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MANAGEMENT DISCUSSION AND ANALYSIS

EEEZFWmR DT

BUSINESS AND FINANCIAL REVIEW

Overview

The principal activity of Talent Property Group Limited (the
"Company”) is investment holding. On 10 December 2010, the
Company completed the acquisition of Talent Central Limited
which, through its subsidiaries, holds interests in various real
estate projects in the PRC (the “Previous Acquisition”) from
Talent Trend Holdings Limited (“Talent Trend”). In previous
years, the Company and its subsidiaries (collectively “the
Group”) had undergone certain reorganisation of its businesses
and projects with an objective to streamline its operations into
a more property focused business in first-tier cities in the PRC.
The Group currently engages in the business of (i) real estate
development, (ii) property investment and (iii) property
management in Guangzhou, the PRC.

During the 6 months’ period, approvals were obtained from
relevant authorities and independent shareholders of the
Company for the full conversion of the outstanding convertible
notes, which was issued for the Previous Acquisition, with value
of HK$2,139.85 million into ordinary shares of the Company.
After its full conversion on 3 June 2016, the capital base of the
Company was enlarged significantly.

Revenue and Gross Profit

During the six months ended 30 June 2016 (the "Reporting
Period”), the Group recorded an unaudited consolidated
revenue and gross profit of RMB123.6 million and RMB26.6
million, respectively, as compared to revenue of RMB208.4
million and gross profit of RMB45.7 million for the six months
ended 30 June 2015 (the “Preceding Period”).

During the Reporting Period, a revenue of RMB100.1 million
(Preceding Period: RMB199.9 million) was recorded from the
delivery of the residential units of Xintian Banshan (¥7 X % 1)
with gross floor area of approximately 3,400 square meters
("sgm”) (Preceding Period: 6,900 sgm). Whereas, revenue from
selling of other properties held for sales was 8.0 million
(Preceding Period: RMB Nil). Such reduction was a result of
sluggish contract sales in earlier years. Combining the favorable
market conditions and change of our sales taskforce since
second half of 2015, contract sales had been improved
markedly. During the Reporting Period, contracted sales of
approximately RMB346.3 million (Preceding Period: RMB51.8
million) for a gross floor area of approximately 11,800 sgm
(Preceding Period: 1,900 sgm) was recorded.
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MANAGEMENT DISCUSSION AND ANALYSIS

Redevelopment of the 10-storey complex building, namely Talent
Shoes Trading Center (K fm# %32 5 F ), for commercial and
office use located at Zhan Xi Shoe Market was completed and
opened in March 2015. Rental income and properties
management fee income totaling RMB11.6 million were recorded
therefrom during the Reporting Period (Preceding Period:
RMB5.7 million).

Rental income and properties management fee generated from
commercial units of Tianlun Garden (X f&{E[&) and other properties
increased from RMB2.8 million in the Preceding Period to RMB3.9

million in the Reporting Period.

After taking into account the acquisition costs from Previous
Acquisition, subsequent development cost as well as provision
for impairment loss in previous years, a gross profit and overall
gross profit margin of RMB18.0 million and 16.7% (Preceding
Period: a gross profit of RMB44.9 million and gross profit margin
of 22.5%), respectively, were recorded from business of property
development. Whereas, improved gross profit and overall gross
profit margin of RMB8.6 million and 55.5% (Preceding Period:
RMBO0.8 million and 9.4%), respectively, were recorded from
businesses of property investment and management as a result
of operation of Talent Shoes Trading Center.

Distribution Costs

During the Reporting Period, less resource was used for the
advertising of Xintian Banshan as compared to Preceding
Period. As a result, distribution cost was reduced to RMB5.3
million (Preceding Period: RMB6.9 million).

Administrative and Other Operating Expenses
Compared with Preceding Period, less project related legal cost
was incurred in the Reporting Period. As such, administrative
and other operating expenses was reduced to RMB18.9 million
(Preceding Period: RMB35.6 million).

Share of Loss of An Associate

The Linhe Cun Rebuilding project is an old village
redevelopment project located in the CBD of Tianhe District in
Guangzhou and adjacent to the Guangzhou East Railway
station. The project involves compensation and relocation of
original occupiers of the village, demolition of existing village
buildings, construction of new buildings for the resettlement of
existing occupiers and construction of new high-end residential
buildings (namely Forest Hills (I&#K)) and commercial tower
(namely Guangzhou Commerce Centre (EE 1)) for sale. The
project is carried out by an associate which is owned as to 30%
and 70% by the Group and Sun Hung Kai Properties Group,
respectively.
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MANAGEMENT DISCUSSION AND ANALYSIS
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Development the first two phases of the project was completed.
Substantial residential units sold were delivered in previous
years. As such, units sold in previous years available for delivery
in the Reporting Period were significantly reduced. In addition,
an increase of tax charge was recorded. As such, a post-tax loss
was recorded in the books of the associate in the Reporting
Period. After taking into account the acquisition costs from
Previous Acquisition, the Group recorded a share of loss of
RMB24.7 million (Preceding Period: profit of RMB33.4 million).

Impairment Loss and Fair Value Change on Properties
Portfolio

Regarding our investment properties, a revaluation deficit of
RMB37.8 million was recorded (Preceding Period: RMB2.8
million). Weakened growth of PRC shoe industry, increasing
popularity of online trading and shopping continue affecting
traditional retail and wholesale businesses of the tenants of our
investment properties. The Group had launched various
incentive programs to secure and retain tenants of in our Talent
Shoes Trading Center. On the other hand, the Group had
entered into an agreement for the disposal of all commercial
units in Tianlun Garden.

Regarding our residential project, Xintian Banshan, garden and
landscape engineering, refined decoration and structural work
of the grand-sized luxurious villas along the valley of the
mountains are ongoing. In first half of 2016, the sentiment of the
residential property market in Guangzhou improved
prominently. Accompanied with our adjustment on marketing
strategies, the pace of contract sales of the high-rise residential
units in keeps improving since second half of last year. After
considering market conditions, pace of contract sales, further
development costs to be incurred as well as the latest
revaluation, a reversal of previously provided impairment loss of
RMB18.8 million (Preceding Period: impairment loss of RMB80.9
million) was recorded for our completed properties for sales
and properties under development.
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MANAGEMENT DISCUSSION AND ANALYSIS

Fair Value Change on Derivative Financial Instruments
According to applicable accounting standards, the fair value of
the derivative component of the convertible notes has to be re-
measured. The Company's right to redeem the convertible
notes before its maturity date represents this derivative
component. Its fair value will vary with its unexpired period to
maturity, outstanding face value as well as the Company’s share
price, volatility of its and its comparable peers.

A fair value deficit of RMB4.8 million (Preceding Period: surplus
of RMB45.1 million) was recorded in the Reporting Period upto
the date immediate before the full conversion of the convertible
notes in accordance with the re-assessment conducted by an
independent qualified professional valuer.

Finance Cost

During the Reporting Period and upto the date immediate
before the full conversion of convertible notes, imputed finance
cost totaling RMB45.1 million (Preceding Period: RMB56.2
million) arising from the convertible notes was recorded.
Finance costs arising from bank and other borrowings (before
capitalisation) increased to RMB19.2 million (Preceding Period:
RMB10.9 million) as a result of increased average outstanding
balances of bank borrowings during the Reporting Period.

Income Tax Expense

An income tax charge of RMB466,000 was recorded in the
Reporting Period as compared to a tax charge of RMB45,000 in
the Preceding Period. It was mainly the combined effect of sales
of Xintian Banshan as well as net reversal of deferred tax led by
net revaluation deficit of our properties portfolio.

Loss of the Period Attributable to owners of the
Company

As a result of the above and with the absence of certain one-off
sundry income as recorded in the Preceding Period, the loss
attributable to owners of the Company widened from RMB27.7
million in the Preceding Period to RMB97.0 million in the
Reporting Period.
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MANAGEMENT DISCUSSION AND ANALYSIS

EEEZFWmR DT

Prospect

Looking forward to the second half of the year, the overall
economy of China is expected to maintain steady growth. We
expect that the policies of central government among real
estate sector will remain unchanged in order to ensure stability
and maintain economic growth. Whereas, local governments
may introduce different policies based on their local property
market and policies may vary among different cities.

The Group will keep on the fruitful momentum on marketing
and contracts sales of Xintian Banhan. In addition, we continue
taking steps to ensure the highest quality of inner scenery and
decoration of this precious product and to tackle the
complexities on construction along the slope. We target to
make the grand-sized villa available for sales not later than early
next year.

In respect of the Linhe Cun Rebuilding project held by the
Associate, the third phase of Forest Hills has just been launched
in July with inspiring results seen. Whereas Guangzhou
Commerce Centre is scheduled for sales very soon.

Coupling with the continuous contract sales of Xintain Banshan,
consideration receipts from the disposal of Tianlun Garden in
coming months as well as the full conversion of convertible
notes in June 2016, the cash reserve and the capital structure of
the Group are greatly enhanced. The Group is seeking
opportunities and business partner to set foot in properties
projects aiming shorter development and cash conversion
cycles than our traditional residential & commercial projects in
order to create values for shareholders and a long term growth
of the Group.

SIGNIFICANT EVENTS AFTER THE REPORTING
PERIOD

The Group had entered into a sale and purchase agreement for
the disposal of all the commercial units of Tianlun Garden with
a consideration of RMB210 million after the balance sheet date
of the Reporting Period. Details of this disposal and capitalized
terms used were stated in the announcement of the Company
dated 1 August 2016. As at the date of this report, the Company
had received a deposit of RMB8 million and the First Payment
amounted RMB58 million has been paid to Escrow Account.
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MANAGEMENT DISCUSSION AND ANALYSIS

PORTFOLIO OF PROPERTIES

As at 30 June 2016, the Group's properties and projects on
hand are shown in the table below:

Investment properties

BB 2w R DT

MERE
RIB-—AFANAZTE  AEENREVER
HABIIRTE :

Project and address Purpose

15 B Kbt k=S
Commercial units of Tianlun Garden, Commercial
No. 17-29 Jianshe Si Ma Lu, [EES

Yuexiu District, Guangzhou City,

Guangdong Province, the PRC (“Tianlun Garden”)*
F B R RN T LS R AR U S 8 17-29 5%
KeieE ([ XaER]) 2R Bt

Commercial units of Shangyu Garden, Commercial
No. 45 Tianhe Road, Tianhe District, HE
Guangzhou City,

Guangdong Province, the PRC (“Shangyu Garden”)

o B B SR B T RO [ KO B 45 5%

FEIEE([ HBER ) 2 A B

A 10-storey commercial building built over Commercial
a basement of 3 levels, mixed commercial and HE

office building with car parking spaces.*

No. 18 Zhan Xi Road, Liwan District, Guangzhou City,

Guangdong Province, the PRC

("Talent Shoes Trading Center”)

TREREEMT LRI 185
—EER=-EHEZTESBERNAE

REBT (HRE)*

(RfREXZZHPL))

Being gross floor area of the property excluding the car parking spaces.

