COFCO

BRZIR SLIRH

A 152 15k 352 ‘ { 3R

GRAND|OY

.~ Incorporated in Bermuda with limited liability
KREBREAMRIICERAT

F Stock Code RipHS% : 207







COFCO

¥y ‘J
LT B

20
=

Il
I~
11




Becon

| estate brands

with Su

apabilities




BT e i :..!.!.T,E.:_III” - ], e

LA R R
ST 111111 A
S 1111 T o




4

—

COMPANY PROFILE

NG

Joy City Property Limited (the “Company”) is a large-scale commercial property developer and operator,
focusing on the development, operation, sales, leasing and management of complexes and commercial
properties in the PRC. COFCO Corporation, the ultimate controlling shareholder of the Company, is one of
the 49 major state-owned enterprises under the administration of the Central Government of China, and has
been selected as one of the Fortune Global 500 for more than 26 consecutive years. COFCO Corporation
is one of the 21 enterprises under the direct management of the Central Government with the approval of
SASAC to engage in the development, investment and management of real estate projects. The Company,
together with its parent Grandjoy Holdings, is the only platform for commercial property business of COFCO
Corporation.
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The Group mainly engages in the development, operation and management
of urban complexes under the brand of Joy City. It also engages in the
development, sales, investment and management of other property
projects. The Group has four business segments, namely investment
properties, property development, hotel operation and output management
and other services. As of 30 June 2019, the Group has expanded into the
core cities and their surrounding areas in five metropolises including Beijing-
Tianjin-Hebei, Yangtze River Delta, Pearl River Delta, Chengdu-Chongging
and middle Yangtze River city group. Meanwhile, the Group successfully
entered 13 cities including Beijing, Shanghai, Tianjin, Shenyang, Yantai,
Hangzhou, Chengdu, Xi’an, Chongqging, Qingdao, Wuhan, Kunming and
Sanya. It operates or manages 16 Joy City urban complexes, 2 Joy Breeze
projects and premium investment properties at prime locations in first-
tier cities, including Beijing COFCO Plaza, Hong Kong COFCO Tower and
Beijing COFCO Landmark Tower, as well as high quality properties held for
sale, namely Hainan COFCO e Hong Tang Joy Sea, Qingdao Gold Sand
e COFCO Shine City, Qingdao Chuangzhi ® COFCO Splendid City and a
number of international top-class luxury hotels in operation, including St.
Regis Sanya Yalong Bay Resort and MGM Grand Sanya. The Group’s
property projects are located in central districts of first- or second-tier cities,
all of which have advantageous geographical position, with superior quality
as well as good investment value and appreciation potentials.

Upon completion of reorganisation by Grandjoy Holdings (000031.S2), Joy
City Property (00207.HK) became a subsidiary of Grandjoy Holdings and
Grandjoy Holdings became the only professional property development
platform of COFCO Corporation. Leveraging on this reorganization and
the wealth of experience of its management team, the Group will stride
into a brand new stage of development. Persisting in the development
strategy of precise investment, scientific operation, strong risk control
and great return, the Group will strive to become a leader among the
PRC real estate brands with sustainable development capabilities and a
creator of beautiful urban life with the strongest capability of sustainable
developmepigio create perpetual value for the cities and better life for the
PeEQR
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FINANCIAL HIGHLIGHTS
s e

For the six months ended 30 June
BEAA=THLAEA

2019 2018
—E-NEF —E-)\F
(unaudited) (unaudited)
(REBEZ) (REEEZ)
RMB’ 000 RMB’ 000 Change (%)
[tem THH AR%T ARETT HH5) (%)
Revenue WA 6,732,035 4,026,749 67.2
Including: Hep
Gross income from investment KEMEHRE R
property rental and related services FERE AR TS A 4B 5 2,206,722 1,715,167 28.7
Property development E kS 4,021,045 1,823,567 120.5
Hotel operations B AR 433,653 433,776 -0.0
Primary land development T — R 2,751 2,957 -7.0
Output management EIREE 22,158 16,591 33.6
Other services E b ARAS LA 45,706 34,691 31.8
Gross profit EF 3,573,079 2,197,887 62.6
Profit attributable to owners KAREE AERREF
of the Company 877,463 1,687,959 -48.0
Core net profit attributable to AATHEE ARG
owners of the Company (Note 1) R RE (FsE1) 550,624 1,526,305 -63.9
Basic earnings per share BREXRAEF (ARES)
(RMB cent) 5.7 11.0 -48.2
30 June 31 December
2019 2018
—E-NEF —ZET-N\F
AAB=+H +ZH=+—H
(unaudited) (audited)
(REER) (&E:Z)
RMB’ 000 RMB’ 000 Change (%)
ltem IHH ARET T AR®TT T E)(%)
Total assets BEMREE 102,670,935 98,860,489 3.9
Equity attributable to owners RAEER AEGER 28,266,494 28,209,016 0.2
of the Company
Net debt to total equity ratio (%) FREGBERLE %) 50.2 45.3 4.9 (Note 3)
(Note 2) (f47E2) (PF5ES)
Notes: P&E
i Core net profit attributable to owners of the Company = profit attributable to owners of the 1. AR EHEE AEIEZOF R =D RHH AEME®F -7
Company - foreign exchange gain/(loss) attributable to owners of the Company - fair value RAIGEE ABIGE R WS (BK) -AD RS ABIER
gains after tax of investment property attributable to owners of the Company BEMERARBEB KL

2. Net debt to total equity ratio = (bank borrowings + guaranteed notes + loans from fellow 2. FaERAE DL E=(RITER+BERRE+ 8RR

subsidiaries, non-controlling interests and third parties + corporate bonds - cash and bank BRARIFERERG TOERRE=ZFER+ARIES-
balances - restricted bank deposits -pledged deposits)/total equity BEMBITREF-ZREBITFER-BERER),/ BRES
3. Change in percentage 3. ERalipd -5
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Revenue
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RMB: milion AR¥ : &7

4,026.7

2018.1-6

Total assets

EELSE
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Note:

Financial Highlights
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Recurring revenue (Note 4)
BFEMUWA (mia)

RMB: million AR : A&7t

6,732.0
2,708.2

2,200.2

2019.1-6 2018.1-6 2019.1-6

Core net profit attributable to
owners of the Company
RRBEE ABEZOFRE

RMB: million AR¥ : B&JT

102,670.9 1,526.3
98,860.5
550.6
i
.
.
~
2018.12.31 2019.6.30 2018.1-6 2019.1-6
Fff &
Recurring revenue = gross rental income from investment properties 4. R A =128 ¥ 570 & T AR RA AR 75 U A A8 B8 + T 5 4 I A
and revenue from related services + revenue from hotel operations +E B A+ RIS A

+ revenue from output management projects + revenue from other

services
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MAJOR BUSINESS STRUCTURE
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Property
Development
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Qingdao Joy Breeze e Joy Street
EEAUERE it
o
Qingdao Gold Sand ® COFCO
Shine City
Feep-PREE

o
Qingdao Chuangzhi « COFCO
Splendid City
BEREE PREE
|

.
Hainan COFCO ® Hong Tang
Joy Sea
BETRALENE
|

.
Hangzhou Joy City
Apartment Building of Joy
Embrace
DIZAPNE B RN
5
Chengdu Joy City e Joy Street
PR EBA B i AT
9
Shanghai Qiantan One
LBRTEER
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Investment
Properties

