 2019, the bond
holders have a right to redeem all of the Corporate
Bonds at its fair value and the Subsidiary has a right to
adjust the interest rate of the Corporate Bonds. For the
first three years, the effective interest rate is 3.41% per
annum.

19.

DNEMESF
RZFE—-—R"E-A+THWB > KXRRZ—
REEME AR (HBAR DR E %
THEFHMAREH(RBER]D A%
# /& A R M3,000,000,0007T ©

RAEFRE=F (ABE-_T—NF—
H+Emmmﬁﬂ1%3m% RE=
FERBE—F-AF-—A+TA) &
FRANERRAAABEERZER
AfER  MHBARBERARLFES
MAME - BE=F2BERFMNER341%
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For the six months ended 30 June 2016
HE_Z—XEX~A=1+8HL~EA

20. SHARE CAPITAL 20. MRS

Ordinary share capital of the Company AAF2EBRAR
Number of (RMB
shares Amount equivalent)
(ARM
o EE ©E ZE2H8)

HK$'000 RMB'000
TAELT AREBTT

Authorised: ETE
Ordinary shares of HK$0.10 &K [H 1E0.10/& 7T~ & # iR
each
At 31 December 2015 and RZE—AF+-HA=+—H
30 June 2016 RZZ—RFRA=1+H 28904699222 2,890,470 2,293,502
Issued and fully paid: EETREBRE:

Ordinary shares of HK$0.10 & X [H 1E0.10/& 7T 2 & # R

9,487,416,572 948,741 748,041

4,743,708,286 474,371 374,373

each

At 1 January 2015 RZE—RF—H—H

Rights issue of shares AR BT 2 Bt (Bt )
(Note)

At 31 December 2015 and ~ RZZ— £¢+:ﬂ =+—H
30 June 2016 RZZT—XRNEXA=TH

14,231,124,858 1,423,112 1,122,414

Note: In February 2015, the Company proposed rights issue on the basis
of one rights share for every two existing shares at a
subscription price of HK$1.35 each share on a non-underwritten
basis (the “Rights Issue”). 4,743,708,286 new ordinary shares of
HK$0.10 each were issued on 29 April 2015 pursuant to the
Rights Issue, resulting in credits to ordinary share capital of the
Company of RMB374,373,000 and share premium of the
Company of RMB4,679,668,000, before share issue expenses of
RMB16,385,000. Further details of the above Rights Issue are set
out in the Company’s announcement dated 27 February 2015
and the Company’s prospectus dated 30 March 2015.

Mis: MN-ZE-—RE_A AQFEHERAEE
TR ITIUAE O EEETHER &
ELHETHEMBREARMOERE —RER
A ([ A& 1) o« B4R HEAR - 4,743,708,286
MEREEA0I0B T2 HEBRRE N
T-AFMAZ+TNBET  BLRERQ

38 A AR R A A R #374,373,000 7T K AR
AR B A R¥4,679,668,0007T (R
=T & A R #16,385,0007T 2 B {5 % 17 B9
) EaE IR 2 — H B HRADA
BfA-_ZEZ— R _A-_+t+tRZAER
ARRABMA T —RAFE=-A=-t+HZH#
R EIE -
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For the six months ended 30 June 2016
HE_Z—X"EX~A=1+HLA~EA

21. PLEDGE OF ASSETS 21. EEEA
The carrying amounts of the non-current and current ERTRITAERASEER 2 B
assets pledged to banks and to secure loan facilities BRERB LR RBEENREERAE
granted to the Group and guarantee provided by the ERMEERDRACEXRERHAE
Group in respect of loan facilities utilized by property REAT -

buyers are as follows:

30.06.2016 31.12.2015
—E—RE —E—RF
ANA=tH +=-HA=+—H
RMB’000 RMB’000
AR® T AREFT
(Unaudited) (Audited)
(REEZ) (&= =%)
Investment properties "EYE 26,874,400 31,701,843
Property, plant and equipment M- MERFZHE 1,583,130 3,536,756
Properties under development for sale {F &2 E R Y% 5,672,433 7,017,808
Leasehold land and land use rights HE L K+ b A RE 592,728 688,817
Pledged deposits B\ F 3% 5,059 1,469
34,727,750 42,946,693
22. CAPITAL COMMITMENTS 22, BEAREIE
The Group had the following capital commitments as at AEBERNREPHROERAZELNT
the end of the reporting period:
30.06.2016 31.12.2015
—E-RE —E—A0F
AA=+H +ZH=+—H
RMB’000 RMB’000
AR® TR AREFT
(Unaudited) (Audited)
(REEZ) (&)
Capital commitments in respect of: BB TR/ EARHAYE:
Purchase of property, plant and BEME BEX
equipment HE
Contracted, but not provided for B R4 E KRB E 166,857 236,190
Constructing and developing EELABERAEME
investment properties
Contracted, but not provided for BET# B REHE 196,212 1,303,682

363,069 1,539,872




. . O O Y O Y O Y O Y O NN ™ N O NY-eMM™NMNNNQNW"YT W™

—T-ANFERHRE ARswEsRAR 125

Notes to the Condensed Consolidated Financial Statements

23. OPERATING LEASE ARRANGEMENTS

The Group as lessor

At the end of the reporting period, the Group had
contracted with tenants for the following future minimum
lease payments under non-cancellable operating leases in
respect of office premises, retail shops and residential
premises which fall due as follows:

B RA 4R & B 1% 3l % B 5F

For the six months ended 30 June 2016
HE_Z—XEX~A=1+8HL~EA

. REHEZHE

AEBFREBEA

|G IR - AR E R T 5 DB -
TEEHREENTARBEERAMN
RABEBERERBLITAELN - 48
BESERMT -

30.06.2016 31.12.2015

—E-XF —T—h%F

RA=+H +ZA=+—H

RMB’'000 RMB'000

AR®TR ARBFT

(Unaudited) (Audited)

(REFEZ) (EZ)

Within one year 196 1A 1,731,227 1,445,940
In the second to fifth year inclusive F2ESF (BIEERME) 2,993,239 2,329,883
After five years 54 E 713,268 912,578
5,437,734 4,688,401

Leases are negotiated for an average term of 1 to 19
years mostly with fixed rentals. Certain lease
arrangements contain rental escalation clauses which
increase the monthly rental on a yearly basis.

AR BRI E19F R KB REF
Hewmm HTHEZHHEAEEEED
FEGH ABRRFIER -
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For the six months ended 30 June 2016
HE_Z—X"EX~A=1+HLA~EA

24, BEHFRSF
BRIHLEHPEEVIERR BTN
RN REBREANERBEBEHEUNTE
KRG

24. RELATED PARTY TRANSACTIONS

In addition to the balances detailed elsewhere in these
condensed consolidated financial statements, the Group
had the following material transactions with related
parties during the period.

Six months ended

BETSHEHLEAREA
30.06.2016 30.06.2015
—E-AF —E-0F
A~B=+H ~NA=1H
RMB’'000 RMB'000
ARBTR AR T T
(Unaudited) (Unaudited)
(REFEZ) (R ER)
Leasing of properties to: mMTIATHBEYE:
Fellow subsidiaries EES G- ING) 77,813 47,399
Intermediate holding company A R A A 3,944 3,532
Ultimate holding company R A A 36 846
Leasing of properties from: mMTIALTHAYE:
Ultimate holding company B B E R F 6,045 4,808
Provision of hotel management BETIATRBAEER
service by: Pk 7 -
Fellow subsidiary CES =N 2,897 3,397
Provision of property management AIIATRHEYEER
service by: PR 75
Fellow subsidiary [A] 2 Bff B A 7 626 805
Ultimate holding company =S § Sy /N = 20
Provision of property management MTIATREDXEEE
service to: Pk 7 -
Fellow subsidiaries EESG)- NG 7198 5,598
Ultimate holding company S F S AN $/NC] = 86
Provision of insurance service by: BT 5 A T R B AR
Fellow subsidiary EEXSEPNG] 2,635 2,615
Sourcing of staple supply and catering B T ATREEFREM K
service from: BB
Fellow subsidiaries CEN =M 1,280 1,865
Sourcing of staple supply and catering A TIALTHEFTREBM K
service to: BRRIRT
Fellow subsidiaries EES =N 81 —
Provision of entrusted operation and BTIATRBEZELE
management service by: EER:
Fellow subsidiaries EEX NG — 1,000
Interest income from: KBTI ATHFBWA :
A joint venture —REEDE 5,162 —
Interest expense to: IHTIALHMNERS:
Ultimate holding company S F SN /N 6,344 2,505
Fellow subsidiaries [F] 2} & 2 7] 38,145 145,352
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HE_Z—XEX~A=1+8HL~EA