As at 1 August 2016, the Group entered into an agreement for the disposal
of this subject properties.

REME
Lease term Gross floor Percentage
of land area (sg.m.) interest
THFEE HIBE E R EEEIL
HAFR (F7mK) %
Medium 11,777 100%
H
Medium 2,198 100%
H
Medium 22,526* 100%
H

* BN R EEEIE - DRIEEENT -

’ RZZE-RENA—R  AEERHEZENMETL
T o
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MANAGEMENT DISCUSSION AND ANALYSIS
BEBZHmE DM

Properties under development BRETUE
Planned
Saleable  Percentage
GFA* interest
Site area (sq.m.)
(sqm.)  EEIAHE #  Stage of Expected
Project and address ﬁbﬁﬁi% iggﬁ@i—? (F:\?n?pletion coin E!etion sate
B Rt (F5XK) (F5XK) 72 KB B BrtxIAH
Xintian Banshan 118,102 Approximately 100%  Under development 2017
South Lake Village Phase I, #166,000 FEH —Z—+F

Tonghe Road, Baiyun District,
Guangzhou City, Guangdong Province,
the PRC (“Xintian Banshan")
REERERNTAERAME
HRLEE 5

ARSI (TFREW D)

Forest Hills and 57,793  Approximately 30%  Under development ~ 2016-2018
Guangzhou Commerce Centre #7109,000 SR —E-REZR
Linhe Rebuilding Project —E-N\E
Tianhe District,

Guangzhou City, Guangdong Province,

the PRC

REEREBNHRAR

AR ERIER

BB EE L

* It excludes area delivered and area completed for delivery. * TEFEERNEELRERTHRINEE -
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MANAGEMENT DISCUSSION AND ANALYSIS

al A,
EEE 25 wm& o
Completed properties held for sale BEHEZERIYHE
Percentage
interest
Gross floor
area (sq.m.)
Project and address BEEEE
HA Rtk (EF3K)
Residential units of Approximately 100%
Xintian Banshan 479,600

completed for delivery

ERTAFRMNEOFAF L2 ETEN

Residential units of Approximately 100%
South Lake Village Phase I, Tonghe Road, #17,100

Baiyun District, Guangzhou City,

Guangdong Province, the PRC

(VDS

P B ERE BN T

B E &R

AL E —

ZIEEEM

Car parking spaces of Dongming Xuan, Tianlun Garden and N/A 100%
Shangyu Garden i A

(N

RIBE - RfgfeE R FEIEE 2 B
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MANAGEMENT DISCUSSION AND ANALYSIS
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LIQUIDITY AND FINANCIAL RESOURCES

The Group's total assets as at 30 June 2016 were approximately
RMB3,583.4 million (31 December 2015: approximately
RMB3,511.3 million) which were financed by the total equity and
total liabilities of approximately RMB1,800.5 million (31
December 2015: approximately RMB184.7 million) and
approximately RMB1,782.9 million (31 December 2015:
approximately RMB3,326.6 million including convertible notes)
respectively.

The Group borrowings were all denominated in Renminbi. Bank
balances and cash were mainly denominated in Renminbi. As at
30 June 2016, there were no outstanding forward contracts in
foreign currency committed by the Group that might involve it
in significant foreign exchange risks and exposures.

CAPITAL STRUCTURE

On 10 December 2010, convertible notes and promissory notes
in principal amount of HK$3,100.0 million and HK$160.0 million
respectively were issued as part of the consideration for the
Acquisition. All the outstanding convertible notes are converted
into ordinary shares of the Company on 3 June 2016. The
Group's gearing ratio then computed as total debts over total
assets was approximately 49.8% as at 30 June 2016 (31
December 2015: 94.7%). As at 30 June 2016, bank borrowings
and other borrowings were amounted to RMB486.9 million (31
December 2015: RMB489.4 million) carried fixed interest rate.

EXPOSURE TO FOREIGN EXCHANGE

The revenue and the cost of production and purchase of the
Group are mainly denominated in Renminbi. Therefore, the
Group is not exposed to any other material foreign currency
exchange risk. An average rate and a closing rate of HK$1.1859:
RMB1 and HK$1.1674: RMB1, respectively, were applied on
condensed consolidation of the financial statements for the
Reporting Period.

CHARGE ON ASSETS

As at 30 June 2016, certain assets of the Group with an
aggregate amount of approximately RMB1,459 million (31
December 2015: RMB1,546.7 million), represented by properties
under development of approximately RMB779 million (31
December 2015: RMB545.0 million), completed properties held
for sale of approximately RMB20 million (31 December 2015:
RMB78.0 million) and investment properties of approximately
RMB660 million (31 December 2015: RMB923.7 million), were
pledged to secure general banking facilities.
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MANAGEMENT DISCUSSION AND ANALYSIS

NUMBERS AND REMUNERATION OF
EMPLOYEES

As at 30 June 2016, the Group had approximately 202 (31
December 2015: 190) employees, with about 198 in the
Mainland China and 4 in Hong Kong. All employees are
remunerated based on industry practice and in accordance with
prevailing labor law. In Hong Kong, apart from basic salary, staff
benefits including medical insurance, performance related
bonus, and mandatory provident fund would be provided by
the Group.

The adoption of a new share option scheme was approved by
the shareholders meeting held on 20 May 2013. No new share
options were granted during the Reporting Period.

CAPITAL COMMITMENT AND FINANCIAL
GUARANTEE

Details of the capital commitment and financial guarantee are
set out in notes 17 and 18 respectively to the condensed
consolidated financial statements.
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OTHER INFORMATION

DIRECTORS’ AND CHIEF EXECUTIVES'
INTERESTS AND SHORT POSITIONS IN THE
SHARES, UNDERLYING SHARES AND
DEBENTURES OF THE COMPANY OR ANY
ASSOCIATED CORPORATION

As at 30 June 2016, except Mr. Mak Yiu Tong (an independent
non-executive director of the Company) personally holds
150,000 ordinary shares of the Company, none of the Directors
nor the chief executive of the Company had registered any
interest or short position in the shares, underlying shares or
debentures of the Company or any of its associated
corporations (within the meaning of Part XV of the Securities
and Future Ordinance (the “SFO")) which would have to be
notified to the Company and the Stock Exchange pursuant to
Divisions 7 and 8 of Part XV of the SFO (including interests or
short positions which they were taken or deemed to have under
such provisions of SFO), or which were required to be and are
recorded in the register required to be kept by the Company
pursuant to Section 352 of the SFO, or as otherwise notified to
the Company and the Stock Exchange pursuant to the Model
Code.

SUBSTANTIAL SHAREHOLDERS' INTERESTS
AND SHORT POSITIONS IN THE SHARES,
UNDERLYING SHARES OF THE COMPANY

So far as is known to the Directors or chief executives of the
Company, as at 30 June 2016, the interests or short positions of
substantial shareholders (other than Directors or the chief
executives of the Company) in the shares or underlying shares
of the Company which would fall to be disclosed to the
Company under the provisions of Divisions 2 and 3 of Part XV of
SFO or were recorded in the register required to be kept by the
Company under Section 336 of SFO were as follows:

Talent Trend Holdings Limited
Winspark Venture Limited

Notes:

Q)] The entire issued share capital of Talent Trend Holdings Limited is directly,
beneficially and wholly owned by Mr. Zhang Gao Bin. He personally holds
104,465,000 shares of the Company, representing approximately 1.01%
issued share capital of the Company.

2) The entire issued share capital of Winspark Venture Limited is directly,

beneficially and wholly owned by Ms. Chan Man Ling. Such interests were
ceased to be held by them on 29 July 2016.
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SHARE OPTION SCHEME

Share option scheme of the Company was adopted on 20 May
2013 for the purpose of providing incentives and rewards to
Participants who contribute to the success of the Group's
operations. Particulars of the scheme are set out in note 31 to
the consolidated financial statements as shown in 2015 Annual
Report. The maximum number of unexercised share options
currently permitted to be granted under the Scheme is an
amount equivalent, upon their exercise, to 10% of the shares of
the company in issue at any time. As at 31 August 2016, the
number of shares of the Company available for issue in respect
thereof was 102,931,365, representing 10% of the issued shares
of the Company. In addition, save as determined at the
discretion of the Board, there is no minimum holding period
before an Option is exercisable. No options were granted
during the six months ended 30 June 2016.

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

Neither the Company, nor any of its subsidiaries purchased,
redeemed or sold any of the Company's listed securities during
the 6 months’ period ended 30 June 2016.

DIVIDEND
The board does not recommend payment of any interim
dividend for the six months ended 30 June 2016.

CONNECTED AND RELATED PARTY
TRANSACTIONS

Details of the connected and related party transactions for the
Reporting Period are set out in note 19 to the condensed
consolidated financial statements.

MODEL CODE FOR SECURITIES TRANSACTIONS
The Company has adopted the Model Code as set out in
Appendix 10 of the Listing Rules for directors’ securities
transactions. Having made specific enquiries of all directors of
the Company, they have confirmed that they complied with
required standard set out in the Model Code throughout the
accounting period covered by the interim report.

