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MRS RER
BE=F-AFAA=FAUANEA

CONDENSED CONSOLIDATED STATEMENT OF
PROFIT OR LOSS
For the six months ended 30th June, 2019

RRHEREFRARA(EAT NES
2((EEg NEMARRREMBLR
(REBDEE=-Z—NFA=1H
IEARERZ REEZGEFEER—F

The board of directors (“Board”) of Tian An China Investments Company Limited
(“Company”) announces that the unaudited consolidated results of the Company
and its subsidiaries (“Group”) for the six months ended 30th June, 2019 with the
comparative figures for the corresponding period in 2018 are as follows:

—NFRAZEEHFTHT -
(REEER)
(Unaudited)
BZEANA=THILLAEA
Six months ended 30th June,
—B-NEF —T-N\F
2019 2018
PiiEE FET FAxT
NOTES HK$'000 HK$'000
WA Revenue 3 1,005,980 2,355,685
SHERAR Cost of sales (535,497) (1,327,790)
EF Gross profit 470,483 1,027,895
HAp WA Rz Other income and gains 5 166,006 134,096
miEMEIEER Marketing and distribution expenses (22,271) (28,451)
TR E A Administrative expenses (171,473) (145,195)
Hib BB Other operating expenses (2,491) (14,069)
BRBEE AR BERE Net increase (decrease) in fair value
ZBRAFES AR EE of equity securities at fair value
FE NG through profit or loss 16,340 (15,582)
FRBRIRA N BERE Net decrease in fair value of
ZERMEEAABES financial assets at fair value
S through profit or loss (15,406) (9,482)
ERINEFEERE Fair value gain on transfer of
WEMEZ R BE inventories of completed
Weas properties to investment properties 32,642 139,295
WEMEAREEZ Increase in fair value of
o investment properties 131,686 107,261
ERTIYEFEZ Write-down of inventories of
BB completed properties (1,935) -
FEREMEZRE Impairment loss on properties
518 for development (42,330) -
FERME Amortisation of properties
b o for development (13,549) (14,014)
ELEEND®N Finance costs 6 (78,949) (82,049)
FEAGEE & X R Share of profit of associates 4,867 46,382
JEIEEERERT Share of profit of joint ventures 527,293 160,529
FRBE AT & A Profit before tax 1,000,913 1,306,616
Fi1E Taxation 7 (135,511) (454,593)
AN ERRE % ) Profit for the period 8 865,402 852,023




XETEREERAT §
SR NERREERS

SRGsEaxR(E) CONDENSED CONSOLIDATED STATEMENT OF
BE-E—AENA=FHILANEA PROFIT OR LOSS (continued)
For the six months ended 30th June, 2019

(REER)
(Unaudited)

BZEANA=1THIEAEA
Six months ended 30th June,

—2-hE —E- %
2019 2018
B aE TR FHET
NOTES HK$'000 HK$'000
REAR RN EIE T Profit for the period attributable to:

PiN/NGT )3 Owners of the Company 853,472 836,929
FEIERR AR Non-controlling interests 11,930 15,094
865,402 852,023
AL AL
HK cents HK cents

BRAF Earnings per share 9
HK Basic 56.64 55.54
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HHGSRER
Htt2miax

BE —FE—NFNA=1HI A

CONDENSED CONSOLIDATED STATEMENT OF
PROFIT OR LOSS AND OTHER COMPREHENSIVE INCOME
For the six months ended 30th June, 2019

(REER)
(Unaudited)
BEAA=tTHLEAREA
Six months ended 30th June,

—E-NEF —E-N\F
2019 2018
FHERT FET
HK$’'000 HK$'000
7N HR ) ) Profit for the period 865,402 852,023
Emem(ER)Ka Other comprehensive (expense) income
TeEF EEERY [tems that will not be reclassified to
R : profit or loss:
BMEREINEEEEZ Exchange differences arising on
EHER translation to presentation currency (163,863) (208,442)
JEREEE RRI RE B Share of other comprehensive expense
HivzmEEH of associates and joint ventures (43,609) (49,470)

FREMEMREE AR
BEREZEATARE
AREEIFE

FREMEMREE AR
BEREZEATARE
ARBECES 2
ERETRRNZE

BERRIREEF D TR 2
IBH :
MEBINERIEE Y

Hith

ARz B2 E &S
il EEE G
EEW SRR

ARBRIR
FEIE R R

Net change in fair value of investments

in equity instruments at fair value

through other comprehensive income (22,689) (15,842)
Deferred tax effect on change in fair

value of investment in an equity

instrument at fair value through

other comprehensive income 165 1,513

(229,996) (272,247)

Items that may be subsequently
reclassified to profit or loss:
Exchange differences arising

on translation of foreign operations (7,918) (34,295)
Others 339 254

(7,579) (34,041)

Other comprehensive expense for the period (237,575) (306,282)
Total comprehensive income for the period 627,827 545,741

Total comprehensive income attributable to:
Owners of the Company 618,124 541,387
Non-controlling interests 9,703 4,354

627,827 545,741




REZFEREARAE
—E-NEFREEEARE

HHAGFSMBRAE CONDENSED CONSOLIDATED STATEMENT OF
RE-F-NFNA=TH FINANCIAL POSITION
At 30th June, 2019
(RIEER) (&)
(Unaudited) (Audited)
—F-NF =TN\F

NA=+HE +ZA=+—H
30th June, 31st December,

2019 2018
g FHET FET
NOTES HK$'000 HK$'000
FRBEE Non-current assets
ME - BE K& Property, plant and equipment 11 225,776 234,312
TREEE Right-of-use assets 1" 39,587 -
EYE Investment properties 12 13,712,491 13,622,280
FEREE Properties for development 13 3,661,123 3,818,333
g eoandsty Evd Deposits for acquisition of properties
b for development 191,923 193,245
TR Prepaid lease payments on land use
BREER rights - 39,212
EMEE - ME#ES Other assets — properties interests 16,783 17,225
REEE N A 2 s Interests in associates 2,893,918 2,891,331
RNE S 7R Interests in joint ventures 6,119,686 5,304,245
e R Loans receivable 14 283,153 264,305
FHRBRRARBEEEY Financial assets at fair value through
CEEE profit or loss 187,197 114,790
FBEMEERE Equity instruments at fair value
BARBEREZ through other comprehensive
AT A income 316,821 211,698
REtEess Club memberships 10,500 10,500
RIEFRIEE & Deferred tax assets 119,029 116,962
27,777,987 26,838,438
REBEE Current assets
MERFE Inventories of properties
— 3R — under development 2,125,679 1,797,689
—B®T — completed 3,559,628 3,993,950
HEiizE Other inventories 2,738 415
NN Amounts due from associates 189,792 202,792
BEDERIR Amounts due from joint ventures 1,323,254 1,333,437
SRR =R Amounts due from non-controlling
R interests 18,182 18,391
FEWE K Loans receivable 14 956,564 1,369,144
R 5 K E A FEUER R - Trade and other receivables, deposits
e MIBR and prepayments 15 360,031 331,494
THfEREZ Prepaid lease payments on land use
FERAER rights - 892
FREREAAEBEREY Financial assets at fair value through
TRMEE profit or loss 176,136 229,885
FHRBRRARBEEEY Equity securities at fair value through
ME AR 78 5 profit or loss 61,685 49,390
TEEHIIE Prepaid tax 888 2,791
REEIR 2 RITFER Pledged bank deposits 23 1,142,728 552,663
BITEFERS Bank balances and cash 2,038,297 2,293,386

11,955,602 12,176,319
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MRS MR R (F)

RE-E—NFNA=+H

CONDENSED CONSOLIDATED STATEMENT OF
FINANCIAL POSITION (continued)

At 30th June, 2019

(REERK) (')
(Unaudited) (Audited)
—ZE-hEF —ZT—-N\F
NA=+HE +ZA=+—H
30th June, 31st December,
2019 2018
B 5T FHET FHT
NOTES HK$'000 HK$'000
REBEE Current liabilities
R 5N EAMER R Trade and other payables 16 1,842,979 1,859,071
AHBE Contract liabilities 1,585,491 1,991,420
BIEAE Tax liabilities 1,432,116 1,431,416
EESRER:N Interest-bearing borrowings 17 1,637,847 1,328,035
B EMER Interest-free borrowings 18 1,139,000 950,768
7,637,433 7,560,710
REBEEFE Net current assets 4,318,169 4,615,609
32,096,156 31,454,047
BRA R S Capital and reserves
R A Share capital 19 3,788,814 3,788,814
& Reserves 20,411,034 20,094,264
RNARIRRIEGE 2 Equity attributable to owners of
Ex the Company 24,199,848 23,883,078
VAR R Non-controlling interests 1,348,568 1,369,933
EREE Total equity 25,548,416 25,253,011
kREBEE Non-current liabilities
M B e Interest-bearing borrowings 17 3,724,505 3,402,238
—Z P ZIEERS WA Deferred rental income from a tenant 20,432 24,800
HEzHske Rental deposits from tenants 23,331 22,145
EEIBEE Deferred tax liabilities 2,779,472 2,751,853
6,547,740 6,201,036
32,096,156 31,454,047




XETEREERAT  Q
—ENERREERE

HRGEeERERR

az-—z-nsxA=+Ai~m4  CHANGES IN EQUITY

For the six months ended 30th June, 2019

CONDENSED CONSOLIDATED STATEMENT OF

RORRFER
Attributable to owners of the Company
73 Ed
EREE  TERE FERER

B Specal Exchange  EfiBE  EHEE 2R Non-  HN4%
Share capital  translation Revaluation Other  Retained & controlling Total
capital  reserve  reserve  reserves  reserves  eanings Total ~ interests equity
TiEn T Thn Tk Titn Thn Tin Tk Tk
HKE'000  HK§'000  HKS'000  HKS'000  HKS'000  HK$000  HKE'000  HKS'000  HK$'000

Wi

(Note a)
R-E-\E-F-B(EEfH)  AtlstJanuary, 2018 (audited) 3788814 1417,669 952217 61387 (329167) 17534360 23425280 1459760 24,885,040

BRERERERAEED Effect on intial application of

EL HKFRS 9 - - - (77.903) - 71903 - - -
e As restated 3788814 1417,669 952217 (16516)  (329,167) 17612063 23425280 1,459,760 24,885,040
RERIIREREL, Bichange differences arising on translation to

EfZE presentation currency - - (198974) - - - (198974) (9468)  (208,442)
RERNERAELL uchange differences arising on translation of

Eiz2 foreign operation - - (3429 - - S (3%) S 4)
FERBEATRASMEL Share of other comprehensive expense of

EH2EER assodiates and joint ventures - - (w9470) - - - (49470) - (49470)
FREMAITUARALEE  Netchange in fair value of investments in

REJRATARER L equity instruments at fair value through

kA other comprehensive income - - - (14570) - - (s (127 (15842)
FEAMAEUERLLEE  Deferred tax effect on change in fair value on

RERETARELAE investment in an equity instrument at far

¥ SR value through other comprehensive income - - - 1513 - - 1513 - 1513
£ Others - - - - 254 - 254 - 254
HEERR Profit for the period - - - - - 83699 83699 15094 852,03
THERAER) Total comprehensive (expense)

s income for the period - - 8739 (13057) B4 83699 541387 4354 545741
REARMit10) Dividend recognised as distribution (note 10) - - - - - (301,354 (301,354 - (301,35
REARF Dividend distrbuted to

FEER non-conroling interests - - - - - - - (men)  (11670)
R-Z-\ERA=1H At 30th June, 2018

(kiEEn) (unaudited) 3788814 1417669 669,478 (9573)  (328913) 18147838 23665313 1386444 25051757
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BRGRERSEERE)
ﬁ f_jlff—t/\ﬁ ‘/‘ELE/\/E/?