REME

Xidan JOY CITY
FEE-W N7
I

Shenyang JOY CITY

AT PN

°
Chaoyang JOY CITY
LCPRUE
I

°
Shanghai Jing’an JOY CITY.
EgaR 2 R
5
Tianjin Nankai JOY CITY
RZRFAA
1

Yantai JOY CITY

7 L i
EAS ANV

®
Chengdu JOY CITY
PREBA AR

|

Hangzhou JOY CITY
TR A
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Hotel Operation
G R

The St. Regls Sanya Yalong
Bay Resort
R ﬁﬁrf&@ﬁ

MGM Grand Sanya
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Joy City Hotel & Apartment
Beijing
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Waldorf Astorla Beijing
EREERAE

Cactus Resort Sanya by G|OI’I‘
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Output Management
and Other Services
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Joy City Commercial
Management
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Tianjin Heping Joy City
KA AR
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Kunming Luosiwan Joy City
SR PN
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Beijing Joy Breeze (Daxing)
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Shanghai Parkside JOY CITY
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COFCO e Landmark Tower
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Shangh; Jingil Xi'an JOY CITY Z . I
2 A3 4
Joy City e Joy Mansion One PREAL .
BB AR RIEER >
.|‘ Chongging JOY CITY
Apartment Building on Land BEABU
Lot E of Shenyang Joy City 18 N
EHEARERR AT Wuhan Opt\cs \/'1Hey Joy City
Chongging COFCO Central L‘
fark Shinclely Q\ngdao Jimo Joy Breeze >
BEEFETPRABHE = g A
3 |
Apartment Building of Wuhan d
Optics Valley Joy City Chengdu Tianfu Joy City
— PN fik &R }
REHAABAAE kR
g - N
Qingdao Business Plaza Beijing COFCO Plaza ™
EEEEES IERFIEES
: 3 O
Qingdao Civic Plaza Fraser Suites Top Glory Shanqha\ \\\
EETRES 233y
. -
Sanya Joy Center Hong Kong COFCO Tower
ZFABRS EEPIEAE
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JOY-FULL OCCASIONS

Integration
Holdings
izt

The integration of the Group with Grandjoy Holdings, a milestone in the
development of the Group, spanned two years. The reorganisation of
the Group, formally started at the end of July 2017, was approved by
the State-owned Assets Supervision and Administration Commission
(SASAC) in June 2018, and then passed at a shareholders meeting of
COFCO Property (Group) Co., Ltd. (000031.S2) in the same month. The
reorganisation scheme was approved by the National Development and
Reform Commission and by China Securities Regulatory Commission in
August and December 2018, respectively. In January 2019, the Group
completed registration of the equity transfer involved in the reorganisation,
following which “COFCO Property”, the controlling shareholder of the
Group, was renamed “Grandjoy Holdings”.

The integration turned the red chip into an affiliate of an A-share company,
and the Group officially became a subsidiary of Grandjoy Holdings,
thereby injecting fresh growth momentum and resources into the Group:

First, while maintaining a leading position in the commercial properties
market, the Group will accelerate sales capacity building and scale up its
sales operations, leveraging Grandjoy Holdings’ sales-oriented housing

fe g R
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Joy-Full Occasions
150 5 77

property business development capability and related human, technology,
marketing and branding resources. The improvement in sales capability
and scale will also provide financial, talents, marketing and branding
support for the development of urban complexes of Joy City, creating a
“virtuous circle” in which the two business segments, “residential property”
and “commercial property”, are seamlessly integrated and supplement
each other.

Secondly, in terms of land banking, the Group will utilize the land reserves
and industrial strengths of Grandjoy Holdings and COFCO Corporation to
expand land acquisition channels and reduce land acquisition costs. First
of all, COFCO Corporation possesses a large number of ports, terminals
and parks. In pace with the continuous urbanization in China, certain
regions are well-equipped with fully developed commercial infrastructure,
and a considerable amount of high-quality land resources will become
available once the land assets are unlocked. Furthermore, Grandjoy
Holdings’ massive urban re-development projects in the Guangdong —
Hong Kong — Macao Greater Bay Area, coupled with its comprehensive
urban development projects in Xi’an, Kunming, Zhengzhou and other
cities, will create excellent opportunities for the development of Joy City
urban complexes. Finally, the shareholder’s strong industrial connection
capabilities and the Group’s exceptional commercial capabilities will
achieve “win-win cooperation” by leveraging the advantages of industrial,
commercial and branding, allowing them to acquire top quality land
resources at low cost and on an extensive scale.

Third, the Group will also rely on Grandjoy Holdings’ brand and human
and financial resources to step up capacity building efforts. In terms of
branding, brands of commercial property, residential property, hotels,
office buildings and industrial parks will be synergistically integrated
to reap the benefits of urban development and boost its overall urban
development capacity. In terms of human resources, the Group will build
a talent pool covering various development projects with the assistance
of the shareholders. The integration will also help the Group optimise its
financial operations and credit rating, reduce financing costs and secure
funding supports, benefiting the long-term sustainable development of the
Group.

Joy City Property Limited Interim Report 2019
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Sustaining
Youth Culture;
Making Life More Enjoyal

Joy-Full Occasions
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Brand popularity and quality are equally important for fashion-conscious
young consumers. With the ongoing platform integration, Joy City revisited
and upgraded its “youth fashion” branding strategy in line with changes
in macroeconomic policies and the latest market trends, and launched
the “Space for the Young” campaign with the aim of creating a “cultural
landmark for the young consumers” that caters to the actual needs of
target customers pursuing better life.

VY 4 4
' 4 A4
-

&

Y 4 A4
y Yo 4
-k

«

FHEEREER - PR M o RUMAEF
BREMEM L BBMEBRERE  BRITX
BFE - RBESMENEEFREM] - ETMIE
TR BRERRARBERIEFXL] I
RIETEFI NG I sETEISTFULH
R BarmE B RERERFEENFTR -

AEBBEBRAR —T—NFHHARE

11



12

Joy-Full Occasions
150 5 42

Youth culture boosts brand value

As the market becomes increasingly homogenous, Joy City has adapted
itself to the rising spiritual demand of China’s emerging middle class. In
as early as 2013, it began to communicate the main message of the JOY
UP brand to young people through original content, seeking to establish
common values with target customers and improve spiritual connections
with them so as to enhance brand identity and value.

The year 2019 marks the 100th anniversary of the May 4th Movement.
Riding on this opportunity, Joy City, with its strategic focus on young
consumers aged between 18 and 35, launched its annual nationwide
brand event dubbed “Joy, up to Youth” based on a thorough
understanding of the youth culture. The event had over 900 million hits
and reached 30 million young people across the country. It attracted 3.2
million people to interactive entertainment events in 12 Joy City shopping
malls within two weeks. It further deepens the positioning of Joy City as a
“youth culture landmark” among young consumers.

As the creator of theme “precincts”, Joy City targets a specific customer
base and aligns product development with the latest trends among young
consumers. Xiao Island, a bookstore for literary youths founded by famous
Chinese composer, songwriter and music producer Gao Xiaosong, opened
in the DOCK in Chaoyang Joy City, nourishing the inner self-growth of the
emerging middle class with a “spiritual island” hidden in the city. UNI_JOY
creates a space gathering the energy of youth through cooperation with
Modernsky. The Golden Street in Tianjin Nankai Joy City is aimed at young
customers and delivers the pioneering attitude of trendsetters.

As part of the “Space for the Young” campaign, the Company incorporates
local features into projects nationwide, and organised a diverse range of
events to promote the “youth fashion” brand. The “Youth Rover Conference
2019” (with the theme of Always All Ways) was held in Chaoyang Joy City,
bringing together Key Opinion Leaders (KOLs) in various areas to share their
insights with young consumers. It represents another innovative attempt by
Joy City to refresh the boundaries of culture and brand.