SUFFICIENCY OF PUBLIC FLOAT
As at the date of this report, the Company has maintained the
prescribed public float under the Listing Rules, based on the
information that is publicly available to the Company and within
the knowledge of the Company’s directors.
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OTHER INFORMATION
Hth &%

CORPORATE GOVERNANCE

The Board has been committed to maintaining the high level of
corporate governance within the Group in order to enhance the
transparency in disclosure of material information. The Board
considers such commitment is essential for internal
management, financial management and protection of
shareholders’ interests and believes that maintaining a high
standard of corporate governance benefits all shareholders,
investors, and its business as a whole. The Company has
applied the principles and complied with the requirements of
the Code on Corporate Governance Practices (the “CG Code”)
as set out in Appendix 14 of the Rules Governing the Listing of
Securities (the “Listing Rules”) on The Stock Exchange of Hong
Kong Limited, except for the following deviations.

CG Code Provision A2.1

Currently, the Company does not appoint chief executive
officer. In view of the operation of the Group, the Board
believes that the present structure of the Board will provide a
strong leadership for the Group to implement prompt decisions
and to formulate efficient strategies, which is for benefits of the
Group.

Moreover, the day-to-day operation of the Group's businesses
are shared among those executive directors and the
management of the Company. Therefore, there should be a
clear division of the responsibilities at the board level to ensure
a balance of power and authority, so that power is not
concentrated in any one individual.

REVIEW OF ACCOUNTS

The unaudited condensed consolidated accounts of the
Company and its subsidiary companies for the six months
ended 30 June 2016 have been reviewed by the Company’s
auditor, Cheng & Cheng Limited, in accordance with Hong
Kong Standard on Review Engagement 2410, “"Review of Interim
Financial Information Performed by the Independent Auditor of
the Entity” issued by the Hong Kong Institute of Certified Public
Accountants. The unaudited condensed consolidated accounts
of the Company and its subsidiary companies for the six months
ended 30 June 2016 have also been reviewed by the Audit
Committee of the Company.
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AUDIT COMMITTEE

The audit committee of the Company consists of the
independent non-executive directors, namely Mr. Lo Wai Hung,
Mr. Chan Chi Mong, Hopkins and Mr. Mak Yiu Tong. The audit
committee has reviewed with management the accounting
principles and standards adopted by the Group, and discussed
auditing, internal control and financial reporting matters
including the review of the unaudited condensed consolidated
accounts of the Company and its subsidiary companies for the
six months ended 30 June 2016.

By Order of the Board
You Xiaofei
Chairman

Hong Kong, 31 August 2016
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CONDENSED CONSOLIDATED STATEMENT OF PROFIT OR LOSS AND OTHER COMPREHENSIVE INCOME
BRFRERaREMEEBRARE

Six months ended 30 June
BZEXA=1HLAKER

2016 2015
“EB-RF —ET-RF
RMB'000 RMB'000
ARMET T ARETTT
(unaudited) (unaudited)
(REER) (REBER)
Revenue g 5 123,578 208,438
Cost of sales and income SHE RIARAR (96,975) (162,702)
Gross profit S 26,603 45,736
Other revenue and net income E Al R F 58 6 4,884 36,337
Distribution costs SRR (5,260) (6,908)
Administrative and other operating expenses TE M EMEEH S (18,920) (35,611)
Share of (loss)/profit of an associate DME—EBE N2
(E518), /& A (24,743) 33,374
Impairment loss of completed properties BIELEZEER
held for sale MENRESE (316) (3,890)
Reversal of impairment loss of properties BOERPYEYZ
under development FEER 19,156 -
Impairment loss of properties under development 2 ER Y E REEE - (77,033)
Fair value changes on investment properties REWE s N TEED (37,778) 2,799)
Fair value changes on derivative THEERIAZ
financial instrument NEELH 15 (4,830) 45,051
Finance costs BB 7 (55,296) (61,874)
Loss before income tax BRATE B ATE R 8 (96,500) (27,617)
Income tax expense PrSHR 9 (466) (45)
Loss for the period &S (96,966) (27,662)
Other comprehensive (loss)/income Hit2mE (F8) WA
ltems that may be reclassified subsequently to BEIEN ER
profit or loss: BamMIER

Reclassification adjustment of fair value reserve LEAHIESHEEY
on disposal of available-for-sale financial assets N ERBEER

DERE = 535

Exchange (loss)/gain on translation of financial BMEBINER I RER 2
statements of foreign operations B (&518), Mz (49,673) 6,421

Other comprehensive (loss)/income HEEAZE(BE), WA
for the period (49,673) 6,956
Total comprehensive loss for the period HE2EERAH (146,639) (20,706)

Loss attributable to: THALTELESSE:

Owners of the Company KRBEEA (96,966) (27,662)
Non-controlling interests FEzR - -
(96,966) (27,662)
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CONDENSED CONSOLIDATED STATEMENT OF PROFIT OR LOSS AND OTHER COMPREHENSIVE INCOME
ERGERERAMEEBARRE

Six months ended 30 June
BZEXA=1HLAKER

2016 2015
“EB-RF —ET-RF
RMB'000 RMB'000
ARETR ARBFT
(unaudited) (unaudited)
(REER) (REBER)
Total comprehensive loss attributable to: THATEEEZEEEERE:

Owners of the Company KABERA (146,639) (20,706)
Non-controlling interests R R = -
(146,639) (20,706)

Loss per share BRER 10
Basic YN (2.017 cents %) (0.857 cents %)
Diluted i (2.017 cents 2) (0.857 cents %)
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CONDENSED CONSOLIDATED STATEMENT OF FINANCIAL POSITION
BREE MBI R

As at
i
30 June 31 December
2016 2015
—B-RF —ZE—AF
ANB=+H  +Z-A=1+—H
RMB’000 RMB'000
AR®T ARET T
(unaudited) (audited)
(REER) (FEE==%)
ASSETS AND LIABILITIES BERAE
Non-current assets FREBEE
Investment properties &Y 925,000 962,601
Plant and equipment WE &% 2,597 1,565
Interests in an associate ) NI 548,103 572,464
Available-for-sale financial assets At ESREE 1,000 1,000
1,476,700 1,537,630
Current assets REBEE
Properties under development EREPYE 1,441,400 1,466,005
Completed properties held for sale BEEEZEIE IYE 303,088 209,160
Trade receivables FEWBRE X 11 27,161 36,401
Prepayments, deposits and TERFIE - ke Rk
other receivables H b UG FR T8 12 107,538 124,724
Tax recoverable AR B R IR 23,551 9,935
Cash and cash equivalents ReEkREEEY 203,938 127,430
2,106,676 1,973,655
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CONDENSED CONSOLIDATED STATEMENT OF FINANCIAL POSITION
RS BRI R

Current liabilities

Trade payables

Accruals and other payables
Provision for tax

Borrowings

Convertible notes

Net current assets/(liabilities)

Total assets less current liabilities

Non-current liabilities
Deferred tax liabilities
Borrowings

Net assets

EQUITY
Share capital
Reserves

Equity attributable to owners
of Company
Non-controlling interests

Total equity

RBEE

FETERR 13
EETERAREMENZE 14
FRIE R

R

QEES 15

RBEE (BE) FE

REERRDAME

FRBEE
EERBARE

&

BEEFE

b

A&7 16
s

KNABIEA AEL R
FEVE I

RSB

As at

i

30 June
2016
S

~A=1+H
RMB’000
AR®T
(unaudited)
(REEER)

31 December
2015
—ZE—AF
+=-A=+—8H
RMB'000
ARBTTT
(audited)
(&)

(57,195) (83,509)
(749,320) (534,224)
(185,251) (232,481)
(336,854) (315,354)

- (1,663,786)
(1,328,620) (2,829,354)
778,056 (855,699)
2,254,756 681,931
(304,305) (323,268)
(150,000) (174,000)
(454,305) (497,268)
1,800,451 184,663
36,602 14,384
1,743,658 150,088
1,780,260 164,472
20,191 20,191
1,800,451 184,663
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CONDENSED CONSOLIDATED STATEMENT OF CASH FLOWS
ERFeRERER

For the six months
ended 30 June
BZESA=1THIEAREA

2016 2015
—E-REF —T—hfF
Notes RMB’000 RMB’000
liks3 ARBT T ARETFT
(unaudited) (unaudited)
(RRER) (REEEZ)
Net cash generated from/(used in) EEERHE(FTA)
operating activities ZBEERE 100,877 (62,493)
Cash flows from investing activities REEBCHERE
Addition to investment property BN (177) (2,115)
Purchase of property, plant and equipment ~ BE Y W= M RE (1,472) (227)
Proceeds from disposal of available-for-sale  HER[HHESRIEE
financial assets Fis k1A = 1,729
Net cash used in investing activities REEKFAZRS
FHE (1,649) 613)
Cash flows from financing activities MEXB2RERE
Repayment of bank loans ERIRITER (2,500) (187,000)
Proceeds from bank loans RITERPAEFHIA - 150,000
Other cash flows arising from financing HEmmEERKELY
activities Ren=E (19,213) (5,144)
Net cash used in financing activities REXBAZ
HE TR (21,713) (42,144)
Net increase/(decrease) in cash and BekReEEY
cash equivalents i/ CRd) 77,515 (105,250)
Cash and cash equivalents at beginning of Bz RekReE
period B 127,430 247,542
Effect of foreign exchange rate changes MRS pE (1,007) 1,274
Cash and cash equivalents at end of period ~ HIKRZ IR E RIS
B 203,938 143,566
Analysis of cash and cash equivalents ReRASEBYIN
Bank balances and cash RITEHREE S 203,938 143,566
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CONDENSED CONSOLIDATED STATEMENT OF CHANGES IN EQUITY
ERGEEREER

For the six months ended 30 June 2016 (unaudited) BEZ-Z—XR"EXRA=ZTHLEANEA GREER)

Attributable to owners of the Company
ALREEAELRE

Fair value
reserve for
available-
Currency Capital for-sale  Convertible Non-

Share Share  translation Capital ~ Contributed redemption ~ financial notes  Accumulated controlling Total

capital  premium reserve reserve surplus reserve assets reserve [ Total interests equity
AftHE
LLiE E5RE  dREE 8K FER
ks RHEE R EARRE  4AER i AVERE FBEE BB af B RE4E
RMB'000  RMB'O00  RMB'O00  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000 RMB'000  RMB'000  RMB'000  RMB'000
ARETR ARBTR ARMTR ARMTR ARETR ARBTR ARETR ARMTR ARMTR ARMT: ARMTR ARET:z