For the six months ended 30th June, 2019

CONDENSED CONSOLIDATED STATEMENT OF
CHANGES IN EQUITY (continued)

RARRFEE
Attributable to owners of the Company
ik Ed
EREE  YORE FERRE
R&  Special Exchange  EftHE  HfthE 2R Non-  ERAE
Share capital  translation Revaluation Other  Retained & controlling Total
capital  reserve  reserve  reserves  reserves - eamings Total  interests equity
T Tin Thn Tk TiEn Tin Tin Thn Thn
HK$000 HK$'000 HK$'000 HK$'000 HK$000 HK$'000 HK$'000 HKS$000 HK$000
W)
(Noted)
RZE-/\ELA-B(REER)  AtTstluly, 2018 (unaudited) 3788814 1417,669 669,478 (9573)  (328913) 18147838 23665313 1386444 25051757
BERZSIEHEL, Bichange differences arising on
ERZE translation to presentation currency - - (98,591) - - - (98591) (7459 (106,050)
BEBN SRR, Exchange differences arising on
Eiz2 frandlation of foreign operation - - (3330 - - - (333 - (33310
EERENAREERE, Shae of other comprehensive expense of
Eth2AER associates and joint ventures - - (15,450) - - - (15,450) - (15,450)
FEAMZANERLAEE  Netchangein fair value of investments in
REZRATERELL equity instruments at fair value through
BEz 583 other comprefiensie income - - - (038) - - (038 (09 (50,79
FAAMAEUARAAEE  Defered taxeffect on change in fair value of
;ﬁLzMIﬁT EDAEE  investments in equity instrument at fair value
LY AN 2 through other comprehensive income - - - 2090 - - 2,090 - 2090
m%ﬁxﬁ%%ﬂ%z Surplus on revaluation of properties and
NERENRER prepaid lease payments upon transfer to
iy investment properties - - - 31% - - 31% 1,054 4210
il L%ﬁ&ﬁ%%ﬂ%m%iﬁ Deferred tax effect on revaluation of properties
JENE 22 upon transfer to investment properties - - - (4527) - - (4527) (1512) (6,039)
) Others - - - - 509 - 509 - 509
il Profit for the period - - - - - 414273 414273 (8185 406,088
FEELE(ER) Total comprehensive (expense)
i income for the period - - (147351) (49,666) 509 44273 217,765 (16511) 201,254
MHERBEDEELE Transfer of revaluation reserves to retained
ELABERE R eamings upon disposal of equity
TEREREHARE instrument at fair value through
ZiiaH] other comprehensive income - - - 4,601 - (4,601) - - -
RZE-\E+ZA=1-A 15t December, 2018
(mz) (audited) 3788814 1417,669 522,127 (14638)  (328404) 18557510 23883078 1,369,933 25253011




XEHEREARAT 11
—B R E RS

CONDENSED CONSOLIDATED STATEMENT OF

CHANGES IN EQUITY (continued)
For the six months ended 30th June, 2019

MRS HSRER(F)
BE-—F-NEAA=ABIUAEA

AORRFEA
Attributable to owners of the Company
5k Bl
EXGRE RERR FEREs
BA  Special Exchange  Efiff  EbREE  ZihE Non-  HER4E
Share capital translation Revaluation Other  Retained &t controlling Total
Gapital  reserve  reserve  reserves  reserves - earnings Total  interests equity
TEn Thn Thn TR Thn Thn TEn Thn Tin
HKS'000  HKS'000  HK$'000  HKS'000  HK$'000  HKS'000  HK'000  HKS'000  HK$'000
(it
(Note 3)
RIE-NE-F-B(EER)  AtTstJanuary, 2019 (audited) 3788814 1417669 522127 (74638)  (328404) 18557510 23883078 1369933 25253011
RERJ|REREL, Bxchange differences arising on
EpzR translation to presentation currency - - (161,520) - - - (161520 2330 (163863)
BERNEHAEL, Bxchange differences arising on
ExzE translation of foreign operation - - (71918) - - - (7918) - (7918)
EpBELaRaEMEL Share of other comprehensive expense of
Aft2EER associates and joint ventures - - (83609 - - - (#3609 - (13609
BEEM2ENERAEE Net change in fair value of investments in
BEIRATAREL L equity instruments at fair value through
EEz 52 other comprehensive income - - - 719 - - 1m0 (22,689
BEEMAANERA BE Deferred ta effect on change in fair value on
RERETARED S investment in an equity instrument at fair value
g EERE Y2 through other comprehensive income - - - 165 - - 165 - 165
A Others - - - - 339 - 339 - 339
THRRR Profit for the period - - - - - 84T 8534 1930 865402
TEHAE(ER) NELE Total comprehensive (expense)
incore forte period - SR @Ew 3 8B esIe 93 EIRY
-BAELEEREER Transfer on voluntary liguidation of
MER ) a joint venture (Note b) - - (5,310) - - 5310 - - -
Rest i) Dividend recognised as distribution (note 10) - - - - - 01354 (3013%) - [301.3%)
REAETIERES Dividend distributed to non-controling interests - - - - - - - (31008 (31,068
RIE-NERA=TA(REER)  At30th June, 2019 (unaudited) 3788814 1417669 303764 (97272 (328,065 19114938 24,199848 1348568 25548416

EE

(@ Z~TEERSEREEFEEEEGCZEAK ()
SRARBEREZBEATARAE

Notes:

Revaluation reserves of the Group comprise the investment revaluation reserve arising from
the fair value adjustment on equity instruments at fair value through other comprehensive

ERBMEL 2 RESHEHEFHEA LR
BREREYERYEEMFELEL
WEEGRE -

income and property revaluation reserve arising from revaluation of properties upon transfer
to investment properties.

by REEZZ-—NLFA=ZTHILH (b
M —ERZARPEARLME ([
BDETNERHNEECEE EBREE
o [E W ¥ B) 1% 45,310,000 7T
BEREZiEF -

During the period ended 30th June, 2019, a joint venture, which was established in the
People’s Republic of China (“PRC") and was inactive, was voluntarily liquidated. Exchange
translation reserve of HK$5,310,000 was released to retained earnings.
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HHRSRaRER
BE=F-NEAA=AF A1 MES

(REEER)
(Unaudited)

CONDENSED CONSOLIDATED STATEMENT OF CASH
FLOWS
For the six months ended 30th June, 2019

BEAA=1+HLEAEAR
Six months ended 30th June,

—E-hF —E-)N\F

2019 2018

FERT FHET

HK$'000 HK$'000

ARgBXBrEeFE Net cash used in operating activities (139,933) (85,050)

ARRKREXEB B e FE Net cash used in investing activities

B UFRLE Interest received 107,826 114,363

BlkEEETEZRE Dividends received from joint ventures 13,843 -
BYREEBE MR ER Dividends received from equity instruments

BARBERE KA at fair value through other comprehensive

TEZIRE income 1,500 1,500
BUYCKREBEBBEREAABEREL Dividends received from financial assets at

SMEEZKE fair value through profit or loss 403 286
EWREBBREREARBEEE . Dividends received from equity securities at

HRARTE 75 2 BB fair value through profit or loss - 326
BEWME - BE MR Purchase of property, plant and equipment (3,585) (1,699)
HEWE - BEREH Proceeds on disposal of property,

Fiis plant and equipment - 202
ENREME Addition of investment properties (1,478) (749)
HERE Y EMR Proceeds from disposal of investment

EERPRE properties, net of value added tax 3,023 7,401
BEAREREARBEREREY Purchase of equity securities at

A fair value through profit or loss - (11,687)
BEEAHMEEKGEAREBE Purchase of equity instrument at fair value

BIBZRATA through other comprehensive income (128,042) -
BEFREREANEBEEEZ Purchase of financial assets at

CREE fair value through profit or loss (38,258) (388,678)
&7 B fh 2 [ s Proceeds from disposal of equity instruments

BRAREBEREZ at fair value through other comprehensive

AT AFS income - 15,970
PESEBEERANBEREL Proceeds from disposal of equity securities at

RABEHS fair value through profit or loss - 12,443
RE—HEeECEARERY Net cash inflow from voluntary liquidation of

FHEEMA a joint venture 10,420 -
RS NTER Repayment from associates 13,000 100,190
BEDEER Advances to joint ventures (396,779) (193,690)
ABEDEEN Repayment from joint ventures 1,619 -
IRIEWE R Loans receivable repaid 612,266 238,235
BT IEINE R Loans receivable advanced (219,518) (846,496)
FRVEE R 2 SRITIE R Z 2B Withdrawal of pledged bank deposits - 1,294
FRYEERIR 2 RITERZFA Placement of pledged bank deposits (590,101) -

(613,861) (950,789)




REZFEREARAE

—E-NEFREEEARE

HAGRER&RER(F)
ﬁ f_jlfl—t/\ﬁ ‘/‘ELE/\@/?

CONDENSED CONSOLIDATED STATEMENT OF CASH

FLOWS (continued)
For the six months ended 30th June, 2019

(REEER)
(Unaudited)
BEAA=1+HLEAREAR
Six months ended 30th June,

—E-NEF —ZT-)\F
2019 2018
TERT FET
HK$'000 HK$'000
KEAR)BEEK 2 RSFE Net cash from (used in) financing activities
BEAFLE Interest paid (115,439) (97,464)
[RENEEN Dividend paid (301,354) (301,354)
B P IEE A S Dividend paid to non-controlling interests (31,068) (77,670)
e S ER New interest-bearing borrowings raised 1,342,212 573,039
SR S &% Repayment of interest-bearing borrowings (658,358) (410,764)
MEREER New interest-free borrowings raised 207,985 247,189
S BE Repayment of interest-free borrowings (9,033) -
434,945 (67,024)
Re MRS EEBEE RDFE Net decrease in cash and cash equivalents (318,849) (1,102,863)
ﬁﬂ%ﬂﬁ@&ﬁi Cash and cash equivalents at the
Z(EI1EH beginning of the period 2,175,526 4,194,781
GNE H AR R 2 R Effect of foreign exchange rate changes (5,520) 17,402
MRRE RRE Cash and cash equivalents at the
%£{E1EHE end of the period 1,851,157 3,109,320
ReRREEEIER Analysis of the balances of cash and
BEEOM cash equivalents
RITEFELRES Bank balances and cash 2,038,297 3,556,411
W XIRE 2 RITEF (W) Less: restricted bank deposits (Note) (187,140) (447,091)
1,851,157 3,109,320

Hrat - RPERTHEFRBERTEHFRE
& ZERITHEFREAREEND

FBRIAR -

Note: The restricted bank deposits are included in bank balances and cash which can only be
applied in the designated property development projects.

13
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BE_Z-NFRAA=THIEREAZEBEGES
MEHERAERA 2 A RREFETZRAEH
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS
For the six months ended 30th June, 2019

1. BASIS OF PREPARATION

The condensed consolidated financial statements have been prepared in
accordance with Hong Kong Accounting Standard ("HKAS"”) 34 “Interim
Financial Reporting” issued by the Hong Kong Institute of Certified Public
Accountants (“HKICPA™) as well as the applicable disclosure requirements
of Appendix 16 to the Rules Governing the Listing of Securities
(“Listing Rules”) on The Stock Exchange of Hong Kong Limited (“Stock
Exchange”).

The financial information relating to the year ended 31st December, 2018
that is included in these condensed consolidated financial statements
does not constitute the Company’s statutory annual consolidated
financial statements for that financial year but is derived from those
financial statements. Further information relating to these statutory
financial statements is as follows:

The Company has delivered the financial statements for the year ended
31st December, 2018 to the Registrar of Companies in accordance
with section 662(3) of, and Part 3 of Schedule 6 to, the Hong Kong
Companies Ordinance (“CO"). The Company’s auditor has reported on
those financial statements for 2018. The auditor’s report was unqualified;
did not include a reference to any matters to which the auditor drew
attention by way of emphasis without qualifying its report; and did not
contain a statement under sections 406(2), 407(2) or (3) of the CO.

2. SIGNIFICANT ACCOUNTING POLICIES

The condensed consolidated financial statements have been prepared
on the historical cost basis except for certain properties and financial
instruments, which are measured at fair values, as appropriate.

Other than changes in accounting policies resulting from application
of new and amendments to Hong Kong Financial Reporting Standards
("HKFRSs"), the accounting policies and methods of computation used
in the condensed consolidated financial statements for the six months
ended 30th June, 2019 are the same as those followed in the preparation
of the Group’s annual consolidated financial statements for the year
ended 31st December, 2018.
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2. SIGNIFICANT ACCOUNTING POLICIES (continued)

Application of new and amendments to HKFRSs

In the current interim period, the Group has applied, for the first time, the
following new and amendments to HKFRSs issued by the HKICPA which
are mandatory effective for the annual period beginning on or after 1st
January, 2019 for the preparation of the Group’s condensed consolidated

financial statements:

HKFRS 16

HK(IFRIC)-Int 23

Amendments to HKFRS 9

Amendments to HKAS 19

Amendments to HKAS 28

Amendments to HKFRSs

Leases

Uncertainty over Income Tax Treatments

Prepayment Features with Negative
Compensation

Plan Amendment, Curtailment or
Settlement

Long-term Interests in Associates and Joint
Ventures

Annual Improvements to HKFRSs 2015-
2017 Cycle

Except as described below, the application of the new and amendments
to HKFRSs in the current period has had no material impact on the
Group's financial positions and performance for the current and prior
periods and/or on the disclosures set out in these condensed consolidated

financial statements.
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2. SIGNIFICANT ACCOUNTING POLICIES (continued)

2.1 Impacts and changes in accounting policies of
application on HKFRS 16 Leases

The Group has applied HKFRS 16 for the first time in the current interim
period. HKFRS 16 superseded HKAS 17 “Leases”, and the related
interpretations.

2.1.1 Key changes in accounting policies resulting from application of
HKFRS 16

The Group applied the following accounting policies in accordance with
the transition provisions of HKFRS 16.

Definition of a lease

A contract is, or contains, a lease if the contract conveys the right to
control the use of an identified asset for a period of time in exchange for
consideration.

For contracts entered into or modified on or after the date of initial
application, the Group assesses whether a contract is or contains a lease
based on the definition under HKFRS 16 at inception or modification
date. Such contract will not be reassessed unless the terms and conditions
of the contract are subsequently changed.

As a lessee
Allocation of consideration to components of a contract

For a contract that contains a lease component and one or more
additional lease or non-lease components, the Group allocates the
consideration in the contract to each lease component on the basis of
the relative stand-alone price of the lease component and the aggregate
stand-alone price of the non-lease components.

As a practical expedient, leases with similar characteristics are accounted
on a portfolio basis when the Group reasonably expects that the effect on
the financial statements would not differ materially from individual leases
within the portfolio.
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2. SIGNIFICANT ACCOUNTING POLICIES (continued)

2.1 Impacts and changes in accounting policies of
application on HKFRS 16 Leases (continued)

2.1.1 Key changes in accounting policies resulting from application of
HKFRS 16 (continued)

As a lessee (continued)
Short-term leases and leases of low-value assets

The Group applies the short-term lease recognition exemption to leases
of machinery and equipment that have a lease term of twelve months or
less from the commencement date and do not contain a purchase option.
It also applies the recognition exemption for leases of low-value assets.
Lease payments on short-term leases and leases of low-value assets are
recognised as expense on a straight-line basis over the lease term.

Right-of-use assets

Except for short-term leases and leases of low value assets, the Group
recognises right-of-use assets at the commencement date of the lease
(i.e. the date the underlying asset is available for use). Right-of-use assets
are measured at cost, less any accumulated depreciation and impairment
losses, and adjusted for any remeasurement of lease liabilities.