24, BELFRS (&)

B8 E 7 4L R
ZIKEIZEXHEH BB TN
BRI ERWE16KR17 -

24. RELATED PARTY TRANSACTIONS (continued)

Related party balances

Details of the Group's current account balances with and
loans from related parties are disclosed in Notes 16 and
17, respectively.

Compensation of key management personnel of AEBEFTEEBEAB 2
the Group
Six months ended
BETHBEHLEAMEAR
30.06.2016 30.06.2015
—EB-REF T—HF
ANA=T+H ~NA=+8
RMB’'000 RMB'000
AR®TR ARBFT
(Unaudited) (Unaudited)
(REFEZ) (R %)
Salaries, allowances and other benefits  #Fr& - = BE & H{ih 18 7 9,524 7,015
Retirement benefit scheme RRAE N 51 8l R
contributions 253 253
Total compensation paid to key SNTEEER AR Z
management personnel =] 9,777 7,268
The key management personnel of the Group includes AEENFEBBABBRERRRES

the Directors and certain top executives of the Company.
The remuneration of certain of these Directors and top
executives was borne by the ultimate holding company
or fellow subsidiaries during the current and prior
periods.

RETERITHAE - RABELBE
++:F§$&%£&ﬁﬂl/\§\2%tr

iR

B -

P A o

THREZERARXARME R
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24. RELATED PARTY TRANSACTIONS (continued) 24, BEHFTRZ (1E)

Transactions with other government-related
entities in the PRC

The Group itself is part of a larger group of companies
under COFCO Corporation which is controlled by the
PRC government. Thus, the Directors consider that the
Group is ultimately controlled by the PRC government. In
addition, the Group operates in an economic
environment currently predenominated by entities
controlled, jointly controlled or significantly influenced by
the PRC government (“PRC government-related entities”).
Apart from the transactions and balances with the
ultimate holding company, the immediate holding
company, fellow subsidiaries and non-controlling interests
set out in “Related party transactions” and "“Related
party balances” above, the Group also conducts
businesses with other PRC government-related entities in
the ordinary course of business. Certain of the Group's
bank deposits and bank borrowings are entered into with
certain banks which are PRC government-related entities
in its ordinary course of business. In view of the nature of
those banking transactions, the Directors are of the
opinion that separate disclosures would not be
meaningful. In addition, the Group entered into various
transactions, including purchases of land use rights,
construction of properties and other operating expenses
with other PRC government-related entities in the
ordinary course of business. The pricing and the
selection of suppliers and service providers are not
dependent on whether the counterparties are PRC
government-related entities or not. In the opinion of the
management of the Group, the above transactions are
collectively significant transactions of the Group with PRC
government-related entities.