At1 January 2016 (audited) RZZ-7F-A-8

\
(8%hH) 14384 798198 (116,794 861 301,799 82 (253) 364,185  (1,197,990) 164,472 20191 184,663
Loss for the period BEE - - - - - - - - (96966) (96,966) - (96966)
Other comprehensive loss BRERIESE:
for the period:
Exchange loss-on translation of financial &850 £ 2 817
statement offoreign operations HERIERER - - (49613 = = = - - - (49,673) - Wy
Total comprehensive loss BRREEEEE
for the period - - (49,673) - - - - - (96,966) (146,639) - (146,639
Issuance of shares upon conversion of X TR EIEE 1T
convertible note (Note 19) i (i 15) 2,218 210439 - - - - - (364185) - 1762421 - 1762427
As at 30 June 2016 (unaudited) RIE-1E
AAZTR(REER) 36,602 2902592 (166,467 861 301,799 82 (253) - (1,294,956) 1,780,260 20,191 1,800,451
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CONDENSED CONSOLIDATED STATEMENT OF CHANGES IN EQUITY
ERGeERBER

For the six months ended 30 June 2015 (unaudited) HE-_T—AFNA=THIEAMA GREER)

Attributable t 15 of the Company

Fair value
reserve for
[able-
y for-sale
Share  tra Capital ~ Contriouted financia Accumulated controlling Total
premium s reseve surplus assefs e loss interes equity
g
BAfE  BARR A R
1B'000 RMB'000 000 MB'000 MB'000 IMB'00 RMB'000
L T ARETR A T T T T ARE RETR
At1 January 2015 (audited) RZZ-RF-A-8
(8%8) 12452 610,850 (35,774) 861 301,79 8 (788) 395,182 (1,082,865) 201,799 2,192 219
Loss for the period BEE - - - - - - - - 282 (21662 - e
Other comprehensive loss BRERZERE:
for the period:
Reclassification edjustment of fairvalue ~ HET &S HAEH
reserve on disposal of NHEERIENAE
available-for-sale financial assets f% - - - - - - 53% - - 53 - 5%
Exchange gain-on translation of finencial &G/ EH 2 E17%
statement of foreign operations BRER NG - - 6,421 - - - - - - 6421 - 6421
Total comprehensive loss BR2EEREE
for the period - - 6421 - - - 5% - (27662) (20,706) - (20,706)
As at 30 June 2015 (unaudited) e ita
ABZTR(REER) 12452 610,850 (29.3%3) 861 301,79 8 (253) 395,182 (1110527) 161,093 20,192 201,285
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NOTES TO THE CONDENSED CONSOLIDATED FINANCIAL STATEMENTS

EARAR & SRR MRt

For the six months ended 30 June 2016 HZ —Z— XFNA=1+HIL/NEA

GENERAL INFORMATION

Talent Property Group Limited (the "Company”) is a
limited liability company incorporated in Bermuda and
domiciled in Hong Kong. The addresses of its registered
office and principal place of business of the Company are
disclosed in the corporate information section to the
annual report. The Company’s shares are listed on The
Stock Exchange of Hong Kong Limited (the “Stock
Exchange”).

The Company is an investment holding company. The
principal activities of the principal subsidiaries are
including (i) real estate development, (ii) property
investment and (iii) property management.

BASIS OF PREPARATION

The interim condensed consolidated financial statements
for the six months ended 30 June 2016 are unaudited but
have been reviewed by the Audit Committee.

The interim condensed consolidated financial statements
have been prepared in accordance with the applicable
disclosure requirements of Appendix 16 to The Rules
Governing the Listing of Securities on The Stock Exchange
of Hong Kong Limited (the “Listing Rules”) and with the
Hong Kong Accounting Standard 34 “Interim Financial
Reporting” issued by the Hong Kong Institute of Certified
Public Accountants (“HKICPA"). It was authorised for
issued on 31 August 2016.

The interim condensed consolidated financial statements
do not include all the information and disclosures required
in the annual financial statements, and should be read in
conjunction with the Group’s 2015 annual financial
statements. In the auditors’ report dated 31 March 2016,
the auditors expressed an unqualified opinion on those
financial statements but included an emphasis of matter
paragraph drawing attention to conditions which indicated
the existence of a material uncertainty which may cast
significant doubt on the Group's ability to continue as a
going concern.

The accounting policies and method of computation
adopted in the preparation of the interim condensed
consolidated financial statements are consistent with
those used in the preparation of the Group’s annual
financial statements for the year ended 31 December 2015
except as stated in note 3 below.
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NOTES TO THE CONDENSED CONSOLIDATED FINANCIAL STATEMENTS
AR A B A R Y et

For the six months ended 30 June 2016 B E —Z—"EXA=+H I NEA

24

ADOPTION OF NEW AND REVISED HONG
KONG FINANCIAL REPORTING STANDARDS
In the current interim period, the Group has applied, for
the first time, the following amendments to Hong Kong
Financial Reporting Standards ("HKFRSs”) issued by the
HKICPA:

Amendments to HKAS 1
Amendments to HKFRS 10,

Disclosure Initiative
Investment Entities: Applying

HKFRS 12 and the Consolidation Exception
HKAS 28 (2011)
HKFRS 14 Regulatory Deferred Accounts

Amendments to HKFRS 11 Accounting for Acquisitions of
Interests In Joint Operations
Clarification of Acceptable Methods

of Depreciation and Amortisation

Amendments to HKAS 16
and HKAS 38

Amendments to HKFRSs Annual Improvements 2012-2014
cycle

Amendments to HKAS 27 Equity method in Separate Financial

Statements

The adoption of these new and revised HKFRSs has had
no significant financial effects on these condensed
consolidated financial statements of the Group.

The Group has not early adopted the new and revised
standards, amendments or interpretation that have been
issued but are not yet effective.

SEGMENT INFORMATION

The executive directors have identified the Group's three
(2015: three) products and service lines as operating
segments as follows:

(a) Property development consists of the sales of
properties which were completed;

(b) Property investment consists of the leasing of
investment properties;

() Property management consists of the provision of
property management services.
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NOTES TO THE CONDENSED CONSOLIDATED FINANCIAL STATEMENTS

For the six months ended 30 June 2016 # & —Z—

These operating segments are monitored and strategic
decisions are made on the basis of adjusted segment
operating results.

For the six months ended 30 June 2016 (unaudited)

IRRER S ISR N FE

/\E/\H-+EIJJ:/\1.H

WEERD G RRS WER K2
%ﬁ?ITgﬁtflﬁmﬁkﬁu/kﬁﬁ

IEARBA CRE

Property Property Property
development investment  management Total
WEER WERE MEER Ak
RMB'000 RMB'000 RMB'000 RMB' 000
ARBTT ARBT T ARBT T ARBT T
Reportable segment revenue A& A HUiz
External revenue INRU R 108,097 13,027 2,454 123,578
Reportable segment profit/(loss) AHRES R,/ (BE) 29,782 (30,459) (524) (1,201)
For the six months ended 30 June 2015 (unaudited) B —AFNAZFTALEANEARCGRE
Ez)

Property Property Property
development investment  management Total
MERER NERE NEER L
RMB'000 RMB'000 RMB'000 RMB'000
ARETT ARETT ARETT ARETT
Reportable segment revenue A& AUz
External revenue SIS 199,946 6,807 1,685 208,438
Reportable segment (loss)/profit A& & 23 (1) /7 (54,142) 1,463 (656) (53,335)
As at 30 June 2016 (unaudited) RZB—XEXA=1+H(KLEER)
Property Property Property
development investment  management Total
MEBR NERE NEEE ot
RMB'000 RMB'000 RMB'000 RMB'000
ARBTR ARBT ARBT T ARBTR
Reportable segment assets ENREE 1,995,310 940,211 3,181 2,938,702
Reportable segment liabilities T[#H& 2 HEE (692,142) (370,318) (1,060)  (1,063,520)
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NOTES TO THE CONDENSED CONSOLIDATED FINANCIAL STATEMENTS
AR A B 1S R P e

For the six months ended 30 June 2016 #ZE —Z— ~E/XA=1+HIt~NEA

As at 31 December 2015 (audited) RZZE—RAF+-A=+—H (KE%)

Property Property Property
development investment  management Total

NERRE NERE ESRE wE

RMB'000 RMB'000 RMB'000 RMB'000
ARBTE  ARETT  ARERTT  ARETR

Reportable segment assets ~ AREDHEE 1,794,542 987,468 3911 2,785,921
Reportable segment liabilities AR A HEE (589,398) (427,015) (3,780) (1,020,193)
The total amounts presented for the Group's operating REBEZRENF 2 27| Ao AEGRAR
segments are reconciled to the Group's key financial AMBMERMENAEE 2 F2MBHF
figures as presented in the condensed consolidated ZERINT

financial statements as follows:

For the six months
ended 30 June
BZEASA=1THILAREA
2016 2015

—E-RE —T—hF
RMB’000 RMB’000
AR®T T ARBT T
(unaudited) (unaudited)
(REEX) (REEEZ)

Reportable segment loss AIERE D A EE (1,201) (53,335)
Share of (loss)/profit of an associate JER—REBEARZ
(&18), a5 F (24,743) 33,374

Deposit forfeited on disposal of HEREMER LWIZS

investment property - 20,000
Fair value changes on derivative PTHESR T A N FEES

financial instrument (4,830) 45,051
Finance costs BhE KR (55,296) (61,874)
Income tax expense FiSHiF 2 (466) 45)
Unallocated expenses AOEHAY (12,498) (16,366)
Unallocated income KomUA 2,068 5,533
Loss for the period HREE (96,966) (27,662)
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NOTES TO THE CONDENSED CONSOLIDATED FINANCIAL STATEMENTS

For the six months ended 30 June 2016 # & —Z—

The Group's revenues from external customers and its
non-current assets (other than financial instruments) are
divided into the following geographical areas:

Revenue from external customers:

EARAR & SRR MRt

RENA=Z+THIEAREA

AEBEEBINABEPZWEREFERBDE
EMEEERIR)DRATHE

KBRS 2 W

For the six months
ended 30 June
BZEAA=1tHIXEAR

2016 2015

—E—REF —E—RF

RMB’000 RMB'000

ARET T AREEFTT

(unaudited) (unaudited)

(REEFR) (REEZ)

Hong Kong (domicile) (note (a)) B (RPN (15t (a) = 19

Mainland China AR A 3 123,578 208,319

Total st 123,578 208,438
Non-current assets: IERBEE :

As at
i

30 June 31 December

2016 2015

~AE | —=-8%F

ANA=+H  +t=-A=f+—H

RMB’000 RMB'000

AR¥T T ARETF T

(unaudited) (audited)

(REEX) (fE&E%)

Hong Kong (domicile) (note (a)) B (ZEIEFTEH) (77 (a)) 363 600

Mainland China R A B 1,475,337 1,536,030

Total @et 1,475,700 1,536,630
Note: fiit -

(a) The place of domicile is determined based on the location of @ KB DIRE T REREARAEETE

central management.