The cost of right-of-use asset includes:
. the amount of the initial measurement of the lease liability;

o any lease payments made at or before the commencement date,
less any lease incentives received;

o any initial direct costs incurred by the Group; and

o an estimate of costs to be incurred by the Group in dismantling
and removing the underlying assets, restoring the site on which it is
located or restoring the underlying assets to the condition required
by the terms and conditions of the lease.

Right-of-use assets in which the Group is reasonably certain to obtain
ownership of the underlying leased assets at the end of the lease term
are depreciated from commencement date to the end of their useful lifes.
Otherwise, right-of-use assets are depreciated on a straight-line basis over
the shorter of their estimated useful lifes and the lease terms.
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2. SIGNIFICANT ACCOUNTING POLICIES (continued)

2.1 Impacts and changes in accounting policies of
application on HKFRS 16 Leases (continued)

2.1.1 Key changes in accounting policies resulting from application of
HKFRS 16 (continued)

As a lessee (continued)
Refundable rental deposits

Refundable rental deposits paid are accounted under HKFRS 9 “Financial
Instruments” and initially measured at fair value. Adjustments to fair
value at initial recognition are considered as additional lease payments
and included in the cost of right-of-use assets.

As a lessor
Allocation of consideration to components of a contract

Effective on 1st January, 2019, the Group applies HKFRS 15 “Revenue
from Contracts with Customers” to allocate consideration in a contract to
lease and non-lease components. Non-lease components are separated
from lease component on the basis of their relative stand-alone selling
prices.

Refundable rental deposits

Refundable rental deposits received are accounted under HKFRS 9
and initially measured at fair value. Adjustments to fair value at initial
recognition are considered as additional lease payments from lessees.

Lease modification

The Group accounts for a modification to an operating lease as a new
lease from the effective date of the modification, considering any prepaid
or accrued lease payments relating to the original lease as part of the
lease payments for the new lease.
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2. SIGNIFICANT ACCOUNTING POLICIES (continued)

2.1 Impacts and changes in accounting policies of
application on HKFRS 16 Leases (continued)

2.1.2 Transition and summary of effects arising from initial application of
HKFRS 16

Definition of a lease

The Group has elected the practical expedient to apply HKFRS 16 to
contracts that were previously identified as leases applying HKAS 17
and HK(IFRIC)-Int 4 “Determining whether an Arrangement contains a
Lease” and not apply this standard to contracts that were not previously
identified as containing a lease. Therefore, the Group has not reassessed
contracts which already existed prior to the date of initial application.

For contracts entered into or modified on or after 1st January, 2019, the
Group applies the definition of a lease in accordance with the requirements
set out in HKFRS 16 in assessing whether a contract contains a lease.

As a lessee

The Group has applied HKFRS 16 retrospectively with the cumulative
effect recognised at the date of initial application, 1st January, 2019. Any
difference at the date of initial application is recognised in the opening
retained earnings and comparative information has not been restated.

When applying the modified retrospective approach under HKFRS 16
at transition, the Group applied the practical expedient of electing not
to recognise right-of-use assets and lease liabilities for leases with lease
terms ending within twelve months of the date of initial application to
leases previously classified as operating leases under HKAS 17, on lease-
by-lease basis, to the extent relevant to the respective lease contracts.
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2. SIGNIFICANT ACCOUNTING POLICIES (continued)

2.1 Impacts and changes in accounting policies of application on
HKFRS 16 Leases (continued)

2.1.2 Transition and summary of effects arising from initial application of HKFRS 16
(continued)

As a lessee (continued)

On transition, no lease liability is recognised upon application of HKFRS 16.

R=ZZ-N&F
—A—H
As at 1st
January,
2019

TET
HK$'000

WoZ—N\E+-A=t—BEEZ
AT

B R - EAEE

R-FE-NF-A-AZERREER

Operating lease commitments disclosed

as at 31st December, 2018 1,915

Less: Recognition exemption — short-term leases (1,915)

The carrying amount of right-of-use assets as at 1st January, 2019 comprises the

HESFEAT followings:
EREEE FEEYE
Right-of-  Properties for
use assets  development
k=g FHT FHT
Notes HK$'000 HK$'000
HAfE BB R 2R Right-of-use assets relating to
BIRER 2 EEHE operating leases recognised
BRAMERAEEE upon application of HKFRS 16:
e+ b AR 2 BN E T Reclassified from prepaid lease
EFOME payments on land use rights (a) 40,104 -
BEEFERMETD Amount included in properties
B for development (b) - 3,342,421
40,104 3,342,421
LEERI By class:
AE+H Leasehold lands - 3,342,421
T RIEF Land and buildings 40,104 _
40,104 3,342,421
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2. SIGNIFICANT ACCOUNTING POLICIES (continued)

2.1 Impacts and changes in accounting policies of
application on HKFRS 16 Leases (continued)

2.1.2 Transition and summary of effects arising from initial application of
HKFRS 16 (continued)

As a lessee (continued)

Notes:

(@ Upfront payments for leasehold lands in the PRC were classified as prepaid lease
payments on land use rights as at 31st December, 2018. Upon application of
HKFRS 16, the current and non-current portions of prepaid lease payments on
land use rights amounting to HK$892,000 and HK$39,212,000 respectively were
reclassified to right-of-use assets.

(b) Payments for leasehold lands and directly attributable costs in the PRC
were classified as properties for development as at 31st December, 2018.
Upon application of HKFRS 16, properties for development amounting to
HK$3,342,421,000 were considered as right-of-use assets and included in
properties for development.

As a lessor

In accordance with the transitional provisions in HKFRS 16, the Group is
not required to make any adjustment on transition for leases in which the
Group is a lessor but accounts for these leases in accordance with HKFRS
16 from the date of initial application and comparative information has
not been restated.

(@) Upon application of HKFRS 16, new lease contracts entered into
but commence after the date of initial application relating to the
same underlying assets under existing lease contracts are accounted
as if the existing leases are modified as at 1st January, 2019.
The application has had no impact on the Group’s condensed
consolidated statement of financial position as at 1st January, 2019.
However, effective on 1st January, 2019, lease payments relating to
the revised lease term after modification are recognised as income
on straight-line basis over the extended lease term.

(b)  Before application of HKFRS 16, refundable rental deposits received
were considered as rights and obligations under leases to which
HKAS 17 applied. Based on the definition of lease payments under
HKFRS 16, such deposits are not payments relating to the right-
of-use assets and were adjusted to reflect the discounting effect
at transition. The effect has no material impact on the condensed
consolidated financial statements of the Group for the current
period.
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2.1 ERTEHEHREEIEI65% 2.1 Impacts and changes in accounting policies of application on
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HKFRS 16 Leases (continued)

2.1.2 Transition and summary of effects arising from initial application of HKFRS 16
(continued)

fERHAA(E) As a lessor (continued)

© MZZE—hF-—A—B&EHE- (©
AEEDEATBV B REEL
BISRENREHNRETEEH
ENGEMER D o I D P ERE
B ARSEEAHME . GRsE B
BRI EENTE -

Effective on 1st January, 2019, the Group has applied HKFRS 15 to allocate
consideration in the contract to each lease and non-lease components. The
change in allocation basis has had no material impact on the condensed
consolidated financial statements of the Group for the current period.

URTRER—_F-NEFE—H—HZHEH
REMBHRRARTHRZERIEHZH
B RBEEAXEHTENIAR -

The following adjustments were made to the amounts recognised in the condensed
consolidated statement of financial position as at 1st January, 2019. Line items that
were not affected by the changes have not been included.

REEE
RAR B R EZR
—Z-N\F £165%
+=A=t+-8 R-E-h#F
2z REE —HA—BAz
Carrying BREE
amounts Carrying
previously amounts under
reported as at HKFRS 16 as at
31st December, RE 1st January,
2018 Adjustments 2019
FET TAT FET
HK$'000 HK$'000 HK$'000
FRBEE Non-current assets
T AR Prepaid lease payments
TBREER on land use rights 39,212 (39,212) -
FREEE Right-of-use assets - 40,104 40,104
REBEE Current assets
T ARz Prepaid lease payments
FENHEER on land use rights 892 (892) -
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2. SIGNIFICANT ACCOUNTING POLICIES (continued)

2.2 Impacts and changes in accounting policies of
application of other new and amendments to HKFRSs

Impacts and changes in accounting policies of application on
HK(IFRIC)-Int 23 Uncertainty over Income Tax Treatments

HK(IFRIC)-Int 23 sets out how to determine the accounting tax position
when there is uncertainty over income tax treatments. The interpretation
requires the Group to determine whether uncertain tax positions are
assessed separately or as a group and assess whether it is probable that
a tax authority will accept an uncertain tax treatment used, or proposed
to be used, by individual group entities in their respective income tax
filings. If it is probable, the current and deferred taxes are determined
consistently with the tax treatment in the income tax filings. If it is not
probable that the relevant taxation authority will accept an uncertain tax
treatment, the effect of each uncertainty is reflected by using either the
most likely amount or the expected value.

The application of HK(IFRIC)-Int 23 in the current interim period has had
no material effect on the amounts reported and/or disclosures set out in
these condensed consolidated financial statements.

Impacts and changes in accounting policies of application on
Amendments to HKFRS 9 Prepayment Features with Negative
Compensation

The amendments clarify that for the purpose of assessing whether a
prepayment feature meets the condition of representing solely payments
of principal and interest on the principal amount outstanding (“SPPI”), the
party exercising the option may pay or receive reasonable compensation
for the prepayment irrespective of the reason i.e. prepayment features
with negative compensation do not automatically fail SPPI.

The application of the amendments in the current interim period has had
no material effect on the amounts reported and/or disclosures set out in
these condensed consolidated financial statements.
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2. SIGNIFICANT ACCOUNTING POLICIES (continued)

2.2 Impacts and changes in accounting policies of
application of other new and amendments to HKFRSs
(continued)

Impacts and changes in accounting policies of application on
Amendments to HKFRSs Annual Improvements to HKFRSs 2015-
2017 Cycle

The annual improvement packages amended the following three
standards.

HKAS 12 Income Taxes

The Group recognises the income tax consequences of dividends in
profit or loss, other comprehensive income or equity according to where
the Group originally recognised the transactions that generated the
distributable profits. This is the case irrespective of whether different tax
rates apply to distributed and undistributed profits.

HKFRS 3 Business Combinations

When the Group obtains control of a business that is a joint operation,
the Group applies the requirements for a business combination achieved
in stages, including remeasuring its previously held interest in the joint
operation at fair value. The previously held interest to be remeasured
includes any unrecognised assets, liabilities and goodwill relating to the
joint operation.

HKFRS 11 Joint Arrangements

When the Group obtains joint control of a joint operation in which the
Group previously participated in but did not have joint control, the Group
does not remeasure its previously held interest in the joint operation.

The application of Amendments to HKFRSs Annual Improvements to
HKFRSs 2015-2017 Cycle in the current interim period has had no
material effect on the amounts reported and/or disclosures set out in
these condensed consolidated financial statements.
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3. WA 3. REVENUE
WA D¥E Disaggregation of revenue
(REER)
(Unaudited)
BZEANA=1THILAEA
Six months ended 30th June,
—E-hF —E-N\F
2019 2018
FERT FAET
HK$'000 HK$'000
REFEE, At a point in time
DB TYZEEE Sales of completed properties 679,868 2,013,354
FE B ) Over time
YEERE Property management 61,004 62,898
HitvziE Other operations 14,071 24,223
EmkRBIA Revenue from goods and services 754,943 2,100,475
HEWA Rental income 251,037 255,210
1,005,980 2,355,685

4. DEER

AEERARE 2 AT EREERE
MBS ZEN - NEHE 2 BAiHE
BeBEEEN-BIEER : WER
B MERRENMEMEE(ETRZREY
EEIR) o B - RERTARAH
TEERERDELFBRARENZ
AEEA2HMEEDBIEFRZ=
RERE - MMERESE - HBHE
—HLETOEREMNBRR ZEEE
B o AEBEW B Z ETYERENB
RAIZAI2WMREEDNHDFZLS -
MABKRRFEMS - HXE  BER
BEDEASEZ Kt ERE LS —
BHRAT

4. SEGMENT INFORMATION

The Group’s revenue for the period was derived mainly from activities carried
out and located in the PRC and Hong Kong. The Group's basis of organisation
is determined based on three main operations: property development, property
investment and other operations that comprise mainly property management.
Similarly, the Group's reportable and operating segments, reported to the Executive
Directors of the Company for the purposes of resource allocation and performance
assessment, also focused on the three main operations. For the property investment
segment, it includes business activities of a listed property investment subsidiary.
No reportable and operating segments of the listed property investment subsidiary
are separately presented as its results, assets and liabilities are reviewed together
with the Group’s other property investment activities for the internal performance
assessment purposes.
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4. DEERI(E 4. SEGMENT INFORMATION (continued)

REEEHR - AEBEIRI 2MRELL S  The following is an analysis of the Group’s segment revenue, results, assets and
HoHIMUA - 245 - BERAMEBRS  liabilities by reportable and operating segments for the period under review:

N

T -
NERR NERE HitgE
Property Property Other &t
development investment operations  Consolidated
Fhr TR FhR Fhr
HK$'000 HKS$'000 HK$'000 HK$'000
BE-Z-NERAZTHLENEA For the six months ended 30th June, 2019
AEBA SEGMENT REVENUE
HiMHE External sales 679,868 251,037 75,075 1,005,980
¥ RESULTS
AEHEN(ER) Segment profit (loss) 174,057 285,648 (12,458) 447,247
H A Rba Other income and gains 166,006
AENBIOEER Unallocated corporate expenses (65,551)
BERA Finance costs (78,949)
il NGl Share of profit of associates 4,867
& ERERT Share of profit of joint ventures 527,293
BRFi AR Profit before tax 1,000,913
RZZ-NE~A=1A As at 30th June, 2019
EE ASSETS
NHEE Segment assets 9,726,681 13,875,831 50,776 23,653,288
REENF ER Interests in associates 205,258 2,688,660 - 2,893,918
REELECER Interests in joint ventures 2,695,792 3,163,657 260,237 6,119,686
BENRRR Amounts due from associates 2,563 187,229 - 189,792
ABNERT Amounts due from joint ventures 1,256,410 - 66,844 1,323,254
AENBIOREAE Unallocated corporate assets 5,553,651
AftaEE Consolidated total assets 39,733,589
BfE LIABILITIES
AHEE Segment liabilities 4,261,146 2,416,284 201,482 6,878,912
REDBZOEAR Unallocated corporate liabilities 7,306,261

AfiaE Consolidated total liabilities 14,185,173
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4. DEER(E) 4. SEGMENT INFORMATION (continued)
NEERE MERE HhgiE
Property Property Other A
development investment operations  Consolidated
T Fisn Tin T
HK$'000 HK$'000 HK$'000 HK$'000
BE-Z-\FRAZTHLAEA For the six months ended 30th June, 2018
DEWA SEGMENT REVENUE
HINEE External sales 2,013,354 255,210 87,121 2,355,685
i RESULTS
ok gl Segment profit 751,398 385,649 4,551 41,598
AR Other income and gains 134,096
DB LEER Unallocated corporate expenses (93,940)
BERAK Finance costs (82,049)
i NG el Share of profit of associates 46,382
J* HABERH Share of profit of joint ventures 160,529
BRANER Profit before tax 1,306,616
RZZ-\E+=A=+—H As at 31st December, 2018
BE ASSETS
/‘*IS BE Segment assets 9,998,416 13,796,057 47 582 23,842,055
REERFIZER Interests in associates 209,618 2,681,713 - 2,891,331
NEErE R Interests in joint ventures 2,284,224 2,827,431 192,590 5,304,245
L UNTIUN Amounts due from associates 2,563 200,229 - 202,792
RERERT Amounts due from joint ventures 1,264,933 - 68,504 1333437
REDEIOREEE Unallocated corporate assets 5,440,897
ABHEEE Consolidated total assets 39,014,757
8 LIABILITIES
NEEE Segment liabilities 4,603,578 2,404,756 108,316 7,116,650
RenB7MEEE Unallocated corporate liabilities 6,645,096
AftpaE Consolidated total liabilities

13,761,746
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5. HWARWE

5. OTHER INCOME AND GAINS

(REBER)
(Unaudited)
BEARA=tTHLEREAR
Six months ended 30th June,

—E-NF —E-N\F
2019 2018
FHER FET
HK$'000 HK$'000
& B4 A Dividend income
— I LM H — unlisted shares 1,903 1,786
— WG — listed shares 1,833 326
RITFERZFBELRA Interest income on bank deposits 24,459 27,163
R E T Z FI U A Interest income from loans receivable 98,410 86,534
RE—FHe&EhEZFSWHA Interest income from a joint venture 1,491 4,801
TEEMEEEERER I Recoveries of expected credit losses provision 21,872 -
R Wa Net exchange gain 450 2,087
EHAb Others 15,588 11,399
166,006 134,096
6. BEKR 6. FINANCE COSTS
(REEER)
(Unaudited)
BEANA=1tHIEANEA
Six months ended 30th June,
—2-hE —E-N\#
2019 2018
FBT FAET
HK$'000 HK$'000
FLEATF Interest on:
RITER Bank loans 108,593 96,544
HaER Other loans 1,509 1,528
EXLZEEBR Loans arrangement fee 1,871 201
111,973 98,273
B BAEREEREA Less: amount capitalised on properties
MESRE under development (33,024) (16,224)

78,949 82,049
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7. TIE 7. TAXATION
(REERZ)
(Unaudited)
BEARA=tTHLREAR
Six months ended 30th June,
—E-NEF —Z—)\F
2019 2018
FTHERT FAT
HK$'000 HK$’000
XHBE The charge comprises:
REATIA Current tax
—EBBNEM - Hong Kong Profits Tax 1,805 1,600
— BTSN — PRC Enterprise Income Tax 46,915 170,022
— B ER — Land Appreciation Tax 43,538 127,417
92,258 299,039
BEFE (BERH BB (Over) under provision in prior years
—HEBNEH - Hong Kong Profits Tax 5 -
—BSMRIA — Overseas Tax (6,495) _
— B EMEH — PRC Enterprise Income Tax (240) 450
(6,730) 450
85,528 299,489
EIEFLIA Deferred tax 49,983 155,104
135,511 454,593

BB NS HIR B 2 AT ERT BN E A
16.5% < HEFHH - PREBEMENIEZ
&P 8~ RLE AR R ET B AR

Hong Kong Profits Tax is calculated at the rate of 16.5% on the estimated assessable
profit for the period. The PRC Enterprise Income Tax is calculated at the rates

applicable to respective subsidiaries.
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8. ZAHIE&ER

8. PROFIT FOR THE PERIOD

(REBER)
(Unaudited)
BEARA=tTHLEREAR
Six months ended 30th June,

—E-NEF —Z—)\F
2019 2018
FTHERT FAT
HK$'000 HK$’000
AN EARE F B 0Bk Profit for the period has been arrived at
(Gt A) - after charging (crediting):
VI - BE M RETTE Depreciation of property, plant and equipment 9,779 11,979
B BIMERERP Y Less: amount capitalised on properties
Gk under development (837) (1,534)
8,942 10,445
B Amortisation of:
HihEE - WFEER Other assets — properties interests 247 259
FERYE Properties for development 13,549 14,014
EREEE Right-of-use assets 352 -
TP AR TR IR E Prepaid lease payments on land use rights - 599
WEREHEAEE Total depreciation and amortisation 23,090 25,317
FEZRAEERERE Cost of inventories recognised as expenses 402,963 1,197,004




REZFEREARAE
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9. BRER

RABBEREMG 2 BBREARAFIRT
FIBERRTE

9. EARNINGS PER SHARE

The calculation of the basic earnings per share attributable to the owners of the
Company is based on the following:

(REER)
(Unaudited)

BZEANA=1THIEAREA
Six months ended 30th June,

—2-hE —E-N\#
2019 2018
FET FAET
HK$'000 HK$'000
EF Earnings
R EGREARETR 2 Earnings for the purpose of basic earnings
B (AR AR EG per share (profit for the period attributable
AERRDEF]) to owners of the Company) 853,472 836,929
(RESER)

(Unaudited)
BZEANA=THILLAEA
Six months ended 30th June,

—E-NEF —E-N\F
2019 2018
Fx Tz
‘000 ‘000
IR& Number of shares
RLGTEERERREF 2 Number of ordinary shares for the purpose of
TiRREE basic earnings per share 1,506,769 1,506,769

REZ-NEFER T \FMFE - I
REZYGREERN AR TN
FR_E-\FMEELREETERE

No diluted earnings per share for both 2019 and 2018 were presented as there
were no potential ordinary shares in issue for both 2019 and 2018.

31
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10. iRE 10. DIVIDEND
(REBER)
(Unaudited)
BZEANA=THLAEA
Six months ended 30th June,
—E-hE —E-N\F
2019 2018
FHET FET
HK$'000 HK$'000
REARNBER D IR Z Dividend recognised as distribution during
e the period:
BENZZE—NFE Interim dividend (in lieu of final dividend) of
(ZZB—N\E: —T—+FF) HK20 cents (2018: HK20 cents) per share
FREARR B (AR E RN S) paid in respect of 2018 (2018: in respect
FI20BM(ZZ—N\F : 20/840) of 2017) 301,354 301,354

1. Y% BERZBEUR 11. PROPERTY, PLANT AND EQUIPMENT AND
ERAEEE RIGHT-OF-USE ASSETS

REZE-—ZE—h&ESA=+BF~@EA During the six months ended 30th June, 2019, the Group acquired property,
o AREE IS 4835850005  Plant and equipment for a cash consideration of HK$3,585,000 (30th June, 2018:
(Z2—N\F<B=1H:1699,000% HK$1,699,000).

TLBAME - BEM&RE -

WEBZE-—Z—hER-—Z— 4,58 During the six months ended 30th June, 2019 and 2018, the Group did not transfer
=+EFANEAR - ANEE R any owner-occupied properties to investment properties.
BIELEEZEES e /E

REZE-—Z—h&E~A=+8 EHEfE Asat 30th June, 2019, right-of-use assets amounting to HK$39,587,000 represent
BEAE39,587,0008 T8 @A the prepaid lease payments on land use rights.
ZFENAER -

12. BB 12. INVESTMENT PROPERTIES

REZE-—Z—h&E~HA=+A1F~@EE During the six months ended 30th June, 2019, the Group transferred inventories
R AREBRET A ETEmAL  of completed properties of HK$64,302,000 (30th June, 2018: HK$286,123,000) to
588 64.302,00058 7T ( — &= — \4& < Investment properties upon the inception of operating leases to other parties.

R =+8 : 286,123,000 7T ) B E &

IVFEREEEREDE -
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12. REWHE(E

AEEREMENERER  —T—\F+-A
=t—BERZE-AFRA=TBEZAREET
i AR BB EN B A ERHE G
RAE — EHERFEERADNE RETHE -
ZIEEEFBERBAE - st ARTHEE R AER
HERHRBAES - RERIEENMENS @ &
ENRESENEEDN —REDERIRSEER
LEOE  ERREAREMSHEENTE - MWE
HERTMXGFEEREREMENS @ HED
BERLBE - HFEBREERARAEZREY
ENHEDRAREELIZZEMEMRIESHN
P T RMENRTHERE G R EKFEAE
FAERERAMSE - URBE X THERE®
BE - BEDPR/FEMAMETELEESD -

REBE-Z-HE A=+ BELHER
A ESE53,231,252,0008 LB S EEHEY
¥ o

14. EWE R
U E S EIE -

(@) JE U & 355,758,000 T ( =T — )\ &F
+=—A=+—8 172,342,000 T) ' F
MEIN%(ZE—N\F+=—A=+—8:
30%) + LAFE(R A MR IE 38 K {8 B RO JE
WERIERER WD EATRESERER
(ZZE—\F+ZA=+—8: FEKE

) e

JfE W & 3% 200,000,000 T ( — & — )\ 4F
FTZA=F—H:8) FAERI8%(=ZF
—N\FE+=ZA=+—H: &) HU—MHLEm
NEIMBRERIEAER SRS —N4F
+A(ZE-N\E+-A=+—8 : &)3|H
BE WHHOEARDEKRER(ZZ—N
FE+-A=+—H:#E)-

12. INVESTMENT PROPERTIES (continued)

The fair values of the Group’s investment properties at the date of
transfer, 31st December, 2018 and 30th June, 2019 have been arrived at
on the basis of valuations carried out on those dates by Norton Appraisals
Holdings Limited, a firm of independent and qualified professional valuers
not connected with the Group. The valuation was principally based
on income approach by taking into account the current rents passing
and the reversionary income potential of tenancies. For the properties
which are currently vacant, the valuation was based on each of the
property interests by capitalisation of the hypothetical and reasonable
market rents with a typical lease term and also make reference to the
direct comparison approach. For the properties which were transferred
from inventories of completed properties to investment properties, the
valuation was based on direct comparison approach. The valuations of
investment properties held for undetermined future use were arrived at
the adoption of the residual approach with the basis that they will be
developed and completed in accordance with the latest development
proposals and taken into account the constructions cost that will extent
to complete the development to reflect the quality of the completed
development. There has been no change from the valuation technique
used in the prior periods/years.

13. PROPERTIES FOR DEVELOPMENT

As at 30th June, 2019, right-of-use assets for leasehold lands amounting
to HK$3,231,252,000 are included in properties for development.

14. LOANS RECEIVABLE
Loans receivable consist of:

(@ Loan receivable of HK$55,758,000 (31st December, 2018:
HK$172,342,000) bears interest at 30% (31st December, 2018:
30%) per annum, is secured by share mortgage of guarantor and
loans receivable of the borrower and is classified as current loans
receivable (31st December, 2018: current loans receivable).

Loan receivable of HK$200,000,000 (31st December, 2018: nil)
bears interest at 18% (31st December, 2018: nil) per annum, is
secured by share mortgage of a listed company and is due for
repayment in October 2019 (31st December, 2018: nil) and is
classified as current loans receivable (31st December, 2018: nil).