REEMPEBRSEEER 2
X%
Kﬁlﬁm¢lﬁﬁ rHlc PR EER
RARIETRERAKEEQ R 2 — 56
c A EERABAEBIZRERST
Eﬂ$ﬂ LA - 2N 5 B 4 A BT B 4O
RERBASPREBFAES - XRE
ﬂﬁ&ﬁZamU@lﬁﬁ%LE%D
FE-BREXBEARZGIRIBER
RIS ERRIERAR  BEEER
QT RRMBARRIEERESE 2R
RSN REBAEEEBKBRR
$ﬁﬁm¢lﬁﬁ% EREEITER -
K%l%ﬁ%%ﬁﬂ%*ﬁ%%*lﬁ
[FRAEERE 2 THRTFILA THRITE
ARBITER - ERZFRITIZSHHOM
L OEERABEREELEZE - It
O AEBIRABERBRETEEAMW
PERTEEERIIVLZERS B2
BEIHERE BREVWEREMEE
X - EERKEHEERRRFIRER
WABRREFHEEE R BT E
ER -ALEEEERE LAX5B
RASBEHEPHBTEEETEMNEE
ARG o
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25. CONTINGENT LIABILITIES

Non-compliances

(a)

The Group has some non-compliances which mainly
relating to the failure to commence construction
according to the applicable PRC laws, the failure to
complete relevant approval procedures in relation
to the construction and
property, and the actual gross floor area of a

refurbishment of a

property in excess of the permitted gross floor area
under the construction permit. The Group may be
subject to a maximum penalty of RMB220 million
(31 December 2015: RMB220 million). Based on the
reasons and circumstances of these non-
compliances and the PRC legal

Directors consider that the risk of the Group being

advice, the

subject to the penalty is remote, and accordingly,
no provision has been made in the condensed
consolidated financial statements.

In addition to the above non-compliances, the
Group has also certain non-compliance incidents
which are relating to the failure to comply with
certain terms and conditions of the relevant
construction works planning permits in respect of
two projects, Chaoyang Joy City and Shenyang Joy
City. The Group may be subject to a fine of up to
10% of the construction costs, demolishment of the
relevant property and confiscation of any illegal
revenue.

The construction costs of Chaoyang Joy City
amounted to RMB3,299 million, including the cost
for the non-compliant structure of RMB42 million.
The non-compliant structure has been occupied as
office and has not generated any revenue.
Chaoyang Joy City generated revenue since the
year 2010. The aggregate revenue of the shopping
mall of Chaoyang Joy City since it generated
revenue up to 30 June 2016 amounted to RMB2,320
million.

AR A WS Wm R W

For the six months ended 30 June 2016
HE_Z—XEX~A=1+8HL~EA

25. ABE
rEHREE

(a)

AEBZETERSESHDNIETEH
RAEERBEBEAREEZEZE
T ARZEZERBIT B
EZEBERTFE ULERE
JCEREEAEEERERIRER
BRI EM AT RERME - A%
B egemBamo }\ R #
220,000, ooom@; H(ZE—RF
+=Z A=+ —8: /\ R #
220,000,0007T) » ERZETAEE
S RE RS R AT R R
BER ZEERALALEETKA
BRI Bt HRALRS M
MERPLEFR U ETIREE -

BRERTERERI AEETT
BETEREETHBANIRE K
EEAMBMEREABRRT
R BIFF A B 2E TR RN
BRI EREN AEEXE
RSB B R SE A AN 10% ) 3K
¥ Bx HE BE ) 3 RO WA TR IR

Ny
S5 o
I

B KIRH M BERAEARE
3,299,000,0007T * BIET & R &
SR AN R #42,000,0007T © AA
MERGRERAE TTEE
sz - BB RIRBE =T
TEBELEWRZ - BB KIREE
BERBEERZRE-T—X
FRNA=Z+HEMBREZAARE
2,320,000,0007T °
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BRAAR & BT 75 &< I =

For the six months ended 30 June 2016

HE-_Z-—R"FA=THBILEA~EA

25. CONTINGENT LIABILITIES (continued) 25. A EE(FE)

Non-compliances (continued) FrEREEE)
(b)  (continued) by (&)