The geographical location of customers is based on the
location at which the services were provided or the goods
delivered. The geographical location of the non-current
assets and interests in an associate are based on the
physical location of the assets and location of operation
respectively.

BEMREMBLE HARERE X NE

M2 REE - FRBEERBE QT

BEMAENEBUENNABEEZERUE
RS EEG BRI RELE -
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NOTES TO THE CONDENSED CONSOLIDATED FINANCIAL STATEMENTS
AR A B 1S R P e

For the six months ended 30 June 2016 #ZE —Z— ~E/XA=1+HIt~NEA

5. REVENUE 5. W=
Revenue from the Group's principal activities recognised REERHERRERREETEZB 2
during the reporting period is as follows: @R

For the six months
ended 30 June
BEASA=1THLAREAR

2016 2015

—RE —FE—AF

RMB'000 RMB’000

AR¥T T AREET T

(unaudited) (unaudited)

(REER) (REEZ)

Sales of properties HEME 108,097 199,946

Properties management fees MEERE 2,454 1,685
Gross rental income from investment KEME A WALLTE

properties 13,027 6,807

Total et 123,578 208,438

6. OTHER REVENUE AND NET INCOME 6. HittizmkBWARR

For the six months
ended 30 June
BEASA=1THLA<EAR

28

Other revenue

Interest income on financial assets
carried at amortised costs

Interest income on loan to an associate

Deposit forfeited on disposal of
investment property

Management fee income

Reversal of over-provision of
compensation expenses

Others

Other net income

Gain on disposal of available-for-sale
financial assets

Exchange gain

Total

Hto 28
BB AANRZ

2016

—nE
RMB’000
AR¥T R
(unaudited)
(REEFEXK)

2015
—hHEF
RMB’000
ARBT T
(unaudited)
(REEZ)

SREEZFBHA 445 305
LTEE AT ERZFEMA 291 4211
HEREMERSKNZS

= 20,000
ERBRA 91 699
B8 X AR R

2,807 10,804

HAth 512 89
HAab WA B EE
HERMEHESEE W

= 229
b 5 U g 738 -
et 4,884 36,337
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NOTES TO THE CONDENSED CONSOLIDATED FINANCIAL STATEMENTS
AR & B RS Pt

For the six months ended 30 June 2016 #ZE —Z— NE/,xA=+H [E/~ @A

7. FINANCE COSTS 7. BERAE

For the six months
ended 30 June
BEARA=THLAEAR
2016 2015

—E-XRF —F—RF

RMB’000 RMB’000
AR®T ARBTTT
(unaudited) (unaudited)
(REER) (REER)

Interest on bank loan borrowing, gross  $R/TEE 2 K8 - 458 18,000 5144
Less: amount capitalised to properties  Jif + B4k A ET

under development MEZ o 9,048 5,144
Interest on bank loan borrowing, net IRITIEEZFE - 558 8,952 -

Interest on other loans wholly repayable B AFARBHEEZ
within five years HtERZFIE 1,213 5,724
Interest on convertible notes AR ZEiE 7 T B 45,131 56,150
55,296 61,874
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NOTES TO THE CONDENSED CONSOLIDATED FINANCIAL STATEMENTS
AR A B 1S R P e

For the six months ended 30 June 2016 #ZE —Z— ~E/XA=1+HIt~NEA

8. LOSS BEFORE INCOME TAX 8. KRIBHAEBE

For the six months
ended 30 June
BZEASA=1THILA<ER

2016 2015
—RE —E—RF
RMB’000 RMB'000
AR®T T ARBTTT
(unaudited) (unaudited)
(REEER) (REEZ)
Loss before income tax is arrived at MR FT{S B AT ET 18
after charging/(crediting): B (GTA) -
Cost of properties sold B EWERA 84,531 143,891
Cost of property investment ESIPE=ADEN 1,463 1,158
Cost of property management IEIREN PN 2,819 2,248
Business tax and other levies EEBREMHE 8,162 15,405
Depreciation on plant and equipment BE N REITE 452 551
Operating lease charges in respect of T RIEFZEEREST N
land and buildings 465 1,059
Rental income from investment wEYFEHRS WA
propertiesless direct outgoings WEZFZ (M5t (a)
(note (a)) (13,027) (6,807)
Note: Bt -
(a) Rental income from investment properties (a) BREWEHRSKA
There are no direct outgoings incurred for investment properties BHE_Z-RFR-E-RFRA=THLXE
for the six months ended 30 June 2016 and 2015. A Txﬁ%%ﬁﬁiiﬁﬁﬁﬁﬁ
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9.

NOTES TO THE CONDENSED CONSOLIDATED FINANCIAL STATEMENTS

For the six months ended 30 June 2016 # & —Z—

INCOME TAX EXPENSE

IRRER S ISR N FE

/\E/\H-+EIJJ:/\1.H

9. FBHEX

For the six months
ended 30 June
BZEASA=1THILA<ER

2016 2015
—NE —Z—hF
RMB’000 RMB'000
AR¥T T ARBTTT
(unaudited) (unaudited)
(REEER) (REEZ)
Current tax BIEABL R
The PRC — Corporate Income Tax PR — EMREH
— Tax for the period — HiERIA (3,615) (3,153)
(3,615) (3,153)
The PRC — Land Appreciation Tax B — T HIRETR
— Tax for the period — HAfEFHIA (8,858) (19,344)
— (Unden/Over provision in respect of ~— BEFE (BHEIR),/
prior years REER (6,963) 301
(15,821) (19,043)
Deferred tax ELEBE
— Tax for the period — HifERIA 18,970 22,151
18,970 22,151
Total income tax expense FriSFiM X 4258 (466) (45)

Hong Kong profits tax has been provided at the rate of
16.5% (2015: 16.5%) on the estimated assessable profits
for the period. Taxation on overseas profits has been
calculated on the estimated assessable profits for the
period at the rates of taxation prevailing in the countries
in which the Group operates.

The income tax provision of the Group in respect of
operations in Mainland China has been calculated at the
rate of 25% (2015: 25%) on the estimated assessable
profits for the period, based on the existing legislation,
interpretations and practices in respect thereof.

PRC land appreciation tax is levied at progressive rate
ranging from 30% to 60% on the appreciation of land
value, being the proceeds of sales of properties less
deductible expenditures including lease charges of land
use rights and all properties development expenditures.

EEFER TR AR 2 b5t ER RS
R 16.5% (—F—FEF : 16.5%) 7 T R
1# o B INEF 2 B R R IR AN B 2 (& 5t
AR BAEBEEMERR 2ET
REFTE -

RNEBFFEAEBEL 2SR EE
TIREA B G ERBER - EREE
Bl RERBOER TRMES(ZF
—FEF 25%)FTE o

PR IERER G L INIEE - MHERM
PSSR HIRR AT HR B 32 (2 48 L1
BEEXHEAENFEERAS)  RRE
T2 30% = 60% HUK -
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NOTES TO THE CONDENSED CONSOLIDATED FINANCIAL STATEMENTS
AR A B 1S R P e

For the six months ended 30 June 2016 #ZE —Z— ~E/XA=1+HIt~NEA

10.

11.

32

Furthermore, in accordance with the Detailed
Implementation Regulations for implementation of the
new Corporate Income Tax Law issued on 6 December
2007, a 10% withholding tax shall be levied on the
dividends remitted by the companies established in the
PRC to their foreign investors starting from 1 January
2008. Dividends coming from the profits generated by the
PRC companies after 1 January 2008 shall be subject to
this withholding tax. As at 30 June 2016, the Group has
not accrued any withholding income tax for the earmings
of its PRC subsidiaries, because the Group does not have
a plan to distribute earnings from its PRC subsidiaries
generated in the period from 1 January 2008 to 30 June
2016 in the foreseeable future.

LOSS PER SHARE

Basic loss per share

The calculation of loss per share is based on the loss
attributable to the owners of the Company of
approximately RMB96,966,000 (2015: loss of approximately
RMB27,662,000) and on the weighted average of
4,806,341,683 (2015: 3,228,682,010) ordinary shares in issue
during the period.

Diluted loss per share

Diluted loss per share for the period ended 30 June 2016
and 2015 is not presented because the impact of the
conversion of convertible notes is anti-dilutive.

TRADE RECEIVABLES

Trade receivables FEYER R
Less: Provision for impairment of trade  J&f : 2R EKIEK
receivables recognised B

FEYRR — FE

Trade receivables — net

Trade receivables are mainly arose from rental income
from investment properties and sales of properties.
Proceeds are to be received in accordance with the terms
of related tenancy agreements and sales and purchase
agreements.
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10.