34 TIAN AN CHINA INVESTMENTS COMPANY LIMITED
Interim Report 2019

14. BB (&

(b) JE UL E 30886,464,0008 L ( —Z — N\ F
+—-A=+—H8 :1,357,105,000/8 T )
FERRNF475%E36% (T — \F+ =
B=+—H :475%%36%) ' AHEEHE -
H 185,658,000 (= E—N\F+=A
=+—H : 166,810,000 7T) DB A
MBERERWER_E_—FHAE=Z
T FZRA(ZE-)\F+=ZA=+—8":
—ECTFERAR T -_—FHA)FHER
BRNEFENTFL4T5%E12%(ZT—N\F
+=A=1+—H :475%F12%) °

(0 EUWEF97,495,0008L( —E—NF+ =
HA=+4—H8 : 97,495,000/ 7T) * [& T FF
EEBI5%(ZE—NF+ZA=+—8:
15% ) + LATE SR A B I8 & B) R 2 4 1 1
BERIER-—ZE-—F+A(-F—\F
+ZA=+—H8: ZF=—F1+ A7) EI8E
BRESBEAERDERER(ZE—NF
+TZA=1+—H8 : ERBEKREK) °

d REEZZ-)/\GFT_A=+—HEKER
6,507,000/ 7T * FF|E BB BIRITRZER
BN4% - UIREEREREREENEE
“E-NFARAZTHIEAEAREELR
- \Ft+-AZt+—BEOBEAEREE

WER o
15. X5 REMEUERTR -
BERFEMNRK

HEMETHNERFIAERE PRBEE HEN

GHRIREBE -

BTHEMEFRRKAMEAENHSWAR
REBBZNERZN  ARE—RETEP
=t+BEE-B-+TBENERRH-

14. LOANS RECEIVABLE (continued)

(b) Loans receivable of HK$886,464,000 (31st December, 2018:
HK$1,357,105,000) bear interests ranging from 4.75% to
36% (31st December, 2018: 4.75% to 36%) per annum, are
unsecured. Of which HK$185,658,000 (31st December, 2018:
HK$166,810,000) are classified as non-current loans receivable
and are due for repayment from May 2021 to February 2022 (31st
December, 2018: from May 2020 to May 2021) and carry interests
ranging from 4.75% to 12% (31st December, 2018: 4.75% to
12%) per annum.

() Loan receivable of HK$97,495,000 (31st December, 2018:
HK$97,495,000) carries a fixed interest rate of 15% (31st
December, 2018: 15%) per annum, is secured by share mortgage
of subsidiaries of borrower, and is due for repayment in October
2021 (31st December, 2018: October 2021) and is classified as non-
current loans receivable (31st December, 2018: non-current loans
receivable).

(d) Loans receivable of HK$6,507,000 as at 31st December, 2018 bore
interest at Hong Kong Inter-bank Offered Rate plus 4% per annum,
were secured by share mortgage, and were settled during the six
months ended 30th June, 2019 and were classified as current loans
receivable as at 31st December, 2018.

15. TRADE AND OTHER RECEIVABLES, DEPOSITS AND
PREPAYMENTS

Proceeds receivable in respect of sales of properties are settled by
customers in accordance with the terms stipulated in the sale and
purchase agreements.

Except for the proceeds from sales of properties and rental income from
lease of properties which are payable in accordance with the terms of the
relevant agreements, the Group generally allows a credit period of 30
days to 120 days to its customers.
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15. X5 REMEUERTR -
BERBNYRGE)

RBERR - BXRBAEZAH - X
SRR 2 BREC DTN T

15. TRADE AND OTHER RECEIVABLES, DEPOSITS AND

PREPAYMENTS (continued)

The following is an aged analysis of trade receivables by date of debit note at the

end of the reporting period:

(REBER) (&&= %)

(Unaudited) (Audited)

—E-hF —E-N\F

AB=+A +=ZA=+—H

As at As at

30th June, 31st December,

2019 2018

FHET FAET

HK$'000 HK$'000

=EAA Within 3 months 5,777 8,334
ZE7X{EA Between 4 and 6 months 706 1,058
+ZE=+=—@A Between 7 and 12 months 85 8
Bet+t—-@A Over 12 months 576 957
7,144 10,357

16. XZ R HEMESIR

RBEMR  RPENER(BREER
SREMENMERN)RIEERAMZ
F 2z PREe DA

16. TRADE AND OTHER PAYABLES

The following is an aged analysis of trade payables by age, presented based on
the invoice date, which are included in trade and other payables, at the end of the

reporting period:

(RESER) (f&E=%)

(Unaudited) (Audited)

—E-hEF —ET-N\F

AA=+A +ZA=+—H

As at As at

30th June, 31st December,

2019 2018

FERT FAET

HK$'000 HK$'000

=EAR Within 3 months 597,190 682,391
mENEA Between 4 and 6 months 7,944 14,036
+ZE=+=-@EA Between 7 and 12 months 53,048 69,338
BiEt+ @A Over 12 months 344,421 380,462
1,002,603 1,146,227
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17. MTEfER 17. INTEREST-BEARING BORROWINGS

REBE-_ZT—NFE/<A=+HI1t/x During the six months ended 30th June, 2019, the Group obtained new loans in
BARN  ANEBESHEFRSE the amount of HK$1,342,212,000 (30th June, 2018: HK$573,039,000) and repaid
1,342,212,0008 7 (—ZZE— \F XA bank and other loans of HK$658,358,000 (30th June, 2018: HK$410,764,000).
=-+H : 573,039,000 7T) &{EESR  The majority of the loans as at 30th June, 2019 are repayable within five years and
77 H b B 5%658,358,000/8 7T (== bear interest at fixed or floating market rates ranging from 2.00% to 10.00% (31st
—N\ERXA=1H :410,764,000% December, 2018: 2.03% to 10.00%) per annum. Proceeds from new borrowings
L) c BEZZT—NFEA=1+HHBK  were used to finance the progress payments for properties under development and
BOEFRAFAERERIZEELTS  operating activities of the Group.

FRMEGE - MENENF2.00%E

10.00%(ZE—N\F+=-A=+—H :

2.03%%10.00%) © FERAERIAR

RN EEERYETIREER KL E

E%fn °

18. REfEX 18. INTEREST-FREE BORROWINGS
(REER) (&%)
(Unaudited) (Audited)
—E-NEF —ZE-N\F
AA=t+H +=—A=+—H
As at As at
30th June, 31st December,
2019 2018
FHET FHT
HK$'000 HK$'000
i NN Amounts due to associates 10,251 7,431
FERTE E1E Amounts due to joint ventures 1,128,584 943,170
KA FEFE R A 1S 3K Advances from non-controlling interests 165 167
1,139,000 950,768

ZECHAERT 2B NEENT  The amounts are unsecured, interest-free and repayable on demand.
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19. BRA 19. SHARE CAPITAL
ZERRGEE
Number of Ex]
ordinary shares Amount
FT
HK$'000
BT Issued and fully paid:
R-Z—)\F+-_A=1+—HBK At 31st December, 2018 and
—E-NFERA=TH 30th June, 2019
—ERHDEE LB — Ordinary shares with no par value 1,506,769,491 3,788,814
20. FEAE 20. CONTINGENT LIABILITIES
(@ AEER=Z—NAFSA=+H (a At 30thJune, 2019 and 31st December, 2018, the Group had guarantees as
EZZ-N\F+_A=+—AH2Z follows:
BROT
(REBEZ) (F&E%)
(Unaudited) (Audited)
—E-hEF —T-N\F
A~A=+H +ZA=+—8H
As at As at
30th June, 31st December,
2019 2018
TR FHT
HK$'000 HK$'000
MYEERER LB Guarantees given to banks in respect of
ERRERITIEL 2 mortgage loans granted to property
EIR purchasers 633,983 597,469
HEELERRLEEA Guarantees given to banks in respect of
ZRITEERRITED banking facilities granted to and utilised by
ZHER joint ventures 558,693 611,379
MEDRERRERRER Guarantees given to banks in respect of
ZIRITIEEMRTTIED banking facilities granted to but not yet
< ER utilised by joint ventures 59,091 59,770
MYEHRIBEEMLA Guarantees granted in respect of utility
BR%fHt FE RE SR BT 14 supplies and government authorities for the
Rz ER property development works
—B2%H — utilised 449 2,399
— AR A - not yet utilised 95 965
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20.

ZERE#E

HASE 2 AECERBREEED
73,100,000 L (ZE—N\F+_A=+—
B : 74,340,000/ L) IMIB(=ZZ— N\F
+ZA=+—H: ME)FERMELEE
HHEEIETTRE L AL - ZEhAeEhE
BEZ LA E TR WERE BT E
DIHIREIEAREEB A TERIN - Bl
—FH B R ST IE R

MARBINHBEAR(ZE—N\F+=A
=t+—0: —HMWBARFEEHME(Z
T-N\F+-A=+—8: —H)EmMEY
47,200,000 0( —E—N\F+_A=+—
H : 35,050,000/ 7T ) A 85 R Y 2E IR IE 4%
EHHEETHE TS - BRI
BHMR I OPEEEITER - BRTIMILE
FESE MR A IR EI R AT SR BB {E AR (E
BEHTEREI M Li@BE—+mt
HERD S A EfE R

IEoh - AAKEZ S—HEeECEREERR
{E#J571,300,0008 (= FE— ) \F+=A
=-+—H : 755,496,000 7C) 2 T EEY
¥EWEEE EAREE LM - —HEE
LS TIRN AR ETE I TH -

AEE B3R IETR AR \E % B I TR B 3038
SR ERAEROBAEEL - AR
BN RE i AD LR F R D B RHE L i
BVEEER - BIRERE KRN ERT R
T - RIBEERER  ARECHEREE
TEHRT M - URABEBE L MERT AT H
EoRBEEMNER - A LHRESRE
FRAR AL TS

20. CONTINGENT LIABILITIES (continued)

(b)

Two pieces (31st December, 2018: two pieces) of properties for
development that are held by joint ventures of the Group with
carrying value of approximately HK$73,100,000 (31st December,
2018: HK$74,340,000) are under idle land investigation by the local
authorities. These pieces of lands owned by the joint ventures were
held under several land use right certificates. The development of
more than half of the pieces of lands were either completed or
under development, except for the portions which are retained for
the remaining development of the whole projects.

Two pieces (31st December, 2018: one piece) of properties for
development that are held by subsidiaries (31st December, 2018:
a subsidiary) of the Company with carrying value of approximately
HK$47,200,000 (31st December, 2018: HK$35,050,000) are under
idle land investigation by the local authority. These two pieces of
lands owned by the subsidiaries have been developed by several
phases and more than half of both pieces of lands were either
completed or under development, except for the portions which
are under the planning approval progress by the local authority or
retained for the remaining development of the whole projects.

Further, property for development that is held by another joint
venture of the Group with carrying value of approximately
HK$571,300,000 (31st December, 2018: HK$755,496,000) had
been identified as idle land by the local authority. The construction
works for the first phase of development is continuing during the
current period.

The Group is currently working diligently to prevent the possible
classification as idle land for those under idle land investigation and
taking remedy action to prevent from prosecution for those had
been identified as idle land, including negotiating the feasibility of
development plans with local authorities. Based on legal advices,
the Group has assessed the issue and considers that the idle land
classification can be reversed. In the opinion of the Directors, the
economic outflows caused by above cases are not probable.
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20.

(e)

CONTINGENT LIABILITIES (continued)

A property purchaser who previously purchased properties in
Shenzhen from a joint venture of the Company initiated legal
proceedings against that joint venture for a claim of approximately
HK$13,168,000 due to the failure to arrange issuance of the
ownership certificate of the properties under the new policy. The
judgement was held in favour of the joint venture and the property
purchaser appealed during the current period. The case is still
pending trial by the court. The Group has assessed the claim and
considers that the final outcome of the claim will not have material
effect on the financial statements.

A contractor has initiated legal proceedings against a joint venture
of the Company claiming for outstanding supply and installation
costs together with penalty of approximately HK$33,237,000 which
are being disputed. Full amount of supply and installation costs of
approximately HK$11,672,000 were accrued by the joint venture.
The case is still pending trial by the court. The Group has assessed
the claim and considers that the final outcome of the claim will not
have material effect on the financial statements.

Certain subcontractors have initiated legal proceedings against a
subsidiary of the Company claiming for outstanding construction
costs of approximately HK$11,736,000 which are being disputed.
The case is still pending trial by the court. The Group has assessed
the claim and considers that the final outcome of the claim will not
have material effect on the financial statements.
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21. ERMIEBEZAREBE 21. FAIR VALUE MEASUREMENTS OF FINANCIAL
Bt INSTRUMENTS

REFAETERMEENSRERRFIRAAEBE  Some of the Group’s financial assets are measured at fair value at the end

fEe TRIWHEEBUNETSREENAALE  of each reporting period. The following table gives information about

ERER(SERMENENEANZ28) - LAKR  how the fair values of these financial assets are determined (in particular,

BARBEIIEFALETERE - 824 EME  the valuation techniques and inputs used), as well as the level of the fair

HENPBEEAABERANTHER(E—E=4)  value hierarchy into which the fair value measurements are categorised
(Levels 1 to 3) based on the degree to which the inputs to the fair value
measurements are observable.

o  FB-HAnEEINSBRANERTISETIER e Level 1 fair value measurements are those derived from quoted
BENBENREBCREAR) - prices (unadjusted) in active market for identical assets or liabilities.

o  BoMAREEIEIBRE—HIFATHRE e Level 2 fair value measurements are those derived from inputs other

Sy BEENBEA AR (BER) SHE than quoted prices included within Level 1 that are observable for
(BB ERITE ) BRSEISH - the asset or liability, either directly (i.e. as prices) or indirectly (i.e.

derived from prices).

o  FEZRRAABEERENWIEBEAER o Level 3 fair value measurements are those derived from valuation
TIHENE GERERNZRE) M EESBER techniques that include inputs for the asset or liability that are not
2EMHEFE © based on observable market data (unobservable inputs).
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21. eMIE2 A REE 21. FAIR VALUE MEASUREMENTS OF FINANCIAL
tE(E) INSTRUMENTS (continued)
RAEER
Fair value as at
E-0F CET)E
ABZTR TZA=T-A MEREFTEE
NthJune,  3istDecember,  AAEE HEFER EXNETERSH SEtBE
2019 08 & 1299 Significant Relationship of
(FEER) (@=7)  Fairvalue  Valuation techniques unobservable unobservable
(Unaudited) (Audited) ~ hierarchy and key inputs inputs inputs for fair value
Tin Thn
HKS'000 HK§'000
AEEREERE BRI A T 61,685 930 FH N WA TR
LBhES Level 1 EEAE NA WA
Equity securties listed in the PRC classified as equity securites Quoted bid prices n an
at VIR active market
ABEEBEHRENARA BERE BETAIEHE nes 0B EA WERTAME, R 0
2BAE5 Level TEEAE A NA
Equity securites lsted in the PRC classified as equity instruments Quoted id pices nan
atRvToC] active market
SEEERE AR BERRRAT AV ERE LT 256,259 193750 24 NERTERE.  TER TR
pusic Level TEEAE A NA
Equity securiies lsted in Hong Kong lassified s equity instruments Quoted id prices i an
atRvToC] active market
AEAEREARL A BRRB HER S ITRAES 13655 L7V HEBARRRORE  TER TR
Unlisted equity fund classified as financial assets at FVTPL Level2 Price provided by a NiA N/A

financial insttution

41
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21. eI A AREE 21. FAIR VALUE MEASUREMENTS OF FINANCIAL