Joy City Property Limited Interim Report 2019
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Breaking through homogenous marketing with
innovation

"Joy City Hi New”, a discount campaign and new IP of Joy City, was
launched in 13 Joy City malls across China from April 27 to May 4. The
event is an unprecedented attempt to upgrade the original IP.

The innovative PR+SP marketing model drives sales in the form of
exhibition and helps lift the bottleneck of homogenous marketing in the
industry. Tango Doors Comic Solo Exhibition of Chaoyang Joy City,
targeting young people from a new perspective, achieves accurate
offine marketing and effectively boosts the cosmetics sales by a year
on year growth of 61.5%. With the theme of “A Preview of the Future”,
the “Exhibition of Award-winning Design Concepts from the Red Dot
Award: Design Concept” organized by Shanghai Jing’an Joy City released
hundreds of popular products. The “Woodstock of Eating Spring Block
Party” rolled out by Tianjin Nankai Joy City created a venue for young
people to act out their fantasies.

Defying traditional promotion models, “Joy City Hi New” kicked off a new
IP and further established a strong link with youth culture, constantly
highlighting the cultural landmark value of Joy City as a “Space for
the Young”. It uses spiritual values to build a strong connections with
loyal consumers, providing strong momentum for the multi-dimensional
connection with people, goods and malls in Joy City, and providing new
ideas for the marketing of brick-and-mortar retailers.

Joy-Full Occasions
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Joy-Full Occasions
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Platform integration catalyzes brand expansion

"Joy Now”, another innovative commercial IP for the Joy City brand to “go
out”, aims to enhance the influence of the Joy City brand, improve indoor
navigation in shopping centers while providing consumers with beautiful life
for travel, entertainment, community (including colleges and universities) and
other scenarios, improve the rights and interests of members, enhance the
loyalty of Joy City partners, and actualize win-win cooperation.

Travel scenario: Joy Now in Shanghai Pudong International Airport
made its debut in January 2019, and had been widely noted as the first
cross-border cooperation between a domestic airport and a commercial
real estate brand. Entertainment scenario: In the first half of 2019, Joy
Now joined hands with Strawberry Music Festival in Shanghai, Chengdu
and Xi'an respectively to offer consumers the best songs and meals.
Community scenario: Characterised by “light, interactive and fast”
operations, Joy Now has penetrated into a growing number of residential
property developments including the Wuhan Optics Valley Shine City.

In the future, Joy Now, with its diverse content and flexible space, will
take on more tasks of multi-business integration and overall brand image
enhancement for Joy City.

Joy City Property Limited Interim Report 2019
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Deconstructing culture to make life more enjoyable

On 20 June, members of the Company’s core business team, led by
Chairman Zhou Zheng, organised a salon attended by more than 30
thought leaders in the fields of culture, art and fashion. They engaged in
in-depth discussions on core business topics such as culture and people,
culture and content, and culture and space.

“Joy City is not a static space but an experience and social platform we
jointly build with all retailers”, Chairman Zhou Zheng said at the salon,
“We must work together to serve consumers, so that consumers can
experience true lifestyle, culture, and cultural confidence.” With the
establishment of “Joy City Elite Salon” at the event, Joy City will deliver
better results integrating business and culture in its future business
practices. While diversifying business forms, bringing new experience for
consumers, and giving impetus to the development of culture brands, Joy
City will also contribute to China’s commercial evolvement.

Joy-Full Occasions
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Conclusion

According to Brand Finance, a branded business valuation consultancy,
the brand value of Joy City is nearly RMB13.6 billion. Looking ahead, Joy
City, as a high value brand, will continue to tap into the “youth culture”,
strengthen the differentiation of its brands, grow together with the younger
generation of customers who are constantly changing and upgrading,
create greater value for investors, and build more shopping facilities where
consumers can make the most of their leisure time.
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CHAIRMAN'S STAT

Dear Shareholde

During the period under review,
owners of the Company amou

RMB877.5

and basic earnings per share

RMBO0.057
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Chairman’s Statement
FEEE:

Board’s Statement

In terms of financial Capital, the Group consistently implemented prudent
financial policies. As of 30 June 2019, the Group’s net gearing ratio
amounted to 50.2%, representing an increase of 4.9 percentage points as
compared to 45.3% as of the end of 2018. The Company kept its lower
average financing costs at 4.58% in the industry by maintaining a good
bank-enterprise relationship, representing an increase of 0.19 percentage
point compared with 31 December 2018 against the backdrop of the
tense financing environment in China.

China’s GDP grew by 6.3% in the first half of 2019. This is a remarkable
achievement, considering the slowdown in global economic growth. It
attests to the resilience and vitality of the Chinese economy, confirming
the prediction that China’s long-term economic fundamentals will remain
positive. The overall social consumption remained stable, up 9.5% year on
year in total retail sales of consumer goods from January to June, a slight
slowdown as compared with the corresponding period of last year.

In the first half of 2019, China’s commercial real estate showed signs
of stock reduction, with a slash in commercial properties for sale of
260,000 square meters in the first quarter alone. Key indicators indicate
a year on year decline where the growth rate of commercial business
housing investment fell faster than that of office buildings. Competition
among existing commercial properties, especially shopping malls, will
intensify, and innovations are still lacking in the market. New commercial
areas in major first-tier, new first-tier and second-tier cities have decreased
in the first quarter. In particular, only two commercial properties measuring
more than 50,000 square meters were developed in the first-tier cities,
and only 11 in new first-tier cities, representing a substantial decline in
comparison with the same period of last year.

Despite the challenging macroeconomic conditions and consumer market,
in the first half of 2019, the overall rental income of Joy City amounted to
RMB1.87 billion, representing a year on year growth of 25%. In particular,
Shenyang Joy City’s sales continued to increase, reaching RMB1.22
billion, an increase of 16.1% year on year. In addition, the sales of Tianjin
Joy City, Yantai Joy City, Chengdu Joy City, and other projects saw a
significant growth. These earnings results underlined the value promotion
of commercial shopping centers fueled by the powerful innovation and
operation capabilities of Joy City in its course of development.

Joy City Property Limited Interim Report 2019
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Looking forward to the second half of 2019, China will further propel the
transformation of the economy to high-quality development to boost the
vitality of the consumer market, further improve the quality and efficiency of
real economy and allow more people to benefit from institutional reforms.
Among others, the mismatch between the old and new consumption
structures will be removed. China will unlock the growth potential of the
consumer market through structural optimization to provide higher-quality
and innovative services and products for more people, thus achieving the
“expansion” and “inclusion” of “quality products and services”, business
model innovation, information matching optimization, and transaction cost
reduction at the same time.

The commercial property market, particularly the retail real estate sector,
will go through in-depth development following the introduction of a new
round of consumer market reforms. Firstly, the demand of the emerging
middle class has changed profoundly, with strong growth in consumer
demand for experiential, parent-child, cultural and spiritual products and
services. Secondly, the consumer market will continue to expand. Citizens
in second- and third-tier cities and new-generation consumers have
great spending power and demonstrate enormous potential for growth.
Thirdly, offline retail sales have recovered driven by the diversification
of new business models, new experiences and new contents, and the
fusing of online and offline services. The consumer market is undergoing
profound changes. Core commercial product lines of Joy City Property
such as Joy City and Joy Breeze will continue to open up markets in the
key first-tier, new first-tier, second- and third-tier cities to offer innovative
and quality services for more customers, thus propelling the upgrade and
development of the Chinese consumer market.