11.

s RIBR —F T F+ = ANARM
ZHEEABPAERGES - A =—FFTN
F-A—Bi EREKIZZ QBRI
BREHEHRBABKI0%IEIH < 2K
BREQRAR_EENFE-A—BZR&M
Fos Az IR BRI TRTR N c R F
—RERNA=ZTH AEELEREPE
MEBAR 2 BANIFRINHEE  HAKHE
I &I A) TR AS 2y IR BE T A B PR e
REAH-_ZEENF-A-HE_T—RF
NAZTHEERE B8R -

BRER

BREXREE
BREBEBIRERRNERRGIHE ARG
B AREE96,966,000T(—FE—HF : 5
B AR 27,662,00070) B #EITE @R
2 hnHE 15 4,806,341,6830% (—ZE—F
£ :3,228,682,0100%) 5t & -

BEREEER
HREHRIBMRREAAREEYE &
VE2INHE_ZE-—R"ER-_ZE—AFRX
A=t RLBRz BEEEES

P& W B K

As at
i

30 June 31 December
2016 2015
—E-RE —T—RF
XxA=t+A [ t=A=t-8
RMB’'000 RMB'000
AR¥T R AREET T
(unaudited) (audited)
(REEEZX) (K& iz)
29,314 38,554
(2,153) (2,153)
27,161 36,401

RUEREZREREMERSRARD
EHE B RARBHBEONREER
7 IBRFRULER



NOTES TO THE CONDENSED CONSOLIDATED FINANCIAL STATEMENTS

For the six months ended 30 June 2016 &% —%

Provision for impairment of trade receivables is recorded
using an allowance account unless the Group is satisfied
that the recovery of the amount is remote, in which case
the impairment loss is written off against trade receivables

EARAR & SRR MRt

—RERNA=ZTHIEAREA

FEMBR R 2 BB B AR RS 8% - 1
HARBEERREZEFIRZEEEMN
RULERT - B EER T B 3% B R R R
HHEH o MR REREZ BT

directly. Movement in the provision for impairment on
trade receivable is as follows:

30 June
2016
=BT
~NA=1+H

RMB’000

AR¥T R
(unaudited)

(REER)

31 December
2015
—ZE—RF
+=-A=1+—8
RMB’000
ARETT
(audited)
(fE&E%)

At the beginning and at the end of
the period/year

At each reporting date, the Group reviews trade
receivables for evidence of impairment on both an
individual and collective basis. As at 30 June 2016, the
Group's trade receivables of approximately RMB2,153,000
(31 December 2015: approximately RMB2,153,000) were
individually determined to be impaired. The individually
impaired receivables related to customers that were in
financial difficulties and the management assessed that
the receivables were not expected to be recovered.

Based on the invoice date, the ageing analysis of the
trade receivables is as follows:

RE/ FONRE/FR

2,153 2,153

REEBRESREBPZENREBEER
HEWRERERRERE RZTE—XF~A
=+8  AEEIREREERET EHERR
HAR®E215300m(ZE—RF+=A
=+—H: HAR21530007C) (A °
1 51338 (B A 8 LK T8 B2 B B ) 26 0 75 5 4
B BRI G R A UK IE N K AT B

|§| o

EBERFIRERE 2 BRERDITIOT

As at
i
30 June 31 December
2016 2015
—E-REF —FT—AF
ANB=+H  +t=-A=f+—H
RMB'000 RMB'000
AR¥T T ARBTT
(unaudited) (audited)
(RE&ER) € &)
0 to 90 days 0&290H 12,578 36,116
9110 180 days 917 180 B 337 180
181 to 365 days 1812365 H 10,870 39
Over 365 days HBiE365H 3,376 66
27,161 36,401
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NOTES TO THE CONDENSED CONSOLIDATED FINANCIAL STATEMENTS
AR A B 1S R P e

For the six months ended 30 June 2016 #ZE —Z— ~E/XA=1+HIt~NEA

REBERHRE PR AMBESREEE
WRRFIR BB A 2 BREC D ATAA T

The ageing analysis of the Group's trade receivables that
were past due as at the reporting date but not impaired,
based on due date is as follows:

As at
i

30 June 31 December
2016 2015
—E—RHF —T—RF
AA=+H +=A=+—8H
RMB’000 RMB'000
AR%T T AREET T
(unaudited) (audited)
(REEX) (fEEZ)
Neither past due A R 22,421 35,378
Within 30 days past due BHIZ0E AT 944 417
31 to 60 days past due BEA31Z60H 1,738 112
61 to 90 days past due #ER61 £ 90 H 207 209
Over 90 days past due BEAREE 90 B 1,851 285
27,161 36,401

12. PREPAYMENTS, DEPOSIT AND OTHER

12. AARE  RERHMWEKRKE

RECEIVABLES
As at
30 June 31 December
2016 2015
—RE —E—hfF
ANA=+H | +t=—A=f+—H
RMB'000 RMB’000
AR¥T R AREET T
(unaudited) (audited)
(REEEZR) (Hez|%)
Deposits bir 3,822 3,787
Prepayments TarIE 3,037 1,235
Other receivables H it el ZRIE 100,679 119,702
107,538 124,724
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13.

14.

NOTES TO THE CONDENSED CONSOLIDATED FINANCIAL STATEMENTS

For the six months ended 30 June 2016 # & —Z—

TRADE PAYABLES

Based on the invoice dates, the ageing analysis of the

trade payables were as follows:

0 to 90 days 0&90H
91 to 180 days 91£2180H
Over 365 days HBim365 H

ACCRUALS AND OTHER PAYABLES

Deposits received BliEs
Receipts in advance from customers BEFERMRK
Accruals FEFH & F

Other payables (note (a) & (b)) H PRI (B 5t (a) &2 (b))

Notes:

(a) As at 30 June 2016, the amount of other payables included the (a)
approximate amount of RMB204,852,000 (31 December 2015:
RMB225,287,000) which was the amount due to an associate. This
amount was unsecured, interest free and no repayable term except
for the approximate amount of RMB40,000,000 (31 December 2015:
RMB60,000,000) was charged at 4% per annum and repayable on
demand.

(b) As at 30 June 2016, the approximate amount of RMB22,858,000 (31 (b)
December 2015: RMB17,032,000) which was the amounts due to
substantial shareholder, Mr. Zhang, was unsecured, interest-free
and no repayment term.

MAWEEEEFRAF o hHHE2016

EARAR & SRR MRt

RENA=Z+THIEAREA

FE 1 RR X
R ERFILE R A ZREHHWT

As at
i

30 June 31 December
2016 2015
—E—XE —E—RE
X<A=+A +=A=t-H
RMB’000 RMB’000
AR¥T R ARET T
(unaudited) (audited)
(REEEZX) (FeE%)
57,195 83,509
57,195 83,509

14. EStERAREMEMRNTE

Hidt -

As at
i
30 June 31 December
2016 2015
—E—XREF —ET—RF
ARA=+H +tZA=+—H
RMB’000 RMB’000
AR¥T R AREET T
(unaudited) (audited)
(REEX) (F&E%)
8,760 7,816
421,979 182,079
62,699 60,197
255,882 284,132
749,320 534,224
RZTE—ARFAAZTH - At ENRIBRIERE

HHMEA.’A* ZFRIEK AR 204,852,000 7T (= F
—AF+ZA=+—H: AR¥225287,000
7o) REEA - S EEERE  EETHA
R#60,000000T(=ZE—HAF+=ZA=+—H:
AR 60,000,0007T) BFB4%5HE - BERE
SREFEE o

RZT—REXA=1+H " ENFERRKRLE

OFRIBH AR 22,858,000 (—E—AFE+ =
A=+—H: AR¥17,032,0007T) & E KM -
B REERY -
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NOTES TO THE CONDENSED CONSOLIDATED FINANCIAL STATEMENTS
AR A B A R Y et

For the six months ended 30 June 2016 Bl Z —Z— ~FE,~A=+HIENEA

15.

36

CONVERTIBLE NOTES

On 10 December 2010, the Company issued convertible
notes with a principal amount of HK$3,100 million as part
of the consideration to acquire Talent Central Limited.
The convertible notes were denominated in Hong Kong
Dollars, unsecured, transferrable and interest-free. The
convertible notes entitled the holders thereof to convert
the convertible notes, in whole or in part, into ordinary
shares of the Company at a conversion price of HK$0.33
per share, at any time after the expiry of the put option to
and including 10 December 2015 (the “Maturity Date”).
The Company has option to redeem the outstanding
principal amount of the convertible notes at any time after
the third anniversary from the date of the issue of the
convertible notes at 100% of the face amount thereof.

The principal amount of HK$1,090 million of the
convertible notes are pledged and will be released to
Talent Trend Holdings Limited (“Talent Trend”) which is
the vendor of Talent Central Limited according to the sale
and purchase agreement signed between Talent Trend
and Canton Million Investments Limited which is a directly
owned subsidiary of the Company for the acquisition of
Talent Central Limited.

At the date of completion of the Acquisition, the fair value
of the convertible notes was HK$2,574,228,000 which
included the equity component of fair value
HK$602,879,000. The fair value of the liability component
was HK$1,971,349,000.

The embedded derivatives relating to the Company’s
redemption option which are not closely related to the
host contract shall be separately measured and included
together with the liabilities component as a financial
liability. The fair value of the derivative component is
determined based on the valuation performed by B.I.
Appraisals Limited (“Bl”) using Black-Scholes Option
Pricing Model. The fair value of the liabilities component
is determined based on the valuation performed by BI
using discounted cash flow method. The effective interest
rate of the host contract is determined to be 6.42%. The
residual amount is assigned as the equity component for
the conversion option and was included in the convertible
notes equity reserve.

Talent Property Group Limited e Interim Report 2016

15.

AR E

RNZZE—ZFF+_A+H ANARETA
3 I0 B BB T2 BRREE - ERAK
B8 Talent Central Limited Z Zf D (X B o 7]
BMREZBRVETTEE - EEH - ATEER
BB A BMREBRETESEAERN - A
Rt E R —_T—RAF+_-_A+
A(eFEzA) (8RB D) ERRREA - 1%
HEREGROIBBILETRREEZ I
HoEmaRnT s L@k e NARARE
BEERIRRERETAHRBHE=RSF
f& + BERFIZ ETE(E /) 100% FE& ] AT H2 AR S 4%
ZEARBRIASEE -

ARBREE100888 T AR TE
1 - I # 1R #% Talent Central Limited 2 &
73 Talent Trend Holdings Limited ([ Talent
Trend]) BEARRIEEZEB 2B R T
Canton Million Investments Limited L U8
Talent Central Limited FT2 5] M) B & %
PR F Talent Trend ©

RUIREEBEER A THRBREE AT
{E/52,574,228,000/8 7T * BIEAFEZE
5 E49 602,879,000/87C - BEIHH 2 AF
B84 1,971,349,000& 7T °

BRARAELAEZRANITETAESE
BN EBZVREE  BOMFELASE
BEZEAFHARERD - TETARS
ZAFHEDRERABERFEARQR (R
B D A H e — SR I E B
FrETTREMEE : MBEMSY 22 FE
AR BRI BIFR ARG IR IR & R BORFTHETT
HEMEE - TANZERNEXEER6.42
E-MpemE A ARREs#END I
FTARR R B R -



NOTES TO THE CONDENSED CONSOLIDATED FINANCIAL STATEMENTS

EARAR & SRR MRt

For the six months ended 30 June 2016 HZ —Z— XFNA=1+HIL/NEA

The liability component is carried as a short term liability
on the amortised cost basis until extinguished on
conversion or redemption. The derivative component of
the Convertible Notes is subsequently measured at fair
value with changes recognised in the condensed
consolidated statement of profit or loss and other
comprehensive income. The value of the equity
component is not remeasured in subsequent years.