TE(E) INSTRUMENTS (continued)
DEER
Fair value as at
ZE-pE ZE)E
ABZTR TZA=T-A MEERFTES
Nhiune, 3istDecermber,  AAEE  EERAR ERNFTRESH 2 L
2019 08 & 1299 Significant Relationship of
(REEH) (82%)  Fairvallue  Valuation techniques unobservable unobservable
(Unaudited) (Audited) ~ hierarchy and key inputs inputs inputs for fair value
1AL Thn
HK$'000 HK$'000
ARABREN2ENERL, BEREZRATAZ S LHRAES 38,104 o6 E=h HEERE EREE (ZRITNANER  EHARENANes
Unlisted equity securities dlassiied as equity instruments at FVTOCI Level3 Asset based approach B RBRERE T U YOREETH
%ﬁ%”&?\ﬁ’]ﬁﬁ\ﬁﬁﬁﬁﬁﬁt& Theincrease n the term
EED X B%) A300%2350% (25 yieldwould resutin 3
The key inputs are: SNEfZETT-B30%  decessen faniae
F350%)
() EEUaE: Term yield, taking into account of
(i) Term yield: yield generated from comparable

(i) EEhEE:

(i) Reversionary yield:;

R G
Efifig ]

(i) Market umt rent of
individual unit, and

() BzEsAmE
B e

(W) Discount for lack of
control and lack of
marketability

properties and adjustment to
reflect the certainty of term
income secured and to be
received, of 3.00% t0 3.50%
(315t December, 2018: 3.00% to
350%)

BB (ZENTHENEY
ERBUMAEENAREL
E) B350%2400% (=%
—NEFZA=+-H:350%
Z4.00%)

Reversionary yield, taking into
account annual unit market rental
income and unit market value
of the comparable propertles of
3.50% t0.4.00% (315t December,
2018:3.50% t0 4.00%)

TEEEEHER TSI 3
A8 TEE S ANALE
HRE - WEALE 2K
ﬂ&ﬁv¥ﬁm%§@ﬁﬁﬁ?
iﬁﬂﬁﬂtﬂ%%ﬂ%
REA1B0ET (
A-1-B  STARSAE
TEBTAREASE)

Market unit rent compares with
direct market comparables and
taking into account of location
and other individualfactors
such as road frontage, size of
property and faciities. The range
of average market unit rent s
from around HK$30 sg ft/month
to HK$180 sq.ft /month (315t
December, 2018; HK$30 st/
month to HK$175 5q.t month)

FrET RS

&Biz%“%J mfmﬁﬁﬁf’* @ﬂ
) B0 (ZE-N\ET2
=t-5:5%)

Discount for lack of control and
[ack of marketabilty representing
the rate of reduction in value
for lack of control and lack of
marketability of 20.5% (31st
December, 2018; 22.5%)

“RN\E

8 WmImWDQ
U0nEETE
The increase in the
reversionary yield
would result in a
decrease in fair value

pREmLEnE
By EESN

The increase in the
market unit rent would
result in an increase in
fair value

B BsATARS L
FAZaENEET
MEETE

The increase in the
discount for lack of
control and lack of
marketability would
resultin a decrease in
fair value
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21. €T EZ2AREE 21. FAIR VALUE MEASUREMENTS OF FINANCIAL
STE(E INSTRUMENTS (continued)
DEER
Fair value as at
—8-nE ZFE
ABZtR toR=t-R MEBEFTES
0thJune,  3istDecember,  AAEE #ERLR EXbHETERSH SRNER
2019 018 B 1258 Significant Relationship of
(REEH) (@=f7)  Fairvalue  Valuation techniques unobservable unobservable
(Unaudited) (Audited) ~ hierarchy and key inputs inputs inputs for fair value
TEn Thn
HKS'000 HKS'000
ERERERE A ERRE SR EE LR AT 173,542 0268 F=4 BeiE RRREGERTAARAES  HREHENEEHR
Investment in property project classfied as financil asset at FVTPL Level3 Discounted cash flow EWL%ZO% (Z3-NEtz REETR
A=+-8:20%) The increase i the
Discount rate used in discounting discounted rate would
the estimated cash flows to the result in a decrease in
et present value of 20% (31t fair value
December, 2018: 20%)
BNEFRENRERA RennEnesyn
39,050,002 AEEEN
(ZF-/\ETZAZt-HB:  Theincressein the cash
35,778 000£T) flows would result
Cash flows used to calculate the in an increase in fair
net present value, amounted to value
839,050,000 (315t December,
2018: A$35,778,000)
BRHETREIERHATRS IEE HpTRELNe
/,% E8EA (CZ-NETZR BELAEETE
=+-8:4RER) The increase in the
Remaining duration of the project remaining duration
used to calculate the net present — of the project would
value of 1 year and 8 months (315t resultin a decrease in
December, 2018: 4 years and 2 fair value
months)
ARARRERRALBERE SRER S LTRERS 176,136 0985 24 AREEWE FERZREMTNEAI00%  FEANENENEE
Unlisted investment fund classified as financial asset at FVTPL Level 3 Asset hased approach (ZB-\E+ZF=1-8: HDAEETR
2187%) The increase in the

The liquidity discount of 11.00% liquidty discount
(315t December, 2018: 21.87%)  would resultina
used decrease in fair value

EERBREIER AT ABBLREIT  The Directors consider that the carrying amounts of other financial assets and
WERAHEMSMEERSMEMENER  financial liabilities recorded at amortised cost in the condensed consolidated
EESEANABEABUIES - financial statements approximate their fair values.
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22. ERABALTZRG R 22. RELATED PARTY TRANSACTIONS AND BALANCES
FEGS

RBE-_Z—NFA=+HI<MEA During the six months ended 30th June, 2019, the Group had transactions and
N AEEBREBEEAT XSG RER  balances with related parties as follows:

LU
(REBER)
(Unaudited)
BEXA=+HAHLANEAR
Six months ended 30th June,
“Z-NF —E-N\F
2019 2018
TR TEL
HK$’000 HK$'000
@ RBETAFEHZEERE (@ A major shareholder with significant influence,
BemE(EB)ARAR(BEHE]) Allied Properties (H.K.) Limited ("APL")
REMBAFNRE SR and its subsidiaries and its ultimate holding
BB AR RESRERARZ company and subsidiaries of its ultimate
MHEAR holding company
—MALEBERENES - WEEER ~ Rent, property management and air-

EHER conditioning fees charged to the Group 2,358 2,750
—~AREEWRNERER - Management fee charged to the Group 26,286 23,892
—AAZEWRNFEER - Interest expenses charged to the Group 2,747 1,340
—AAEERRHEMDER - Sundry expenses charged to the Group 643 144

b) BEwEZ-RNBEAR B (b)  Asubsidiary of APL, Sun Hung Kai & Co. Limited
ARAR(FBE]) RARBAR ("SHK") and its subsidiaries
—AEERDNEERMEER ~ Rental and property management fee

BRKA income earned by the Group 1,447 2,034

—AEERDAOFEHA ~ Interest income earned by the Group 2,761 2,761
© FEEBEASHH (0 Key management personnel compensation

—Fe REMEHET — Salaries and other short-term benefits 53,006 58,509

—RINENER — Post-employment costs 347 344
o BERIREELE (d)  Associates and joint ventures

—AEERDHES — Rent earned by the Group 809 3,049

—REERDLFISHA - Interest income earned by the Group 1,491 4,801

—AEBRINYEER — Property management fee income earned

BRKA by the Group - 1,790
—REE R BIA ~ Dividend income receivable by the Group 13,843 244,391
—RAREERE AT - Property management fee charged to the

EREH Group 3,431 2,793
— R B FRER H BEFRS ~ Consultancy fee income earned by the

BRI Group 14,398 10,774
— RAZEYEHRA) - Consultancy fee expense charged to the

BEE R Group - 23,810
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22. ERABALTZRG R 22. RELATED PARTY TRANSACTIONS AND BALANCES

WEER(E) (continued)
(REBEZ) (F&E%)
(Unaudited) (Audited)
—E-hEF —ZT)\F
AB=+H +=ZA=+—H
As at As at
30th June, 31st December,
2019 2018
FEx FET
HK$'000 HK$'000
() HrEHERAMBAR APL and its subsidiaries and its ultimate
AN H SRR A T R H holding company and subsidiaries of its
BIKER AT 2B AR ultimate holding company
— HEMEARR — Other payable 13,533 10,179
—FERERH ) — Loan payable (Note i) 49,747 122,062
— NS B M R A — Loan facility granted to but not yet
ZENEB utilised by the Group - 38,610
H  FRERHMEBAR SHK and its subsidiaries
— ERCE R (KT ati) — Loan receivable (Note i) 116,465 116,465
—HEMEAERER — Other payable 1,048 1,952
(99 BERTIREZEDE Associates and joint ventures
— EAb FERTER R — Other payable 518 823
- AEEERR - Financial guarantees given to banks
EFERAMRITEE in respect of banking facilities
MIRTTIRM < B 7% granted to and utilised by joint
PR ventures 558,693 611,379
—MEELEERE — Financial guarantees given to banks
AR A RTT in respect of banking facilities
EEMIRITIRME granted to but not yet utilised
Z TR by joint ventures 59,091 59,770
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22. BEEALZREGR
R (E)

BRAN QR BB A M E 2 REIER AR L 2 EAT
TTBURTS K BRI Bk - AR HBA I

BEZBEERA R R At E— RN B AR
Z B R AR B BTSRRI A RET
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BRARBIRE LRI ENEBERS

AEBETIZEREERABH —RAEFEARAE
ARz NP EBME - Z AR AEEREHRE
ERTY  RAAKRERZFABREMIIFAE
BrzIEEREABMRERBEREEER
ZEREBRCBRREARMEQ)RDMRE TR
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Ltz ERERATIREIREEA BN AEBEBET
NHEZHETE YA FMETEEEEA
8 - B85l &R /A37,783,0008 L( —ZF— )\ F :
43,509,000/ 7T) - WEBEE L FETERE
ABFHBA -

wiiz -

() BEREFRZEMNERRIN(ZZE—NF+=A
=+—H : NF3.8%%4.6%)  EWIXFIAER =
ZRFOA(ZE-N\FTA=t—H: =%
—NEMAZERAIEE -

iy BRERZFNEALTS%(ZZE—N\F+=A
=+—H :4.75%)  BERVER_ZT_—FH
A(ZZ2—\F+=—A=+—HB:ZZE=-—%Fh
A)EE-

22. RELATED PARTY TRANSACTIONS AND BALANCES
(continued)

Apart from the renewed sharing of administrative services and the
management services agreement entered into by the Company with
the ultimate holding company of APL, sub-tenancy agreements entered
into by the Company with the ultimate holding company of APL and a
subsidiary of APL, and leasing agreements entered into by the Group
with a subsidiary of SHK, none of the above related party transactions
constitutes a continuing connected transaction as defined in the Listing
Rules.

Certain key management personnel of the Group received remuneration
from a company which has significant beneficial interests in the Company.
Such company provided the management services to the Group and
charged the Group a management fee, which has been included in
management fee as disclosed in part (a) of this note, for services provided
by those personnel as well as others who were not key management
personnel of the Group.

The above-mentioned management fee is calculated by reference to the
time devoted by the management personnel on the affairs of the Group
and can be apportioned to the above key management personnel. The
total of such apportioned amounts, which has been included in the key
management personnel compensation above, is HK$37,783,000 (2018:
HK$43,509,000).

Notes:

(i) The loan payable bears interest of 4.6% (31st December, 2018: ranging from
3.8% to 4.6%) per annum, is unsecured and repayable in April 2020 (31st
December, 2018: from April to June 2019).

(ii) The loan receivable bears interest of 4.75% (31st December, 2018: 4.75%) per
annum, is unsecured and repayable in May 2021 (31st December, 2018: May
2021).




XEHEREARAT 47

—E-NEFREEEARE

23. EEEM
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(a

ZNFRA=TH  UTAEERNEE :

MAETHEBRAFEBEZRITIER -0
¥ BELRE TEBDE - BEWT
ME BERIMEFERKREYERB
B 5 B 41,140,101,00058 T ( =& — )\ 4F
+ = A=-+—H8 : 550,000,000 % T ) *
129,657,000/ T (—E— N\F+-_A=+—
A : 132,064,000 7T) « 2,481,938,0007 T
(ZZ—N\F+-_A=+—H :1,833,181,000
W IT)  1,304,483,000 BT (— T — N\ FE
+=-A=+—H8 :1,218719,000/& 7T) -
6235310008 T (ZZE—\F+ = A
= + — B : 996,359,000 # 7t ) &
9,406,917,000 T (ZZE— N\F+ = A
=+—H :9,408,392,000 7T ) 48 $R1TIE A
REEERIRITERE 2R -

BRME A123,0008 T (ZE—\F+=A
=+4+—H : 125,000/87C) NIETTIERIES
MEBRERLBEN 2B o

8RB /A2,504,0008 L (ZE—N\F+=A
=+—H : 2,538,000/ ) (IRTTIFHRE LK
HIEB R TR A ARG ER R
R FEIR o

23. PLEDGED ASSETS

At 30th June, 2019, the following assets were pledged:

(a

Bank deposits, property, plant and equipment, properties for
development, properties under development, inventories of
completed properties and investment properties of certain
subsidiaries with carrying values of HK$1,140,101,000 (31st
December, 2018: HK$550,000,000), HK$129,657,000 (31st
December, 2018: HK$132,064,000), HK$2,481,938,000 (31st
December, 2018: HK$1,833,181,000), HK$1,304,483,000 (31st
December, 2018: HK$1,218,719,000), HK$623,531,000 (31st
December, 2018: HK$996,359,000) and HK$9,406,917,000 (31st
December, 2018: HK$9,408,392,000) respectively were pledged to
banks for banking facilities granted to the Group.