After the platform integration of A+H shares, Joy City Property became a
subsidiary of Grandjoy Holdings. The Group will coordinate the allocation
of residential and commercial resources in a more effective manner,
step up the integration of multiple business formats, build a collaborative
development model of “held-for-sale” and “self-operated” properties,
and give full play to the strengths of both parties in terms of financing,
marketing, talents, land and branding, so as to stimulate new growth
potential and achieve the “multiplier effect”. Joy City Property seeks
to establish itself as a leader in the commercial property development
market, a super IP with national influence, strong appealing power and
huge customer traffic.
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MANAGEMENT DISCUSSION AND ANALYSIS
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1. Market Review

In the first half of 2019, China’s economy showed great resilience in the
face of tremendous impacts from external international trade and financial
conditions, maintaining a medium-to-high growth rate of about 6.3%.
At present, China’s economy has a good long-term growth foundation,
with the continued unleashing of dividends of reform and opening-up.
The first half of 2019 saw a steady increase in spending power, with
total retail sales of consumer goods in China exceeding RMB19.7 ftrillion.
Consumption has become the biggest driving force of economic growth.
With rising disposable income of residents, the spending of consumers
in second- and third-tier cities and the new generation of residents has
soared, and the trend of consumption upgrade in the domestic retail
market has become even more pronounced. These rapid shifts in the
consumer market have brought more opportunities and space for the
development of commercial properties.

In the first half of 2019, 194 new large-scale commercial shopping malls
were opened nationwide, covering a commercial floor area of 14.51
million square meters. The number of newly-opened projects continued
to decline, down over 15% year on year. Newly-opened commercial
shopping malls remain concentrated in the first-tier and new first-tier
markets in East, South and Southwest China. Meanwhile, the commercial
shopping malls market in the third- and fourth-tier cities has expanded
substantially, signifying a broad market.
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Management Discussion and Analysis

2. Business Review

During the period under review, the Group achieved decent performance
for its four business segments, namely investment properties, property
development, hotel operation, and output management and other services.

In terms of investment properties, the Group’s investment properties were
in good operation, the operational efficiency of Joy City was improved, and
properties developed rapidly, with rental income reaching approximately
RMB1.868 billion, up by 25.3% year on year. In particular, Shenyang
Joy City’s sales continued to increase, reaching RMB1.22 billion, an
increase of 16.1% year on year. Furthermore, the sales of Chengdu Joy
City, Shanghai Parkside Joy City and other projects increased by more
than 15%. The operation and expansion capacity of Joy City were further
improved.

In terms of property development, the Group continued to improve
the premium quality of its products and customer experience, gaining
warm responses from the market. During the period under review, the
contracted sales from property development were RMB1.699 billion. In
particular, Chongqging Central Park Shine City of Chongaqing Joy City
achieved notable sales of RMB470 million, recording a robust sales.
Hainan COFCO e Hong Tang Joy Sea, Qingdao Gold Sand ¢ COFCO
Shine City, Qingdao Chuangzhi ¢ COFCO Splendid City and other sales-
oriented properties sold well.

In terms of hotel operation, the Group maintained stable earnings in its
hotel business by continually strengthening operation capability, actively
responding to market changes and improving service quality. In the first
half of 2019, Joy City Hotel & Apartment Beijing was opened in a fresh
look and recognized by the market and was in good operation.

In terms of output management and other services, the Group fully
capitalized the strong appealing power of the “Joy City” brand and
its operating capability, and expedited the deployment of light assets
in various manners such as output management. Existing output
management projects of the Group include Tianjin He Ping Joy City and
Kunming Joy City, etc. It successfully acquired the Beijing Joy Breeze
(Daxing) project, in collaboration with COFCO-Go High M&A Fund. Going
forward, the Group will continue to speed up the development of light
assets in Joy City and consolidate its brand presence.
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Management Discussion and Analysis
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3. Project Development

Xidan Joy City
51% owned by the Group

[iE N 20
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Situated in the prime location in Xicheng District, Beijing, the project has a
gross floor area of 195,000 sg.m. and a gross leasable area of 53,900 sg.m.

Strengthening leading position through brand optimization, creating
uniqueness through smart operation and maximizing space through
empowering

Xidan Joy City has established itself as a leader of the “pilgrim place for
fashion” by deepening its positioning of building an international youth city
and being home to the first store of STARTER (a US popular brand) in Greater
China, a customized store of Li Ning (a famous fashion brand in China), a
flagship store of New Era, the first SPARY GROUND outlet in Beijing, the
first store of Kwei Mun Lung (the original west lake boat banquet), the first
store of BATH&BODY WORKS (a famous fragranced bath brand) in China,
among others. It improved the intelligent equipment and system by adopting
cutting-edge technologies, effectively improved the operational performance
and customer satisfaction based on the face-swiping payment system and
membership applet functions developed on Joy-Cloud System, thus creating
the best-quality, and the most fashionable and convenient intelligent shopping
experience. In addition, innovative marketing has been conducted in shopping
precincts, which led to continuous marketing optimization of Chat Garden,
Young Street and Rose Garden. These commercial properties have won
a number of major awards in the industry in recognition of the high-quality
spaces they offer.

During the period under review, the project recorded sales of approximately
RMB1,910 million, operating revenue of approximately RMB415 million, and
rental income of approximately RMB386 million, indicating that the operating
performance of Xidan Joy City was further improved.

Joy City Property Limited Interim Report 2019
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Management Discussion and Analysis

Situated in the prime location in Dongzhong Street Commercial Zone,
Dadong District, Shenyang, the project occupied a site area of 51,000
sqg.m. with a gross floor area of 322,700 sg.m. and a gross leasable area
of 95,400 sg.m.

Upgrading brand, creating IP and improving customer quality to build
a “beautiful, friendly and secure” Joy City

Shenyang Joy City has continuously improved the influence and reputation
of “Joy City” in northeast China, in line with its commitment to building
a “beautiful, customer-friendly and secure” Joy City. During the vyear,
Shenyang Joy City went through a brand facelift. Retailers in the mall
include, among others, the first MUJI Chinese flagship store, the first
KFC “smart restaurant” in northeast areas, the first Li-Ning flagship store
in Liaoning and supermarket chain “O FOOD”. Meanwhile, Joyer V+
Member Growth Plan was officially put into operation to promote the 10th
Anniversary SVIP program. During the year, Shenyang Joy City launched
its own IP - “Joy Play!”, a youth culture festival that encompasses a
summer carnival with live performance, scenario-based experience and
fashion shopping.

During the period under review, Shenyang Joy City recorded an operating
revenue and sales of RMB160 million and RMB1.22 billion, representing
a year on year increase of 12.6% and 16.1%, respectively. The customer
traffic and car flow amounted to 12 million and 461,000, respectively,
outranking most other retail complexes in the city.

Shenyang Joy City
100% owned by the Group
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Management Discussion and Analysis
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Chaoyang Joy City
45.9% owned by the Group
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Located in the prime location in Chaoyang District of Beijing, the project
occupies a total site area of approximately 59,000 sg.m. with a gross floor
area of approximately 338,500 sg.m. and a leasable area of 122,600 sg.m.