The Company cancelled convertible notes with a face value
of approximately HK$337,000,000 (equivalent to
RMB267,687,000) and HK$108,000,000 (equivalent to
RMB84,986,000) on 15 January and 24 January 2014
respectively, by settling total receivables of approximately
RMB303,513,000, which has been allocated to the liability of
RMB236,577,000 and RMB75,937,000 respectively and the
equity component of RMB51,986,000 and RMB16,660,000
respectively by using the same method as that on initial
recognition. The difference between the consideration and
transaction costs allocated to the liability component and
its carrying value of RMB19,911,000 and RMB7,430,000 is
recognised in other revenue (Note 6) respectively. The
amount of consideration and transaction costs allocated to
equity component is recognised in equity.

On 20 October 2015, the Company entered into a deed of
amendment with Talent Trend for the extension of both the
conversion period and the maturity date of the convertible
notes with the principal amount of HK$1,929.85 million by a
period of one year, such that the maturity date will become
10 December 2016 (“Original Extension”). Apart from the
extension of the maturity date and the conversion period,
all terms of the convertible notes remain unchanged from
the original terms.

On 4 November 2015, a transfer of convertible notes in the
principal amount of HK$210 million from another note
holder to Talent Trend took place (the “Transfer”).
Following the completion of the Transfer, the Company
entered into a supplemental deed of amendment with
Talent Trend for the addition of such convertible notes with
the principal amount of HK$210 million to the Original
Extension.

Immediate after the completion of the Transfer, on 4
November 2015, convertible notes in principal amount of
approximately HK$170,000,000 (equivalent to
RMB141,549,000) was converted by the holder of
convertible notes into 515,151,515 ordinary shares at a
conversion price of HK$0.33 per conversion share.

BERSREERAEEINEERAE
BEEEEBNBEORIE - TRRERZDT
ETAHDERBREATENE  HEHA
REGRER A EE MR ERARKER -
BRSO 2 EBETERERFEENIE

ARARRZZE—NEF—A+AAKEK—A
THNEEBAAERRERRREHNARE
303,513,000 7T 5 51| 5+ #4 [l {8 £ 337,000,000
BT (SR AR B267,687,0007T ) &
108,000,000 7T (4B 7 A R 5 84,986,000
JC) 2 ATHARR R K o B {5 AR ER AR MR SR AR
R % AR 236,577,000 7T & A R E
75,937,000 LE A RIA B ABEEE S - A
R ¥ 51,986,000 7T K& A R #5 16,660,000 7T E,
DRINEAESBD DREEEHSZ
REERSGKAEEREEBEMZZ%E5 5
B AR19,911,0007T & A R # 7,430,000
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HAZRERRZHAESENERER o
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On 4 December 2015, all conditions precedent to the deed
of amendment (as supplemented by the supplemental
deed of amendment) have been satisfied. As a result, the
extension contemplated therein became effective on 4
December 2015.

The extended maturity date is considered not to be a
substantial modification of terms of the convertible notes
as the discounted present value of the cash flows of the
convertible notes with extended maturity date is less than
10% different from the discounted present value of the cash
flows of the outstanding convertible notes prior to the
extension of maturity date. As such, the amount of future
cash flow of the extended convertible notes as at 10
December 2015 is discounted by the original effective
interest rate amount to approximately HK$2,010,782,000
(equivalent to RMB1,674,256,000). The difference between
the carrying amount of extended convertible notes and the
amount of discounted future cash flow of the extended
convertible notes of approximately HK$129,068,000
(equivalent to RMB103,844,000) has been recognised in
other net income.

The decrease in fair value of the derivative component
before the extension of maturity date of approximately
HK$23,415,000 (equivalent to RMB18,839,000) and the
increase in fair value of the derivative component after the
extension of maturity date of approximately HK$19,765,000
(equivalent to RMB15,902,000) have been recognised in the
profit or loss for the year ended 31 December 2015.

On 8 December 2015, convertible notes in principal amount
of approximately HK$21,420,000 (equivalent to
RMB17,835,000) was converted by the holder of convertible
notes into 64,909,090 ordinary shares at a conversion price
of HK$0.33 per conversion share.

The application of whitewash wavier for conversion of all
the outstanding convertible notes in the principal amounts
of HK$2,139,850,000 has been approved by passing the
resolutions proposed at the special general meeting of the
Company held on 1 June 2016.
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On 3 June 2016, all the outstanding convertible notes in
principal amount of HK$2,139,850,000 (equivalent to
RMB1,762,427,000) were converted by the holder of
convertible notes into 6,484,393,939 ordinary shares at a

IRRER S ISR N FE

For the six months ended 30 June 2016 #ZE —Z— NE/,xA=+H [E/~ @A

conversion price of HK$0.33 per conversion share.

Liability component
Derivative component

Liability component

At beginning of the period/year
Exchange realignment

Effect on extension of convertible notes
Conversion during the period/year
Imputed finance cost

At end of the period/year

Derivative component

At beginning of the period/year
Exchange realignment

Conversion during the period/year
Fair value change

At end of the period/year

Carrying amount

At 30 June 2016, no convertible notes remained
outstanding (31 December 2015: convertible notes with
principal amounts HK$2,139,850,000) remained

outstanding.

R-ZZE—XNEXNA=Z8" ZK%%E%
2,139,850,00078 t( # & W A R ¥

1,762,427 OOOTE)ZPﬁ'ﬁ*E?ﬁT?ﬁHXm
ETBRBEZEEE ARERERR{0.33
BT 2 B (EE R 5 6,484,393,939 % i@
Hﬁ °

As at
R
30 June 31 December
2016 2015
—NEF —ZT—hF
AA=+tHB +=-HA=+—8©
RMB'000 RMB'000
ARET T AREF T
(unaudited) (audited)
(REER) (FEE%)
BEH = 1,680,243
PTHETAZS = (16,457)
= 1,663,786
EEHS

RE ) 1,680,243 1,740,704
T 5 49,077 86,915
Hr IR EIBEHEE s FE - (103,844)
B,/ F e iR (1,774,451) (158,482)
HERER AR 45,131 114,950
RE R = 1,680,243

TTETESD
REE ) (16,457) (18,762)
TE 5 & (397) (830)
5 ENER 12,024 198
AF(EE ) 4,830 2,937
B FR - (16,457)
BREE = 1,663,786

TTANAREHE) o

MAWEEEEFRAF o hHHE2016

R-ZB—RENA=+TH  HEERSLRE
7 A BREE (= —
A AJBRRERARSRER2139,850,000%8

AF+ZA=4—
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For the six months ended 30 June 2016 #ZE —Z— ~E/XA=1+HIt~NEA

16. SHARE CAPITAL 16. BRA

30 June 2016 31 December 2015
—Z-XFXA=tH —T-RE+ZA=+—H
Number Number

of shares HK$'000 of shares HK$'000

RO#E TEx RIHEE THL

(unaudited) (audited)

(RBER) (&5 12)

Authorised: ETE

Ordinary shares of HK$0.004 each BREE0.0047E T

2L ER 125,000,000,000 500,000 125,000,000,000 500,000

For the six months ended 30 June

BEAA=TALAEA

2016 2015
X% —Z-1%
Equivalent Equivalent
Number to Number to
of shares HK$'000  RMB'000 of shares HK$'000 RMB'000
HER HER
g TEr AR%Trn RS THr ARETE
(unaudited) (unaudited)
(REEH) (REER)
Issued and fully paid: BEITRER -
Ordinary shares of GREE0.004ET
HK$0.004 each L ERR
At 1 January »—R—H 3,808,742,615 15,235 14,384 3,228682,010 12,915 12,452
Convertible notes exercised BiTETBRRER 6,484,393,939 25,938 22,218 - - -
At 30 June WAAR=1AH 10,293,136,554 4,173 36,602 3,228,682,010 12915 12,452
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For the six months ended 30 June 2016 #ZE —Z— NE/,xA=+H [E/~ @A

17. CAPITAL COMMITMENTS 17. EREE
As at
i
30 June 31 December
2016 2015
—E—XRE —E—RF
AA=tH | TZHA=1T—H
RMB’000 RMB’000
AR®T T ARBT T
(unaudited) (audited)
(REEER) (&)
Capital commitments (contracted BREWE (BRTAEREE)
but not provided for):
Capital injection into a subsidiary A — B A REE 8,342 8,342
Capital injection into an associate A —fEBE R EEE 26,249 26,249
Construction cost of properties BERPYFERERAN
under development 439,267 226,000
473,858 260,591
Capital commitments (authorised but BAFAYE (ERBERETL)
not contracted for):
Construction of properties BERPYERERAN
under development cost 103,516 169,613
577,374 430,204
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For the six months ended 30 June 2016 #ZE —Z— ~E/XA=1+HIt~NEA

18. FINANCIAL GUARANTEES

Guarantee in respect of mortgage

facilities for certain purchasers of RBpE R 2 BIR
the Group's property units (note (a)) (M7t (a)

Note:

(a) The Group has in cooperation with certain financial institutions

arranged mortgage loan facility for its purchasers of property and
provided guarantees to secure obligations of such purchasers for
repayments. As at 30 June 2016, the outstanding guarantees
amounted to RMB108,215,000 (31 December 2015: RMB56,570,000).
Such guarantees will be discharged upon the earlier of (i) issuance
of the real estate ownership certificate which will generally be
available within one year after the purchasers take possession of
the relevant property; and (ii) the satisfaction of relevant mortgage
loan by purchasers.