Bank deposits with carrying value of HK$123,000 (31st December,
2018: HK$125,000) were pledged against mortgage loans granted
to property purchasers.

Bank deposits with carrying value of HK$2,504,000 (31st
December, 2018: HK$2,538,000) were pledged for guarantees
in respect of utility supplies and government authorities for the
development works.
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REPORT ON REVIEW OF CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

=ED

TO THE BOARD OF DIRECTORS OF
TIAN AN CHINA INVESTMENTS COMPANY LIMITED
(Incorporated in Hong Kong with limited liability)

Introduction

We have reviewed the condensed consolidated financial statements
of Tian An China Investments Company Limited (the “Company”)
and its subsidiaries (collectively referred to as the “Group”) set out on
pages 4 to 47, which comprise the condensed consolidated statement
of financial position as of 30th June, 2019 and the related condensed
consolidated statement of profit or loss, statement of profit or loss
and other comprehensive income, statement of changes in equity and
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
(continued)

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, 16th August, 2019
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INTERIM DIVIDEND

The Board considers that it is prudent to retain an appropriate level of
funds to take advantage of business opportunities as and when they
arise, and therefore does not intend to declare an interim dividend for the
six months ended 30th June, 2019 (2018: Nil).

MANAGEMENT DISCUSSION AND ANALYSIS
Financial Results

The revenue of the Group for the six months ended 30th June, 2019
was HK$1,006.0 million (2018: HK$2,355.7 million), a decrease of 57%
compared to the same period of last year. The profit attributable to
owners of the Company amounted to HK$853.5 million (2018: HK$836.9
million), representing an increase of 2% over the corresponding period of
last year.

The profit attributable to owners of the Company for the six months
ended 30th June, 2019 is slightly higher than the same period of last
year. Some material items are as follows:

o an increase in the share of results of joint ventures of HK$366.8
million

o a decrease in turnover of HK$1,349.7 million resulting in a decrease
in gross profit of HK$557.4 million and hence decrease in taxation
of HK$319.1 million. The decrease in turnover was caused by a
decrease in recognised sales for completed properties as there was
no completion of subsidiaries’ development projects during the
period

o a decrease in fair value gains in respect of the Group's investment
properties and transfer to investment properties of HK$82.2 million

Earnings per share amounted to HK56.64 cents (2018: HK55.54
cents), while the net asset value per share attributable to owners of the
Company was HK$16.06 at the end of June 2019 (31st December, 2018:
HK$15.85).

Business Review

The Group is engaged principally in the development of apartments,
villas, office buildings and commercial properties, property investment
and property management on the mainland in the PRC, as well as
property investment and property management in Hong Kong.

An outline of our achievements in the first half of 2019 is described
below:

(1)  Although the recognised property development of subsidiaries’
sales decreased, the joint ventures contributed substantial profits to
the Group from their ongoing development projects.
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MANAGEMENT DISCUSSION AND ANALYSIS
(continued)

Business Review (continued)

)

Total attributable registered sales (including sales from joint
ventures and pre-sales of properties under construction) of the
Group amounted to 69,700 m2 in the first half of 2019 (2018:
61,600 m2), an increase of 13%. A total attributable gross floor
area ("GFA") of approximately 215,100 m2 (2018: 97,800 m?)
was completed. For the first half of 2019, a total attributable GFA
of approximately 982,000 m2 (2018: 1,111,000 m2) was under
construction at the period end, representing a 12% decrease over
the corresponding date of last year.

Rental income slightly decreased by 2% as compared with 2018,
which was mainly due to the devaluation of Renminbi.

Cyberpark: There is a total of 15 cyberparks over 12 cities. The
overall contribution of our cyberpark unit has increased. Those
on the Pearl River Delta have been contributing most and we will
concentrate on developing new cyberparks and urban renewal
projects in this region where we have ample manpower and
marketing resources.

Phase 2 Part 1 of Tian An’s urban renewal project, Tian An
Cloud Park, in Huawei New City Area in the Longgang District of
Shenzhen, with GFA of approximately 250,600 m2 was completed
in the first half of 2019 and the remaining part of Phase 2 with GFA
of approximately 348,800 m2 is under construction and is expected
to be completed in the second half of 2019.

For the six months ended 30th June, 2019, Asiasec Properties
Limited reported a profit of HK$64.1 million (2018: HK$78.2
million) attributable to its shareholders.
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MANAGEMENT DISCUSSION AND ANALYSIS
(continued)

Financial Review

Liquidity and Financing

The Group always maintains its liquidity at a healthy level with a balanced
portfolio of financial resources. As at 30th June, 2019, the total bank
balances and cash reserves of the Group were approximately HK$3,181.0
million (31st December, 2018: HK$2,846.0 million), providing sufficient
working capital for the daily operations of the Group.

As at 30th June, 2019, the total borrowings of the Group amounted to
approximately HK$6,501.4 million (31st December, 2018: HK$5,681.0
million), including current liabilities of HK$2,776.8 million (31st
December, 2018: HK$2,278.8 million) and non-current liabilities of
HK$3,724.5 million (31st December, 2018: HK$3,402.2 million). The
gearing ratio (net debt over total equity) of the Group was 13% (31st
December, 2018: 11%). The borrowings were mainly used to finance the
properties for development and properties under construction. Decrease
in finance costs is mainly due to the increase in capitalisation of finance
costs in properties under construction compared to the same period of
last year.

Approximately 52% of the Group’s outstanding borrowings will mature
within 2 years. Since most of the investments and operations of the
Group are carried out in the PRC, most of the bank borrowings are
denominated in Renminbi which will be repaid in the same currency.
Around 80% of the Group’s borrowings bear interest at fixed rates while
the remainders are at floating rates.

Due to maintaining flexible and sufficient cash flow for acquiring the
potential quality landbank and accelerating construction works for
our development projects, the Group intends to obtain suitable bank
borrowings with reasonable pricing terms. The management continuously
monitors its gearing ratio and raises new external borrowings when
necessary.

Risk of Foreign Exchange Fluctuation

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

Financial Review (continued)

Pledge on Assets

As at 30th June, 2019, bank deposits of HK$1,142.7 million, aggregate
carrying values of property, plant and equipment, development
properties and investment properties of approximately HK$129.7 million,
HK$4,410.0 million and HK$9,406.9 million respectively, were pledged
for banking facilities granted to the Group, mortgage loans granted to
property purchasers and guarantees provided in respect of utility supplies
and government authorities for the development works.

Contingent Liabilities

Two pieces of properties for development that are held by joint ventures
of the Group with carrying value of approximately HK$73.1 million are
under idle land investigation by the local authorities. These pieces of
lands owned by the joint ventures were held under several land use right
certificates. The development of more than half of the pieces of lands
were either completed or under development, except for the portions
which are retained for the remaining development of the whole projects.
Two pieces of properties for development that are held by subsidiaries of
the Company with carrying value of approximately HK$47.2 million are
under idle land investigation by the local authority. These two pieces of
lands owned by the subsidiaries have been developed by several phases
and more than half of both pieces of lands were either completed or
under development, except for the portions which are under the planning
approval progress by the local authority or retained for the remaining
development of the whole projects. Further, property for development
that is held by another joint venture of the Group with carrying value of
approximately HK$571.3 million had been identified as idle land by the
local authority. The construction works for the first phase of development
is continuing during the current period. The Group is currently working
diligently to prevent the possible classification as idle land for those
under idle land investigation and taking remedy action to prevent
from prosecution for those had been identified as idle land, including
negotiating the feasibility of development plans with local authorities.
Based on legal advices, the Group has assessed the issue and considers
that the idle land classification can be reversed. In the opinion of the
directors of the Company, the economic outflows caused by above cases
are not probable.
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MANAGEMENT DISCUSSION AND ANALYSIS
(continued)

Financial Review (continued)

Contingent Liabilities (continued)

As at 30th June, 2019, guarantees given to banks in respect of mortgage
loans granted to property purchasers and banking facilities granted to or
utilised by the joint ventures as well as guarantees provided in respect of
utility supplies and government authorities for the property development
works amounted to approximately HK$1,252.3 million. All the guarantees
provided by the Group were requested by banks and under normal
commercial terms. Legal actions were taken against the Group resulting
in possible contingent liabilities of approximately HK$46.5 million. The
Group has assessed the claims and obtained legal advices, and considers
that the final outcome of the claims will not have material effect on the
financial position of the Group.

Employees

As at 30th June, 2019, the Group including its subsidiaries but excluding
associates and joint ventures, employed 1,416 (31st December, 2018:
1,429) persons. The Group maintains a policy of paying competitive
remuneration packages and employees are also rewarded on performance
related basis including salary and bonus.

Business Outlook

The Group’s main business market is mainland China, where there have
been various measures by the authorities to regulate the high housing
demand. In Hong Kong, there is a shortage in the supply of land resulting
in high land prices. In July 2019, the US Federal Reserve cut interest rates
by 0.25%. This should have a positive effect on the global economy.
However, the trade war between China and the United States of America
has become fiercer in recent months. The US government planned to
impose a 10 percent tariff on an additional US$300 billion worth of
Chinese imports. This may have a negative impact on China economy.
We expect the China Government will implement different measures to
stimulate the economy should it be necessary.
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OTHER INFORMATION

Financial assistance to affiliated companies

Since that the financial assistance by the Group to affiliated companies
and guarantees given by the Group for facilities granted to affiliated
companies together in aggregate exceeded 8% under the assets ratio
defined under Rule 14.07(1) of the Listing Rules continued to exist as at
30th June, 2019, the Group is required to comply with Rule 13.22 of
the Listing Rules. The following is a summary of unaudited combined
statements of financial position of those affiliated companies prepared
from their financial statements as at 30th June, 2019 and adjusted, where
appropriate, to conform with the Group’s accounting policies:

FET
HK$'000
ERBEE Non-current assets 18,191,141
MEBEE Current assets 30,875,491
mEIaE Current liabilities (16,668,050)
IEmBEE Non-current liabilities (18,927,286)
IR R Non-controlling interests (179,359)
BEFE Net assets 13,291,937
rEBRGEETE Net assets attributable to the Group 5,499,234
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DIRECTORS’ INTERESTS

As at 30th June, 2019, Messrs. Lee Seng Hui and Ma Sun, Directors,
had the following interests in the shares and underlying shares of the
Company as recorded in the register required to be kept under Section
352 of the Securities and Futures Ordinance (“SFO"):

BRROK (GEHESRITREO
HERRO28E ABZBNEI L

Number of Approximate %

shares and of the relevant

EENE NGRS underlying  total number of ERME
Name of Directors ~ Name of companies shares interested issued shares Nature of interests
ESnd ANAT] 733,269,096 48.66% EfEm
Lee Seng Hui the Company (Hi&E1) Other interests

(Note 1)
DEMEFR AT 930,376,898 74.96% HibiEss
([EEHE ) (Hiaz2) Other interests

Asiasec Properties (Note 2)

Limited (“ASL")
5 ViN/NG]| 47,945 0.003% [EPNGE
Ma Sun the Company Personal interests
(NEZHBAEHOER)
(held as beneficial owner)
RS 6,232 0.001% (BN £
ASL Personal interests
(NE=EBEASNESR)
(held as beneficial owner)
Bzt - Notes:

FRIBEAEERTREL T RERIE L LY Alee
and Lee Trust(2#{55E) Z{E7EA ° Lee and Lee
TrustiE B A S BAR AR ([HEE®]) B 3%
TR 4R 2R 4I74.95% (B IR ZAIB 5t 4 2 (B A HE
=) BARIEREEG A SERARRIRG T 2 i#
@ miEE EEAARERBEEB74.99% B
ZHE AR A E(FA)BRARNAR AR
MG

ERFRBEERARR 2R  RERIEESR
TRMWE(RARRRZIFZENE QB ME LA
AREZEBEE (R RES RBEGERDIEXV
Bz Btk -

Ll FrAREDETR -

1. Mr. Lee Seng Hui together with Ms. Lee Su Hwei and Mr. Lee Seng Huang are the
trustees of Lee and Lee Trust, being a discretionary trust. The Lee and Lee Trust
controlled approximately 74.95% of the total number of issued shares of Allied
Group Limited (“AGL") (inclusive of Mr. Lee Seng Hui’'s personal interests) and
was therefore deemed to be interested in the shares of the Company in which
AGL was interested through Allied Properties (H.K.) Limited, its 74.99%-owned
subsidiary.

2. Mr. Lee Seng Hui, by virtue of his interests in the Company, was deemed to be
interested in the shares of ASL, a non wholly-owned subsidiary of the Company
and therefore an associated corporation of the Company within the meaning of
Part XV of the SFO.