Youth culture and continuous innovation

Chaoyang Joy City created a youth culture gathering space with the concept
of “gathering youth along the Youth Road”. It cooperated with Gao Xiaosong
to build an operation culture communication space — Xiao Island in the “Duke”
Space, organized humanity, art and academic sharing activities regularly, in
order to create a well-equipped art youth campsite. It originally launched the
“young rover meeting” to gather force from the youth cultural ecosystem,
watching the youth development trend and jointly thinking about business
innovation. Through the multiple experiences of talk + experience + social
intercourse, it had established close connection with the young consumer
groups. Chaoyang Joy City cooperated with Modernsky and launched a new
fashion themed space “UNI_JOY” to realize the integration of cross-discipline
business activities, fashion culture, life style and the youth groups, and the
collision of music, visual art, fashion, electronic sports and new entertainment.
[t continued to optimize the overall atmosphere of fashion, internationalization
and quality, and introduced various international famous brands, such as
Victoria’s Secret flagship store, ARMANI and CHANEL to diversify the types
in Joy City and improve its brand awareness among customers. With the aim
of increasing the membership value, Chaoyang Joy City rolled out a new paid
membership system — V+ membership to refine the customer groups and
promote the Grand Membership system.

During the period under review, Chaoyang Joy City realized sales income of
RMB2.214 billion, representing an increase of 2.8% year on year. The sales
per square meter increased to 7.1%, and the flow of customers exceeded
18.17 million, representing a year-on-year growth of 5.7%.

Joy City Property Limited Interim Report 2019
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Management Discussion and Analysis

Shanghai Jing’an Joy City
51% owned by the Group
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Located in the core area of Suzhou Creek, Jing’an District, Shanghai, the
project occupies a total site area of 22,300 sg.m. with a gross floor area
of 163,000 sg.m. and a leasable area of 66,000 sqg.m.

Adjusting, upgrading brand and deepening IP

In the first half of 2019, Jing’an Joy City, adhering to the “youth and
fashion” market positioning, made across-the-board changes to retail
facilities in the southern and northern buildings to highlight the strategic
positioning. The southern building features fashion brands, while the
northern building sells mostly upscale products. The first store of Mi Home
and Xiaomi Youpin in Shanghai started business on the first and second
floors of the southern building respectively. They make the southern
building look more fashionable, sharpening the division of product lines. In
the first half of 2019, hot IP exhibitions continued to be held, including the
Secret Love Paradise, a collaborative project of Sky Ring and Doraemon,
Detective Conan-themed restaurant and Junji Ito’s first immersive
experience-based exhibition in China settled in Jing’an Joy City. During
the first half of 2019, Jing’an Joy City won 12 awards, and its brand
influence and reputation were further improved.

During the period under review, Jing’an Joy City’s sales revenue grew by
9.3% year on year to RMB731 million; customer traffic rose by 11.3% year
on year to 6.452 million; and rental income increased by 4.7% year on
year to RMB115 million.
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Located in the core area of Nankai District, Tianjin, the project occupies
a total site area of approximately 77,500 sg.m. with a gross floor area of
approximately 290,000 sg.m. and a leasable area of 88,300 sg.m.

Upgrading brand, injecting new vitality into the space, precision
operating and improving member quality

During the period under review, Tianjin Nankai Joy City introduced
unique brands to bolster customer loyalty. Adjustments were made to 85
brands, which translated into an 8% increase in sales per square meter
and a 3% rise in rent per square meter. It launched China’s first fashion
shopping theme space “Golden Street” and a secret garden belonging to
all girls “Shoes Garden” to provide customers with the ultimate shopping
experience. The popular IP enhanced its attraction for new members, while
the original IP Wangwang continued to gain traction among consumers
through in-depth operation maintenance efforts. It continuously injected
new vitality into the theme space, which is evidenced by the following facts:
No. 5 Park joined hands with Story FM and UKiyoe to depict city stories;
Cheer Market propelled interaction through video-recording to build a
communication platform for the youth. Wangjie held Woodstock of Eating
and Curious Vintage Fete to attract fashion-conscious young people. A
delicacy management was carried out to take earnings performance to a
new level. By improving member quality and cross-sector linkage, Tianjin
Nankai Joy City improved customer-to-member conversion, inclusive
marketing and indoor customer navigation. Besides, it created the first
multi-functional hall “Xu Space” and organised theme exhibitions of cultural
and creative arts to enrich the cultural rights and interests of members, as
well as to strengthen the emotional connection with members. During the
first half of the year, it won a number of awards in the industry in recognition
of its outstanding performance.

Taking the youth culture as its label, Tianjin Nankai Joy City continuously
increased its attraction to retail brands and consumers, bringing new
lifestyles to young people in the city. During the period under review,
its sales spiked 11% year on year and reached RMB1.49 billion, and
customer traffic rose by 3.3% year on year to 12.10 million.

Joy City Property Limited Interim Report 2019
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Management Discussion and Analysis

Located in Zhifuwan, Zhifu District, Yantai, the project is the only project
on the coast in the main urban area, and occupies a total site area of
40,000 sg.m., a gross floor area of 220,000 sg.m. and a leasable area of
approximately 76,000 sqg.m.

Upgrading brand, conducting meticulous operation, working on
membership programme and optimising customer quality

During the period under review, consistently adhering to the
operating principle of “focusing on operation, enhancing performance,
optimising service and improving quality”, Yantai Joy City continued to
consolidate its leading position in the regional market through effective
classification-based merchant management, membership programme
and delicacy management, riding on the market rally. It entered into
performance contracts with important brands to stimulate them to deliver
better performance and build champion stores in terms of regional sales to
achieve regional leadership, and explore merchants’ resources in greater
depth, thus promoting sales and rents to grow simultaneously. It focused
its attention on the selection of customer groups and new communication
channels, and optimised the strategy for customer exploration to achieve
precise marketing. It also optimised members’ rights and interests,
diversified the activities designed for members and delegated functions
to merchants, all with a view to building an ecosystem for premium
members.

During the period under review, Yantai Joy City recorded sales of RMB484
million, there were 625,600 members in aggregate who contributed 41.5%
of the total consumption, and the customer traffic was 5.3 million.

Yantai Joy City
51% owned by the Group
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Chengdu Joy City
100% owned by the Group
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Located in Wuhou District, Chengdu, the project occupies a total site area
of 66,500 sq.m. with a gross floor area of approximately 290,000 sq.m.,
of which the shopping mall has a leasable area of approximately 106,800
sq.m.

Growing its presence, promoting upgrade, strengthening the
positioning and upgrading quality

In the first half of 2019, Chengdu Joy City mapped out the 5G technology
introduction plan to optimise business operations with the help of big
data and other new technologies, adhering to the strategy of “revamping
management, increasing returns and driving innovation-driven high-quality
development”. It unveiled an non-inductive WeChat Pay bonus system
to improve systematic marketing methods; strengthened the label of a
space for the young to continue to create its own IP; upgraded brand,
implemented classified management for merchants, leveraging all kinds of
effective operating measures to enhance performance and achieve solid
financial returns. Chengdu Joy City, sticking to the green development
mode of “whole-process management of energy efficiency”, won the
award of Best Practices of G20 International of 2019 Top Tens (Top Ten
Best Available Technologies & Best Practices) in June 2019.

During the period under review, the project recorded sales of RMB829
million, representing a year on year increase of 15%, and attracted
9.925 million customers, representing a year on year increase of 7.7%,
making it the most influential commercial flagship in Chengdu and even in
Southwestern China.

Joy City Property Limited Interim Report 2019
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Management Discussion and Analysis

Shanghai Parkside Joy City
100% owned by the Group
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Situated in the prime location of Changfeng Ecological Business District,
Putuo District, Shanghai, the project occupies a total site area of
approximately 28,600 sg.m. with a gross floor area of approximately
122,000 sg.m. and a leasable area of 54,900 sg.m.