The construction costs of Shenyang Joy City EHERNIRBOEERN AR SARE
amounted to RMB1,926 million, including an 1,926,000,0007C © B ¥& & i 2L 5
estimated cost for the excess area of RMB81 E’]Tﬁéﬂﬁ$/\§ﬁ581 000,0007T °
million. Shenyang Joy City generated revenue since BHERISHRBE_ZETNFRES
the year 2009. The aggregate revenue of Shenyang Wz o &5 KR B B8 E AU
Joy City since it generated revenue up to 30 June mEEZT-RNFAA=ZTHNAE
2016 amounted to RMB1,254 million. Wz A& A K #1,254,000,0007T °
Based on the reasons and circumstances of these ERZETEREFENRAERE
non-compliances and the PRC legal advice, the 5R13/(&EF'.5£?$1ﬁ KEBEE
management of the Group considers that the risk of [ R 7% 2N % B A K Al B8 H BR %
the Group will be subject to any fine, penalty or Eﬁﬁu FoHediFkdogla e
demolishment or confiscation order is not B R By - B UL R UL E R R AR
probable, and accordingly, no provision has been /—\Eﬂfﬁiﬁﬁg‘l’ﬁ%@% 17 NN
made in these condensed consolidated financial NRARKERARHEEERA
statements. In addition, COFCO Corporation, the NEAHE B AEERRSKA
ultimate holding company of the Company, has BRI AT EREFEMES
undertaken to the Company to indemnity the SEENMESI BERRAX
Company against all penalties, losses and expenses mMAAAEHBE -
that have been or will be suffered or incurred by
the Group arising from, or in connection with the
above non-compliances.

26. FAIR VALUE MEASUREMENTS OF FINANCIAL 26. e TAZAAEEE

INSTRUMENTS

There is no financial instrument measured at fair value on
a recurring basis. The fair values of financial assets and
financial liabilities measured at amortised cost are
determined in accordance with generally accepted
pricing models based on discounted cash flows analysis.

The Directors consider that the carrying amounts of
financial assets and financial liabilities recorded at
amortised cost in these condensed consolidated financial
statements approximate their fair values at the end of
each reporting period.

THEBRERBEENER TANR
BFffE - SREELSBRABNAAE
BEABERANTE  THIRBEARHEE
BARBERBERESNETE -

fE

> S

/ﬂﬂﬂi JE g

=

EEZRA NMELEHRKRETBHRERA
BHRAAGNEREERERAEN
FREHEEEARERERARNLALEER

4+

E o
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27. EVENT AFTER THE END OF THE REPORTING

PERIOD

The Group proposed to dispose 49% of total issued
shares of certain of its wholly-owned subsidiaries to an
independent third party not connected with the Group
for a total cash consideration of RMB9,289,000,000,
subject to adjustment (the “Proposed Disposal”). The
Proposed Disposal is subject to a number of conditions
including the approval by the shareholders at the special
general meeting of the Company to be convened, which
may or may not be fulfilled. In the event that any of the
conditions to the closing of the Proposed Disposal is not
fulfilled, the Proposed Disposal will not proceed. Further
details of the Proposed Disposal are set out in the
announcements of the Company dated 18 July 2016, 29
July 2016 and 18 August 2016 respectively.

27.

AR A M RRW T

For the six months ended 30 June 2016
HE_Z—XEX~A=1+8HL~EA

BEHWREEE

AEEZBFHESRTEZENBARE
HEEITIRM B49% T — R B A S B
BERENBUE=) RaREGHKR
A R #9,289,000,0007T (7] 7 58 28) ([ &
BHEFR]) - BHLEFHAFTEK
ZIHGNT - BRERRREE AR
NEIERFRIAE L4 - ATRE @ e
BEREENK - WEMEFREREES
ARERDARER  ZROHEFEAKT
SHT FHEBRLEFTENE T

B DRERNARFERR T —RF
tATN\B - ZE-RFLAZTNH
RZZ=—RENATNBHRE -



Glossary

AR X

In this interim report, unless the context requires otherwise,
the following expressions have the following meanings:

Audit Committee
BEREEE

Board
EA

CG Code

(EEERTAD

COFCO Corporation

hiE K E

COFCO (Hong Kong)

TIEEB)

COFCO Property

g E

Company

CPS

A BB TR

Director(s)

5%
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AR E R B B FRS  T
ARABUTES

the audit committee under the Board

E=xeETEREZES

the board of Directors

=

the Code on Corporate Governance Practices as set out in Appendix 14 to the
Listing Rules

EHARBIM S TP B FREARSTR

COFCO Corporation (F 12 £ B R A7), a state-owned enterprise incorporated
in the PRC in September 1952 under the purview of SASAC of the PRC
FREEESRAR  R—MAZFNAEFRHFMAYZTBEREZEECHE
%

COFCO (Hong Kong) Limited (T2 5% ® (F%8) AR A7), a company incorporated
in Hong Kong with limited liability on 14 August 1981 and wholly-owned by
COFCO Corporation

PREEGEB)BRAR  R-NAN-—FAATHBEZTETME L 2BERRF]
BHAEEEXERE

COFCO Property (Group) Co., Ltd. (R E (S E)RMDER A, a company
incorporated in the PRC with limited liability on 8 October 1993, which is listed
on the Shenzhen Stock Exchange (stock code: 000031) and owned as to
approximately 45.67% by COFCO Corporation as at 30 June 2015
rREME(RB)ROERART  R—AA=F+ANBEFEFMK I 2BERA
A RZTB-AFAA=+H BT REEREFNIS.0%ER  RAIEFZ S
£ (B H5% + 000031)

Joy City Property Limited, a company incorporated under the laws of Bermuda
with limited liability on 23 September 1992, the Shares of which are listed on the
Main Board of the Stock Exchange (stock code: 00207)

AWM EBRAGT  R—ANZFAAZT=ZARBERELETMKR L 2E
PRAF - HAR G A B2 BT E R £ (B 5% - 00207)

the non-redeemable convertible preference shares of HK$0.10 each in the share

capital of the Company
RR R IRAF G R&0.1078 7T 2 A P HE B ] B 4218 5% Ik

director(s) of the Company
KRAIESR



Group
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HK$
AT

Hong Kong
BE

Independent Board
Committee

BYEELER

Listing Rules
AR Al
Model Code

(RESTAD

Non-Competition
Undertaking

A
PRC
g

Restricted Business
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A R

the Company and its subsidiaries

ZN/NTD BN DR N

Hong Kong dollars, the lawful currency of Hong Kong

BEELAEEBET

the Hong Kong Special Administrative Region of the PRC
B E BRI 1T R

the Independent Board Committee, comprising all independent non-executive
Directors (being Mr. LAU Hon Chuen, Ambrose Gas, yp, Mr. LAM Kin Ming,
Lawrence and Mr. WU Kwok Cheung mH)

BUEFEZE S HE2BBUNNTERTWRRELEesnes <TFar MR
AEERPBEE L Egaps) AKX

the Rules Governing the Listing of Securities on The Stock Exchange of Hong
Kong Limited
ERBMAERGMARLAZEF EmARA

the Model Code for Securities Transactions by Directors of Listed Issuers as
contained in Appendix 10 to the Listing Rules

ERRAMBETAE (LT ETAEFTETESFRINZEESTR)

the deed of non-competition dated 29 November 2013 executed by COFCO
Corporation in favour of the Company in relation to the 2013 Acquisition
TREBEN-Z—=F+ A+ NLBEH20BUBEERARRAZTNTHFR
23

the People’s Republic of China, which shall, for the purposes of this interim
report, exclude Hong Kong, the Macau Special Administrative Region of the PRC
and Taiwan