3. All interests stated above represent long positions.
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DIRECTORS’ INTERESTS (continued)

Save as disclosed above, as at 30th June, 2019, none of the Directors
and chief executive of the Company had any interests or short positions
in any 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 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 for Securities Transactions by Directors of
Listed Issuers (“Model Code”) as set out in Appendix 10 of the Listing
Rules.

SUBSTANTIAL SHAREHOLDERS’ AND OTHER
PERSONS’ INTERESTS

To the best of Directors’ knowledge, as at 30th June, 2019, the following
shareholders of the Company (“Shareholders”) had interests in the shares
or underlying shares of the Company as recorded in the register required
to be kept under Section 336 of the SFO:

BERORAERRDZHE
Number of shares and underlying shares interested
BARER EERERE
(NBREBA (F#E+E EERERT
B55) ZREs) RGEE
Personal Corporate BMABD
Interests Interests Approximate %
(held as (interest of HipigEs BERBE  of the relevant
BRERERE beneficial controlled Other Total total number of
Name of Shareholders owner) corporation) Interests Interests issued shares
GEMEEB)BERAR([HEhE]) - 733,269,096 - 733,269,096 48.66%
Allied Properties (H.K.) Limited (“APL") (Hat1) (Hr52)
(Note 1) (Note 2)
MEEBARAT([HAER]) - 733,269,096 - 733,269,096 48.66%
Allied Group Limited (“AGL") (H5t3) (Hr52)
(Note 3) (Note 2)
Lee and Lee Trust - 733,269,096 - 733,269,096 48.66%
(Ki:#4) (Hriz2)
(Note 4) (Note 2)
Penta Investment Advisers Limited - - 284,451,570 284,451,570 18.88%
(AREEBRA (Hy:#5)
FhEH) (Note 5)
(held as
investment

manager)
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FERREREMALTZES(EF) SUBSTANTIAL SHAREHOLDERS’ AND OTHER
PERSONS’ INTERESTS (continued)

BERMRAEBRS & E
Number of shares and underlying shares interested
BAER EEER
(LEBZHEBA (Z#E+£E HEBERT
BHEE) ZRER) R #EEz
Personal Corporate BMABDE
Interests Interests Approximate %
(held as (interest of HipigEs RERM5  of the relevant
BREEE beneficial controlled Other Total total number of
Name of Shareholders owner) corporation) Interests Interests issued shares
Vigor Online Offshore Limited 121,920,000 - - 121,920,000 8.09%
("Vigor Online”)
China Spirit Limited (“China Spirit") - 121,920,000 - 121,920,000 8.09%
(Hzte6)
(Note 6)
i - 123,920,000 - 123,920,000 8.22%
Chong Sok Un (Hi77)
(Note 7)
SKK Special Situation Fund (”SKK") 99,420,400 - - 99,420,400 6.60%
Argyle Street Management Limited - - 99,420,400 99,420,400 6.60%
("Argyle Street Management") (AREEEA (Hy:28)
5hEH) (Note 8)
(held as
investment
manager)
Argyle Street Management Holdings - 99,420,400 - 99,420,400 6.60%
Limited (" Argyle Street Holdings") (Hr:t9)
(Note 9)
FeR - 99,420,400 - 99,420,400 6.60%
Chan Kin (Biz£10)
(Note 10)
Sun Hung Kai International Commodities - - 82,441,000 82,441,000 5.47%
Limited (" SHK Commaodities”) (LIRSS (BizE11)
BEASH (Note 11)
RE)
(held as holder
of security

interest)
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FERRRAMALTZHS (F) SUBSTANTIAL SHAREHOLDERS’ AND OTHER
PERSONS’ INTERESTS (continued)
BEROKREBRG 2HE
Number of shares and underlying shares interested
fEAER EEER
(LEREEA (ZEEE EEEE T
56%8H) ) Rip ARz
Personal Corporate BMABDE
Interests Interests Approximate %
(held as (interest of HipigEs RERM5  of the relevant
RERAH beneficial controlled Other Total total number of
Name of Shareholders owner) corporation) Interests Interests issued shares
R ESRERERAT - 82,441,000 - 82,441,000 5.47%
(FrRELREE]) (BisE12)
Sun Hung Kai Financial Group Limited (Note 12)

("SHK Financial Group”)

KRB HERERERARN (RS ) - 82,441,000 - 82,441,000 547%
Everbright Securities Financial Holdings (H7a#13)

Limited ("Everbright Financial”) (Note 13)
KABERBAERAD(RAEE]) - 82,441,000 -~ 82,441,000 5.47%
Everbright Securities Company Limited (Biz#14)

("Everbright Securities”) (Note 14)

st - Notes:

1. 5 BHE25 faFine Class Holdings Limited” 2 &Mt & 1. The interest was held by China Elite Holdings Limited (“China Elite”), a wholly-
‘AF]China Elite Holdings Limited ([China Elite]) owned subsidiary of Fine Class Holdings Limited which in turn was a wholly-
BE MAZlAakamEy2ENBAT - & owned subsidiary of APL. APL was therefore deemed to have an interest in the
Bt b 938 VESE S China Elite TS G > B (5 > 7 shares in which China Elite was interested.

2. B A M E A 2 B —11£733,269,0060% 2 The figure refers to the same interests of APL in 733,269,096 shares.
B

3 A EBEERAOMED BTRG @Y 3. AGL owned approximately 74.99% of the total number of issued shares of APL
74.99% -+ HBEIETE B A M E 2 R 1D and was therefore deemed to have an interest in the shares in which APL was
A o interested.

4. EESRBELAEBERINZ LT RIRIE L 4. Mr. Lee Seng Hui, a Director, together with Ms. Lee Su Hwei and Mr. Lee Seng

¥ AlLee and Lee Trust(BHE(SFE) ZIEHEA © Lee
and Lee TrustiZ$l Bt & £ BB B1TIRHD B ELH
74.95% (BIEZERIB S A 2 EAERS) - BUIEIEIE
HEMEREFEE 2D 2 o

Huang are the trustees of Lee and Lee Trust, being a discretionary trust. The
Lee and Lee Trust controlled approximately 74.95% of the total number of
issued shares of AGL (inclusive of Mr. Lee Seng Hui's personal interests) and was
therefore deemed to have an interest in the shares in which AGL was interested.
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SUBSTANTIAL SHAREHOLDERS’ AND OTHER
PERSONS'’ INTERESTS (continued)

10.

11.

12.

13.

14.

15.

These include (i) an interest in 265,896,570 shares; and (ii) an interest in unlisted
cash settled derivatives of the Company equivalent to 18,555,000 underlying
shares of the Company.

China Spirit owned the entire issued share capital of Vigor Online and was
therefore deemed to have an interest in the shares in which Vigor Online was
interested.

The interests include (i) 121,920,000 shares held by China Spirit; and (ii) 2,000,000
shares held by Diamond Success Limited (“Diamond Success”). Ms. Chong Sok
Un owned the entire issued share capital of Diamond Success and China Spirit
respectively and was therefore deemed to have an interest in the shares in which
Diamond Success and China Spirit were interested.

Based on the information provided by Argyle Street Management, Argyle Street
Management owned the entire issued voting share capital of SKK and was
therefore deemed to have an interest in the shares in which SKK was interested.

Argyle Street Holdings owned the entire issued share capital of Argyle Street
Management and was therefore deemed to have an interest in the shares in
which Argyle Street Management was interested.

Mr. Chan Kin owned approximately 50.94% interests in the issued share capital
of Argyle Street Holdings and was therefore deemed to have an interest in the
shares in which Argyle Street Holdings was interested.

Based on the information provided by SHK Commodities, SHK Commodities was
interested in 82,441,000 shares as at 30th June, 2019.

SHK Financial Group, through its wholly-owned subsidiaries Everbright Sun Hung
Kai Company Limited and Sun Hung Kai Bullion Company Limited, owned the
entire issued shares of SHK Commodities. SHK Financial Group was therefore
deemed to have an interest in the shares in which SHK Commodities was
interested.

Everbright Financial owned 70% interests of the total number of issued shares of
SHK Financial Group and was therefore deemed to have an interest in the shares
in which SHK Financial Group was interested.

Everbright Securities owned the entire issued shares of Everbright Financial and
was therefore deemed to have an interest in the shares in which Everbright
Financial was interested.

All interests stated above as at 30th June, 2019 represent long positions as
recorded in the register required to be kept under Section 336 of the SFO.
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CORPORATE GOVERNANCE AND OTHER
INFORMATION

CORPORATE GOVERNANCE CODE

During the six months ended 30th June, 2019, the Company has applied
the principles of, and complied with, the applicable code provisions of
the Corporate Governance Code and Corporate Governance Report
("CG Code") as set out in Appendix 14 of the Listing Rules, except for
certain deviations which are summarised below:

Code Provisions B.1.2 and C.3.3

Code provisions B.1.2 and C.3.3 of the CG Code stipulate that the terms
of reference of the remuneration committee and audit committee should
include, as a minimum, those specific duties as set out in the respective
code provisions.

The terms of reference of the remuneration committee (“Remuneration
Committee”) adopted by the Company are in compliance with the code
provision B.1.2 of the CG Code except that the Remuneration Committee
shall make recommendations to the Board on the remuneration packages
of the Executive Directors only and not senior management (as opposed
to executive directors and senior management under the code provision).

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

The reasons for the above deviations were set out in the Corporate
Governance Report contained in the Company’s Annual Report for the
financial year ended 31st December, 2018. The Board considers that the
Remuneration Committee and the Audit Committee should continue to
operate according to the relevant terms of reference as adopted by the
Company. The Board will review the terms at least annually and make
appropriate changes if considered necessary.
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CORPORATE GOVERNANCE AND OTHER
INFORMATION (continued)

CODE OF CONDUCT REGARDING SECURITIES
TRANSACTIONS BY DIRECTORS

The Company has adopted the Model Code as its code of conduct
regarding securities transactions by the Directors. All Directors have
confirmed, following a specific enquiry by the Company, that they have
fully complied with the required standard as set out in the Model Code
throughout the period under review.

CHANGES IN DIRECTORS’ INFORMATION

Pursuant to Rule 13.51B(1) of the Listing Rules, the changes in
information on Directors are as follows:

Positions held with the Company and other members of the
Group

1. Mr. Tao Tsan Sang (“Mr. Tao") has been re-designated from the
Financial Controller to the Finance Director and remained as an
Executive Director of the Company with effect from 25th July,
2019.

Experience including other directorships held in the last
three years and major appointments

2. Dr. Moses Cheng Mo Chi, a Non-Executive Director of the
Company, retired as a non-executive director of Kader Holdings
Company Limited with effect from 1st May, 2019.

Changes in Directors’ emoluments and the basis of
determining Directors’ emoluments

3. Asinformed by AGL, the monthly salaries of the Chairman and
a Non-Executive Director, namely Mr. Lee Seng Hui (“Mr. Lee"),
and an Executive Director, namely Mr. Edwin Lo King Yau (”"Mr.
Lo"), were increased by approximately 5% and 3% respectively
with effect from 1st January, 2019 as compared to that of 2018.
Bonuses for the year ended 31st December, 2018 were paid to Mr.
Lee and Mr. Lo by AGL. Out of the total bonuses paid by AGL, the
amounts of HK$29,205,000 and HK$3,905,000 for Mr. Lee and Mr.
Lo, respectively, were allocated and charged to the Company. The
remuneration of both Mr. Lee and Mr. Lo is directly paid by AGL
and allocated and charged to the Company pursuant to the sharing
of administrative services and management services agreement
entered into between AGL and the Company.
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CORPORATE GOVERNANCE AND OTHER
INFORMATION (continued)

CHANGES IN DIRECTORS’ INFORMATION (continued)

Changes in Directors’ emoluments and the basis of
determining Directors’ emoluments (continued)

4.  Bonuses for the year ended 31st December, 2018 were paid to
the Deputy Chairman and an Executive Director, namely Mr. Song
Zengbin, in the amount of HK$769,412 and the Deputy Managing
Director and an Executive Director, namely Mr. Ma Sun, in the
amount of HK$2,555,000 by the Company.

5. The monthly salaries of the Managing Director and an Executive
Director, namely Mr. Patrick Lee Seng Wei (“Mr. Patrick Lee")
and an Executive Director, namely Mr. Tao, were increased by
approximately 2% and 4% respectively with effect from 1st January,
2019 as compared to that of 2018. Bonuses for the year ended
31st December, 2018 were paid to Mr. Patrick Lee in the amount of
HK$3,615,000 and Mr. Tao in the amount of HK$2,714,000 by the
Company. The remuneration of both Mr. Patrick Lee and Mr. Tao
is directly paid by the Company and proportionally charged by the
Company in the form of management services fee to ASL pursuant
to the sharing of administrative services and management services
agreement entered into between the Company and ASL.

AUDIT COMMITTEE REVIEW

The Audit Committee has reviewed with management the accounting
principles and practices adopted by the Group and discussed internal
controls and financial reporting matters including a general review of the
unaudited interim financial report for the six months ended 30th June,
2019. In carrying out this review, the Audit Committee has relied on a
review conducted by the Group's external auditor 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 HKICPA as well as reports obtained from management.
The Audit Committee has not undertaken detailed independent audit
checks.
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RSO - H &5 iR OB {5 PURCHASE, SALE OR REDEMPTION OF SHARES

RATHEFEMMBARBMENEEZ —Z—A5FE  Neither the Company nor any of its subsidiaries has purchased, sold or
NASTHIEABEARER - HEsiERAAT  redeemed any of the Company’s shares during the six months ended

ZAEAAIRAD - 30th June, 2019.
AREES On behalf of the Board
EFrE Patrick Lee Seng Wei
T Managing Director

5B ZT—NFENATRH Hong Kong, 16th August, 2019
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