Building new brand highlights, and improving earnings results to
create a Center for Quality Life in Shanghai

In the first half of 2019, Parkside Joy City, centering on the theme of
“quality life”, pioneered the latest retail facility designs through innovation.
By introducing the latest forms of marketing events into the venue based
on operations with Joy City characteristics, it updated and created a
“One-Day Urban Resort” integrating sports, culture and experience to
provide Shanghai residents with a one-stop center for quality life, focusing
on affluent families in the city. It gave priority to creation of proprietary
IP activities with better cost performance. Parkside Joy City successively
hosted the “World of Little Adult and Big Child”, “Modern Spring Market”,
“Parkside Flower 2.0” etc. Nearly 100 member activities such as music
sharing sessions and flower salons were held, attracting more than 1,600
households of 5,000 people. With the opening of Sky Park to the public,
Parkside Joy City has become the new landmark of fashion sports in
Shanghai. In June 2019, Sky Park won the Silver award for Design and
Development in China of ICSC.

During the period under review, the operating revenue of Parkside Joy City
continued to rise, with a remarkable year on year increase of 48.6% and
22.2% in terms of sales and customer traffic in May and June, respectively.
From 30 April to 4 May, the “Joy City Hi New” & Anniversary was held, with a
year on year increase of sales and car flow of 255% and 69.4% respectively.

SR 51 MR i

BEURESTERRBERREEEERE S
B AEEEN2.868F K AREEREY
12208 K » AT EES.498F K -

RFEZERESH 2HORAKEEE TEE
ErmEEFH ]

2019F L+ F - REAANHEEELE ME4E
E]ERE  AIFTITIESIBIEREESR  URETK
il style] BB & H RN TE B &3 B aE815| A
BA - HERERERN - HES - b - BB
ENEEFERE - ARITEIREBRTHER
] AELERREE—MXAREEFHL - B
TEMEELESMEEIPES - HESRBRNTK
INAFUPRABER] - [EEFEMTES] - [REAL
H2.OIEREED R BIBA1005F LN =
C NEPESSBEEMEES  BiB1,600
HBERKE « 5,000 A\ X2 HE)EE) - Sky Park®
EAEEERANES  REAUMEKXKAEL
B R IEBFTHIE - 20196 A * Sky Parkm&EXR
EESICSCH B[R R 5T A G 2 AR 42 o

EEEAIA - REKEB S EEIFERA - 5-6
AHEE  BRERL2018E 5 BIiRF48.6%
K22.2% @ XERAMREE - 4A30HES5A4
B BERBAGBHGEEAFE  HERLRE
F+255% + Eii AL IEK69.4% °

AEBEBRAR —T—NFHHARE

29



30

Management Discussion and Analysis

SR 5T smR i

Hangzhou Joy City
55% owned by the Group
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Situated in the southern part of Gongshu District, Hangzhou, the complex
measures approximately 75,400 sg.m. in total land area, with a gross floor
area of approximately 335,000 sg.m. and a leasable area of 72,300 sg.m.

Strengthening positioning and meticulous operation to create a new
waterfront landmark

In the first half of 2019, Hangzhou Joy City continued to strengthen the
positioning of “experiential waterside fashionable shopping paradise”.
To this end, it introduced influential brands such as Dior and Starbucks
Reserve, and built on the market reach and influence of new experiential
services such as indoor wind tunnel flying, indoor diving, future animal
town, as well as niche catering brands such as Mr. Rong, Tai Er, and
Yanyu Restaurant throughout Hangzhou. It pushed ahead with the
customer acquisition campaign, and tapped into resources to improve
the sales performance of tenants. On 1 May, it held “Joy City Hi New”,
recording sales of over RMB13.07 million per day, creating 12 national
and 35 regional sales champions. It held a theme exhibition of “Saint Seiya
30th anniversary”, “All for Fans”, the “First National Exhibition of POPMART
Fashion Factory”, the “First National Exhibition Wu Huang Wan Shui You
Miao Bing” and other popular theme exhibitions for young consumers,
achieving a steady increase in monthly flow and sales, and establishing
itself as a “New Cultural Landmark for Urban Youth” by the waterside.

During the period under review, Hangzhou Joy City delivered remarkable
earnings performance and registered sales, operating revenue and rental
income of approximately RMB429 million, RMB119 million and RMB94
million, respectively, showing robust business performance.

Joy City Property Limited Interim Report 2019
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Management Discussion and Analysis

Xi’an Joy City :
80% owned by the Group
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Strategically located in Dayan Pagoda Southern Square in Qujiang New
District, Xi'an and 50 meters away from Dayan Pagoda, a scenic spot,
the project enjoys excellent resources and occupies a total site area of
approximately 39,700 sg.m. with a gross floor area of approximately
146,500 sg.m. and a leasable area of 63,000 sg.m.

Reinventing fashion capital of thirteen dynasties with trendy brands
and meticulous operation

The development was officially opened to the public in December 2018.
From the outset of its acquisition, it has been in the spotlight. It is one of
the retail complexes that drew the attention and won the support of Xi'an.
Xi’an Joy City is ingenious in its design with the world’s first 500 square
meters diamond photoelectric glass curtain wall at the entrance, and
innovatively creates an appearance of “traditional + modern” elements,
which has made it a landmark of urban lights. Xi’an Joy City has recruited
30% of brands which first opened their outlets in the northwest, 190
brands first into Xi'an and Qujiang District, establishing a brand image
of “Fashion Capital of Thirteen Dynasties”. International traffic IP, LINE
FRIENDS and the Impression — Monet were first introduced, a peak of
passenger flow at the opening. A series of widely celebrated events, such
as the New Year Fashion, Dream City Balloon Exhibition, Origami Art
Exhibition and Hong Kong Miniature Art Exhibition, were held, attracting
more than 31 million participants.

During the period under review, the total sales of Xi'an Joy City reached
RMB780 million, with maximum daily sales of RMB13.35 million. The total
customer traffic was 11.7 million, with an average daily customer traffic of
65,000 and a maximum daily customer traffic of 208,000.
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Chongqing Joy City
100% owned by the Group
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This development is located in the core business district of Yubei
Central Park, Chongging, a key development area and a new city center
designated by the Chongaging government. It occupies a total site area of
approximately 46,000 sg.m. with a gross floor area of 357,000 sqg.m., of
which the shopping mall covers an area of 144,000 sg.m.

Chonggqing Joy City is expected to open in 2021 and will become a new

commercial landmark in the city. Construction of the complex is currently
underway as scheduled.

Joy City Property Limited Interim Report 2019
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Management Discussion and Analysis

Wuhan Joy City
51% owned by the Group
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Located at the heart of Wuhan East Lake Hi-tech Industrial Development
Zone, this project demonstrates great commercial value and growth
potential. Wuhan Joy City occupies a total site area of approximately
157,500 sg.m. with a gross floor area of approximately 704,200 sg.m., of
which 136,100 sg.m have been allocated for the shopping mall.

During the period under review, the project progressed smoothly as the
established plan and is scheduled to open in December 2021.
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Qingdao - Joy Breeze
100% owned by the Group
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Located in Jimo Economic Development Zone, Qingdao, Qingdao Joy
Breeze measures 54,000 sg.m in land area, with a gross floor area of
82,000 sg.m. It is the first complex business center integrating a shopping
mall, shopping precincts, office buildings and high-end ecological
residential area in Jimo District of Qingdao.

The development is positioned as the strongest retail platform and a 24/7
dynamic business center. Bringing the “one-stop lifestyle” to the city, it
aims to improve the living standard of Qingdao and inject new commercial
vitality into the region, combining leisure, entertainment and shopping
facilities. Construction of the complex progressed steadily during the
period under review.