REARKME  EAXAFHBEFTRERE  RPFIFITRENEGE

(a) the development, operation, sale, leasing or management of any property
project which is wholly designated for commercial purpose such as offices, retail,
shopping malls, hotels, resorts or serviced apartments; and/or (b) the
development, operation, sale, leasing or management of any mixed-use complex
project

@F%E K2 HE HEXREEETME2HECEABEREZIYWHEER  flw
WA= TE B%5 BE ERNSUEERXAE - &R0 &2 HE -
HEXEEEMNZRAEFSEIER
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the State-owned Assets Supervision and Administration Commission of the State
Council (%I EEEEBEEREZER)
BBEEEEELEBEEREEES®

the Securities and Futures Ordinance (Chapter 571 of the Laws of Hong Kong)
BEREOIENEEZEF LB EGRD

square meters

The Stock Exchange of Hong Kong Limited

EEMERGMERAF

United States Dollars, being the lawful currency of the United States of America
EMBARBZEEERET



DIRECTORS

Executive Director
Mr. ZHOU Zheng (Chairman)

Non-executive Directors
Mr. MA Jianping

Mr. MA Wangjun

Ms. JIANG Hua

Ms. WU Xiaohui

Independent Non-executive Directors
Mr. LAU Hon Chuen, Ambrose GBS, JP

Mr. LAM Kin Ming, Lawrence

Mr. WU Kwok Cheung mMH

AUDIT COMMITTEE

Mr. LAU Hon Chuen, Ambrose GBs, sp (Committee Chairman)

Mr. MA Wangjun
Mr. LAM Kin Ming, Lawrence
Mr. WU Kwok Cheung mH

REMUNERATION COMMITTEE

Mr. LAU Hon Chuen, Ambrose GBS, up (Committee Chairman)

Mr. MA Jianping
Mr. LAM Kin Ming, Lawrence
Mr. WU Kwok Cheung MH

NOMINATION COMMITTEE
Mr. ZHOU Zheng (Committee Chairman)
Mr. LAU Hon Chuen, Ambrose GBS, Jp

Mr. LAM Kin Ming, Lawrence
Mr. WU Kwok Cheung mH

COMPANY SECRETARY

Ms. NG Chi Man

AUDITOR

Deloitte Touche Tohmatsu

—T-AFERHRE AmswEsRam 135
., VA A U U U U U U U " Y V" " " O - -T W

Corporate Information

NN R

=S

HITES
BB ()

FHITES
BT LE
BITEE
EELT
BBkt

BYFHITES
Rz Eesunmes K FHL

MR E
MBI s s

ERZEEE
BlER T Eeemas ¥+ (Z
ETELA

REERR LA
MR L s m s

FMEES
RBER I Eeuneas sV (ZTEETE)

MR E
B e

REZEE®
BBEE(ZESEE)

B Ep e smnEs A FHL
MERA ST AE

MR s m s

YNEIR 3=

RIEX 2+

= S ED

mEeMERS &5 EITT

0
m
L

T &)



136 Joy City Property Limited Interim Report 2016

- O M T W

Corporate Information

ANGIE= e

PRINCIPAL BANKERS

The Hongkong and Shanghai Banking Corporation Limited

Bank of China (Hong Kong) Limited

REGISTERED OFFICE

Clarendon House, 2 Church Street
Hamilton HM 11, Bermuda

PRINCIPAL OFFICE IN HONG KONG

33/F., Top Glory Tower
262 Gloucester Road
Causeway Bay, Hong Kong

BRANCH SHARE REGISTRAR AND TRANSFER

OFFICE IN HONG KONG

Tricor Progressive Limited
Level 22, Hopewell Centre
183 Queen’s Road East
Hong Kong

COMPANY WEBSITE
www.joy-cityproperty.com

STOCK CODE

207

AN

FEEREIT

FEELBESRTERRA
FERT(BB)BRAF

AfREE

Clarendon House, 2 Church Street
Hamilton HM 11, Bermuda

BRANRER
B ARE

T B2625%
15 F fp 023342
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www.joy-cityproperty.com
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