Pursuant to the terms of the guarantees, upon default in mortgage
payments by these purchasers, the Group is responsible to repay
the outstanding mortgage principals together with any accrued
interest and penalty owed by the defaulted purchasers to the
banks, and the Group is entitled to take over the legal title and
possession of the related properties. The Group’s guarantee starts
from the dates the mortgagees grant the mortgage loans. The
directors consider that the likelihood of default in payments by
purchasers is minimal and therefore the financial guarantees
measured at fair value are immaterial.
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RZ

Wit -

(a)

18. EEER

As at
i
30 June 31 December
2016 2015
—nE

A~BA=+H
RMB’000
AR®T
(unaudited)
(REER)

RMB'000
ARBTT
(audited)
(&)

108,215 56,570

AEHDHEETSREELIE AEHVEBREY
PHERE R E RIEHERUBRABERNE
REFT-R-ZT—RNEXNA=+THB AR
108,215,000 (= E—HFE+=-_A=+—H: A
R #56,570,0007T ) 2 A& B ER KB RN T 5
RENHER () RERMEMBRES  —8A
ERMEBEBMEZMBEREE—FRN: L)W
¥XERFREMIZBER

REERER  WZEERINRBRAFHR
ER - AEBEASRRRTEEEHERHRR
TziREA BRI AR T REI > MAK
EHERSEBMEREXREMEE - K
Bz REREERARDRBERASFG - EF
RBBAFTIERIS TR R EE D - BUR R FERT
HHMBERLTEK -
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For the six months ended 30 June 2016 &% —%

19. RELATED PARTY TRANSACTIONS
In addition to the transactions and balances disclosed
elsewhere in these financial statements, the Group had
the following significant transactions with related parties:

(@) Compensation of key management
personnel:
The directors are of the opinion that the key
management personnel were the executive and non-
executive directors of the Company, details of whose
emoluments are set out below:

Short term benefits

SRR
BER 1B F

Post-employment benefits

EARAR & SRR MRt

—RERNA=ZTHIEAREA

19. BBALXRS
BRUEEMBERREAMBIBEZRI R

MEERON . AEBE G EABALTETTIE
AR5 :

(a) FEEEASHE:

EERA ARARZHITRIENTTE
EATEEEAE  BEZFHERE
HANWOT -

For the six months
ended 30 June
BEASA=1THLAREAR

2016 2015
ZE—XREF —T—hF
RMB’000 RMB’000
AR¥T ARBTT
(unaudited) (unaudited)
(REEEZR) (RE&EZ)
1,135 1,563

26 31

1,161 1,594
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For the six months ended 30 June 2016 #ZE —Z— ~E/XA=1+HIt~NEA

(b) Related party transactions (b) BEBALRZ

For the six months
ended 30 June
BZEAB=1THILKEA
2016 2015

—REE —T—RHEF

RMB’000

ARET T
(unaudited)

(REF)

RMB'000
ARBT T
(unaudited)
(REEEZ)

44

Interest income on loan to
a related party

Associate:
Guangzhou Xintian Properties
Development Limited (note (a))

Interest paid on current account to
a related party

Associate:
Guangzhou Xintian Properties
Development Limited (note (c))

Management fee income from
a related party

Associate:
Guangzhou Xintian Properties
Development Limited (note (e))

Rental payment paid to a related party

Related Company:
Tianlun Holdings Limited Company
(note (f) & (g))

Building management fee paid to
a related party

Related Company:

Guangzhou Tianlun Property
Management Limited Company
(note (f) & ()

BTHEBALERZ
ﬂ%%k

BE AT
BN R EHERRE
BRAR (Kt ()

AR T
BAEE A T2 F B

BEAR
EMFRBERR
BRAR (A7 ()

REMBALZ
BEEBERA

BENT
BN KB ERE
BRAE (HiE ()

NFREBALZES

)N
Rtz AR AT
(HiaE ) % (g))

NTEBARZ
BFERE

B AT
EMKmEEE

BRRR] (M) % (9)
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For the six months ended 30 June 2016 #ZE —Z— NE/,xA=+H [E/~ @A

(c) Balance with related party: () EBHEAERA L&

As at
i
30 June 31 December
2016 2015
— NI —T—hF

ANB=+H  +t=-A=1+—H

RMB’000 RMB'000
AR¥T T ARETT
(unaudited) (audited)
(REER) (fE&E%)

Balances due from/(to) a related party JEUL,~(FEL) BEHS A £

2 KEER
— included in prepayment, deposits ~ — 5t AFET 318
and other receivables L& RE MY RIE
Associate: B NT
Guangzhou Xintian Properties BINFTRKEHEERE
Development Limited (notes (b)&(d))  BR AT (B 7% (b) % (d)) 53,700 53,700
— included in accruals and other — it AR ERA K
payables H AT RUIE
Associate: | J—F/NETI
Guangzhou Xintian Properties BT R HE TR
Development Limited (note (c)) BIRAE (Kt () (204,852) (225,287)
Related Company: BIEE AT :
Tianlun Holdings Limited Company K@% AR A A
(note (9)) (/3/9‘31?(9)) (266) -
Related Company: REAEE AT :
Guangzhou Tianlun Property BMR e ER
Management Limited Company BRAR (Kt (g)
(note (g)) (585) -
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For the six months ended 30 June 2016 B E —Z—"EXA=+H I NEA

Notes:

(@

Balances due from an associate are unsecured, charged at
5% per annum. The amount has been fully repaid as at 31
December 2015.

Balances due from an associate are unsecured, interest-free
and are repayable in the period ended 30 June 2016 and
year ended 31 December 2015.

Balance due to an associate are unsecured, interest free and
no repayment terms in the period ended 30 June 2016 and
year ended 31 December 2015 except for the approximate
amount of RMB60,000,000 (31 December 2015:
RMB60,000,000) was charged at 4% per annum and
repayable on demand.

No provision for impairment have been made in respect of
these balances.

Management fee income from an associate was charged at
a negotiated value.

Balance due to related companies are unsecured, interest
free and no repayment terms in the period ended 30 June
2016.

Rental payment and management fee paid to a related
company was charged at a negotiated value.

20. FAIR VALUE MEASUREMENTS OF
FINANCIAL INSTRUMENTS
Fair value of the Group’s financial assets and
financial liabilities that are measured at fair value
on a recurring basis
The hierarchy groups financial assets and liabilities into

three levels based on the relative reliability of significant

inputs used in measuring the fair value of these financial

assets and liabilities. The fair value hierarchy has the

following levels:

o Level 1:

. Level 2:

. Level 3:

46

quoted prices (unadjusted) in active markets
for identical assets and liabilities;

inputs other than quoted prices included
within Level 1 that are observable for the
asset or liability, are not using significant
unobservable inputs. Unobservable inputs
are inputs for which market data are not
available; and

inputs for the asset or liability that are not
based on observable market data
(unobservable inputs).
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For the six months ended 30 June 2016 &% —%

The level in the fair value hierarchy within which the
financial asset or liability is categorised in its entirety is
based on the lowest level of input that is significant to the
fair value measurement.

The financial assets and liabilities measured at fair value in
the condensed consolidated statement of financial
position are grouped into the fair value hierarchy as
follows:

Fair value

31 December
2015
—Z-AF
+-A=+—-A
ZRTE
RMB'000
ARETFT

BREHEENNTENE

Recurring fair value measurement

Financial assets: SREE:
Derivative financial instruments under  FJRERE 7514
convertible notes SRIESD 16,457

EARAR & SRR MRt

—RERNA=ZTHIEAREA

THEERREMBATERNE R TR
ERB A TEAEBEAZREKFEA
BIEDLE -

REASEVBARREAFEFEZS
BEENABRBA/UTRFERR

Fair value measurements as at
31 December 2015 (audited) using
- RFt-A=1+—H(EER)
ERATEHE

Level 2 Level 3

E=R
RMB'000
ARETT

EZR
RMB'000
ARET T

R
RMB'000
ARBTT

16,457

During the six months ended 30 June 2016, there were no
transfers between Level 1 and Level 2, or transfers into or
out of Level 3 (31 December 2015: nil). The Group's policy
is to recognise transfers between levels of fair value
hierarchy as at the end of the reporting period in which
they occur.

MAWEEEEFRAF o hHHE2016

BHE " T-—RFAA=ZtTBELEREAR B
—RRE —H AR ME =R
BEEMBAXBH(Z_FT-—RF+=A
=t—R: &) ARBZBRRANEEL
ZHREPRER A HESRZE 2 EHE -
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For the six months ended 30 June 2016 #ZE —Z— ~E/XA=1+HIt~NEA

The movement during the period in the balance of Level 3
fair value measurements is as follows:

HANE=R D FEAER/BRZEFHNT

Derivative

financial

instruments

under convertible

notes

AMRREZ

TTESMIEZRD

RMB’000

AREETTT

At 1 January 2015 (audited) RZTE—RF—A—H (&%) 18,762
Exchange realignment Eﬁbuﬂﬁ 830
Conversion of convertible notes R Rt (198)
Fair value change NFEEE (2,937)
At 31 December 2015 (audited) RZZE—RAF+_A=+—H(EHFX) 16,457
Exchange realignment BE 3 5 397
Conversion of convertible notes SRIBAlR IR ER (12,024)
Fair value change N EEE (4,830)
At 30 June 2016 (unaudited) RIE—RFANA=Z1TH(REER) -

Fair value changes on derivative financial instruments
under convertible notes are included in condensed
consolidated statement of profit or loss and other
comprehensive income.

The methods and valuation techniques used for the
purpose of measuring fair value are unchanged compared
to the previous reporting periods.

The available-for-sale financial assets at fair value are
denominated in RMB. Fair values have been determined
by reference to their quoted bid prices at the reporting
date and have been translated using the spot foreign
currency rates at the end of the reporting period where
appropriate.

The derivative financial instruments under convertible
notes are denominated in HK$. Fair value have been
determined by reference to the valuation made by an
independent qualified valuer by using the Black-Scholes
Option Pricing Model that includes some assumption that
are not supportable by observable market prices or rates.
As at 30 June 2016, no derivative financial instrument
under convertible notes, since all the outstanding
convertible notes were converted into ordinary shares. As
at 31 December 2015, the significant unobservable input
used in the fair value measurement is the expected
volatility at 2.23%. The fair value measurement is positively
correlated to the expected volatility. As at 31 December
2015, it is estimated that with all other variables held
constant, an increase/decrease in the expected volatility
by 1% would have decreased/increased the Group's loss
by RMBé,666,000.
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