Chengdu Tianfu Joy City
100% owned by the Group
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Located in Tianfu New Area of Chengdu, the project occupies a total site

area of 36,000 sg.m. with a gross floor area of 290,000 sqg.m.

The project is progressing steadily as planned.

Joy City Property Limited Interim Report 2019
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Management Discussion and Analysis

Located in the core area adjacent to Chang’an Avenue in the Second Ring
Road of Beijing, the project occupies a total site area of approximately
22,600 sg.m. with a gross floor area of approximately 120,000 sg.m.

Growing steadily and hitting a new record high in performance

In the first half of 2019, the rental income of COFCO Plaza amounted to
RMB144 million with an hourly occupancy rate of 90.4%. In 2019, the
office lease business is confronted with severe challenges due to a spike
in office supply and increased volatility in the financial sector. Against this
backdrop, COFCO Plaza secured lease renewals totaling 10,500 sg.m.
including leading brands in various industries in the first half of 2019, by
continuously deepening its operational services and building a 3C service
system.

COFCO Plaza
51% owned by the Group
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COFCO Landmark Tower
51% owned by the Group
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Located at No.208, Andingmenwai Street, Dongcheng District, Beijing, the
project occupies a total site area of 13,000 sg.m. with a gross floor area
of 72,700 sg.m. and a leasable area of 56,600 sqg.m.

Focusing on operation with a view to being an industry leader

COFCO Landmark Tower has insisted on crossover cooperation, created
new Work-CO-Life model, carried out layered marketing, in order to
enhance the brand awareness. In the first year of operation, COFCO
Landmark Tower carried out all activities with a focus on improving
services and enhancing operation. On one hand, it acted based on the
principle of sharing concepts and improved building facilities to meet
the demands of tenants, group customers and industry customers; on
the other hand, it signed agreements with external customers, such as
igetget.com, to extend the business ecosystem. In addition, it organized
exhibitions and culture salons regularly to empower the physical space
with arts and create diversified business scenarios, leading the office
building market in style. Meanwhile, it had close communication and
cooperation with the government to realize government-enterprise linkage
and create culture together, establishing a benchmark for the office
building industry. During the period under review, the average occupancy
rate of COFCO Landmark Tower reached 69%, with contracted rents
much higher than the historical average level of class A office buildings in
Beijing.

Joy City Property Limited Interim Report 2019
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Management Discussion and Analysis

Qingdao Business Plaza
51% owned by the Group
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Qingdao Civic Plaza is located in Taidong Business Area, Shibei District,
Qingdao, and adjacent to Tsingtao Brewery. The project occupies a total
site area of 23,800 sg.m. with a gross floor area of 26,200 sg.m. It is
designed as a beer-themed shopping precinct, the venue of a beer festival
that will never end.

The project’s design adopts a new German-style architecture, implements
a business model of unified operation for shops and an all-weather
operation philosophy. With leisure, entertainment and catering as the main
functions, supplemented by some small- and medium-sized anchors,
it creates a new middle-class gathering place for family consumption,
youth and fashion and business gatherings, aiming to create a “forever
spokesperson” of Qingdao with Qingdao beer culture as its core.

The project is currently under construction as planned.
Qingdao Civic Plaza
51% owned by the Group
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Qingdao Business Plaza is located in Taidong
Business Area, Shibei District, Qingdao, and
adjacent to Tsingtao Brewery. The project
occupies a total site area of 16,800 sg.m.
with a gross floor area of 70,700 sg.m. It is an
integrated high-quality business center offering
offices, apartments and retail facilities.

At present, the construction is proceeding as
scheduled.
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Located in the east coast of the core area of Headquarters Economy
Area, Sanya, Hainan Province, the project occupies a total site area of
approximately 20,800 sg.m. with a gross floor area of approximately
147,600 sg.m. It is a high-end resort tourism real estate.

The project has made efforts to ride the upsurge of building free trade
zones (ports) across Hainan Island, create differentiated products, access
the market early and attract customers in advance to seize market
opportunities.

During the period under review, the project has been progressing steadily
as planned, and is currently in the initial stage.

Sanya Joy Center
51% owned by the Group
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Management Discussion and Analysis

Located in Shibei District, an old quarter of Qingdao, and surrounded by
well-developed communities and schools, Qingdao Gold Sand ¢ COFCO
Shine City consists of three plots and measures 21,500 sg.m. in land
area, with a gross floor area of 62,200 sq.m. It is a high-quality and
school-nearby residential development in the downtown area, offering a
pleasant life for residents.

Amid the downturn of the real estate market in Qingdao, Gold Sand e
COFCO Shine City adopted various marketing strategies. During the
period under review, Gold Sand ¢ COFCO Shine City recorded RMB305
million in contract value.

Located in Jimo Economic Development Zone, Qingdao, Chuangzhi e
COFCO Splendid City occupies a total site area of 60,000 sg.m. with a
gross floor area of 108,000 sg.m.

During the period under review, the project advanced steadily and the
main body of the project is currently under construction. It was launched
for sale on 16 March 2019. During the period under review, it realized
RMB367 million in contract value.
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Qingdao Gold Sand e
COFCO Shine City
51% owned by the Group
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Chuangzhi e
COFCO Splendid City
100% owned by the Group
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Hainan COFCO ¢ Hong Tang Joy Sea
51% owned by the Group
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Located in Hongtangwan Tourist Resort, Sanya, Hainan Province, the
project occupies a total site area of approximately 149,700 sg.m. with a
gross floor area of approximately 189,000 sg.m. It is a high-end resort
tourism real estate.

During the period under review, the contracted sales amounted to

RMB206 million to actively complete the liquidation of Hong Tang Joy
Sea.

Joy City Property Limited Interim Report 2019
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Management Discussion and Analysis

The St. Regis Sanya
Yalong Bay Resort
51% owned by the Group
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Located in Yalong Bay National Resort District, Sanya, Hainan Province,
the project occupies a total site area of approximately 204,000 sg.m. with
a gross floor area of approximately 90,900 sg.m. It is a first-class luxury
resort hotel with 373 rooms and 28 villas operated and managed by
Marriott Group.

During the year, St. Regis Hotel held a variety of themed marketing
campaigns to expand the market development outside Hainan Island,
enhance product activity in the market and increase the occupancy
rate in low seasons. The project continued to gain profit. In terms of
sales, it strengthened OTA platform management, developed customers
through multiple channels, and refined the highlights of major activities
for promotion. As regards catering services, it formulated well-defined
catering themes, and Hainan specialty dishes were offered in various
restaurants. For banquets, it expanded and developed the local wedding
market, focusing on nearby high-end customers’ demand for conference
and event services.

During the period under review, the project registered an operating
revenue of RMB128 million and EBITDA of RMB37.64 million.
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MGM Grand Sanya
100% owned by the Group
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Located in Yalong Bay National Resort District, Sanya, Hainan Province,
the project occupies a total site area of approximately 106,700 sg.m. with
a gross floor area of approximately 108,300 sg.m., comprising 675 rooms
in total. The project is a first-rate luxury hotel operated and managed by
MGM Group.

During the year, MGM Grand Sanya optimised its pricing system and
monitored the market in real time to generate revenues from multiple
sources. Customised packages and refined products were developed for
different customer groups, catering to their actual needs. It established
fans group for direct-channel customers, offered promotional products
from time to time, retained guests to dine in the hotel through low-cost
room plus meal package activities.

During the period under review, the project posted an operating revenue
of RMB186 million and EBITDA of RMB67.372 million.

Joy City Property Limited Interim Report 2019
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Management Discussion and Analysis

Located in Xidan Commercial Area, Beijing, the project occupies a
total site area of approximately 32,800 sg.m. with a gross floor area of
approximately 23,600 sg.m., comprising 347 rooms in total.

Joy City Hotel & Apartment Beijing went into trial operation on 22 March
2019. With the opening of online marketing channels, the overall operating
revenue, occupancy rate, average room rate and other operating
indicators of the hotel gradually increased. On 24 May 2019, the hotel
was officially opened. Through cross-sector cooperation with | DO, SLY/
Moussy and other brands, it launched featured rooms for customers,
reflecting a significant difference in the hotel market.

During the period under review, the project recorded an operating revenue
of RMB11.57 million.

Joy City Hotel &
Apartment Beijing
51% owned by the Group

b A BB 5
ARE 551 %M,
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-

Waldorf Astoria Beijing
91.64% owned by the Group _

T HREFERERE
AEELHE.64% KR

Located in the Wangfujing Commercial Area of Beijing, the project
occupies a total site area of approximately 6,100 sg.m. with a gross floor
area of approximately 42,600 sg.m. and owns 176 rooms in total.

Since its operation, Waldorf Astoria Beijing has adhered to the positioning
of building a luxury and high-end brand. Amid the significant impact on the
overall hotel market in Beijing imposed by political and economic factors
in 2019, the average room rate and revenue per room of Waldorf Astoria
Beijing were still in an upward trend in comparison with the corresponding
period of the previous year.

During the period under review, the project recorded an operating revenue
of RMB73.29 million and EBITDA of RMB7.467 million.
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4. Land Bank 4. tTibfEE

Adhering to strategic guidance, the Group keeps to a balanced REFERFFBME S| H - R EWER - Sinex
dual-pronged and dual-core development mode. On the one hand, it MNBERER  —FERBRG2EARMEESE 3
actively participated in open market competition. On the other hand, —FTHADEEASEEHEETHEY  BEX
leveraging its business edge, the Group expanded cooperation projects MEAGIEEEHZERTEMENEAHRE - FF
and explored integration opportunities among existing properties. During N AEBHERLFIISEF - WENRALR -
the first half of the year, the Group acquired a total of 93,500 sg.m. BIKIEE T — AR EIREAEK23087 °
of land bank, and was qualified as the social investor for the primary

development of a piece of land of 2.3 million sg.m. in Shangtapo, Xi'an.

Actual
shareholding
Name of land parcel Location Site area Floor area Project type ratio
b 51 8 wE {5 EE AREE HEEEH BERRREGL
(sg.m.) (sg.m.) (%)
(F) ()
Land parcel of CBD boot area, Next to the 20,772.5 93,476.34  Business + 100%
east coast of Sanya wetland park retail business
MR AFCBDR & R on the east AB+TE
coast of [BEZ:3E:
Yuechuan
District in
Sanya
=&
RIlFRRRF
B AR
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5. Financial Review
Overall Performance Review

For the six months ended 30 June 2019, the Group’s operating
revenue was RMBG6,732.0 million (for the corresponding period of 2018:
RMB4,026.7 million), representing a year-on-year increase of 67.2%,
mainly due to the increase in sales revenue resulting from the improved
performance of property and land development business.

For the six months ended 30 June 2019, the profit of the Group
amounted to RMB1,690.5 million (for the corresponding period of 2018:
RMB2,262.1 million), of which, the profit attributable to the owners of the
Company amounted to RMB877.5 million (for the corresponding period
of 2018: RMB1,688.0 million). Excluding the fair value changes after tax
of investment properties and the exchange rate changes, the core net
profit amounted to RMB1,179.3 million (for the corresponding period
of 2018: RMB1,925.1 million), of which, the core net profit attributable
to the owners of the Company amounted to RMB550.6 million (for the
corresponding period of 2018: RMB1,526.3 million), decreasing by
63.9% compared with the same period of last year, mainly because the
non-recurring after-tax income of the disposal of subsidiaries in 2018 was
approximately RMB1,107.3 million. Excluding the impact of this factor, the
core net profit for the period attributable to the owners of the Company
was 31.4% higher than that of the last year.
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Management Discussion and Analysis

Revenue

For the six months ended 30 June 2019, the Group’s revenue amounted
to RMB6,732.0 million, representing an increase of 67.2% as compared to
RMB4,026.7 million for the corresponding period of 2018.

SR 51 MR i

HE-Z—NAFEANAZTBHLEANEAR » REEK
ABARKES 732058 L =T — \FRHA
R#4,026. 768 T EF67.2% °

For the six months ended 30 June
BEAA=+THLEREAR

2019 2018
ZE-NF —E-)N\F
(Unaudited) (Unaudited)
(REEFEX) (REEEZ)
Percentage Percentage
of total of total Year-on-year
RMB’000 revenue (%) RMB’000  revenue (%) change (%)
Revenue by business REBHMHE D HBERAZ HRKAZ 23
segments Z WA ARETT BAok(%) ARETT B 5 (%) B2 (%)
Investment properties WEYE 2,206,722 32.8 1,715,167 42.6 28.7
Property and land Y3 K+ b f B
development 4,023,796 59.8 1,826,524 45.4 120.3
Hotel operations HEEE 433,653 6.4 433,776 10.8 -0.0
Output management and B2 H &k E AR
other services 67,864 1.0 51,282 1.2 828
Total &t 6,732,035 100.0 4,026,749 100.0 67.2

For the six months ended 30 June 2019, the rental income from
investment properties and related services income accounted for 32.8% of
the total revenue, representing an increase of 28.7% as compared with the
corresponding period of 2018, of which the rental income from Joy City
Shopping Malls recorded RMB1,545.8 million, representing an increase
of 24.7% as compared to RMB1,239.6 million for the corresponding
period of 2018. Excluding the impact of the two newly opened projects,
Hangzhou Joy City in August 2018 and Xi’an Joy City in December 2018,
the rental income of shopping malls increased by 9.1% as compared with
the corresponding period of last year.

HE-_Z—NFNA=+HLERER  KEME
A& MR RIS A B EEE IR A 8%5532.8% @ 8
- \FRPER28.7% + Hh KRR EDF
DESWAZBARKE15458FET B —
NEEIARY1,230.6 BB TIER24.7% * MK
- AL AURABIR=ZE—NEFENAFN+=
ARZ  SIRMEFRAXEEZE  EYPOHE
SUWAFILEIZRI A% °
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Revenue from sales of property development and income from land
development accounted for 59.8% of the total revenue, representing
an increase of 120.3% as compared to the corresponding period of
2018, mainly due to the delivery and settlement of Shanghai Qiantan
One, resulting in a substantial increase in revenue. In the first half of
2019, settlement area and unit settlement price were 66,590 sq.m. and
RMB60,343, representing an increase of 24.4% and 77.1% respectively
as compared to the corresponding period of 2018.

Revenue from hotel operations accounted for 6.4% of the total revenue,
remaining basically stable as compared to the corresponding period of
2018.

Revenue from output management and other services accounted for 1.0%
of the total revenue, representing an increase of 32.3% as compared to
the corresponding period of 2018.

Cost of Sales and Gross Profit Margin

For the six months ended 30 June 2019, the Group’s cost of sales was
approximately RMB3,159.0 million, and the overall gross profit margin was
53.1%, representing a decrease of 1.5 percentage points as compared
to 54.6% for the corresponding period of 2018. The gross profit margin
of investment properties for the current period remained basically stable
as compared to the corresponding period of last year. During the period,
the gross profit margin of properties and land development recorded an
increase as compared with the corresponding period of last year due to
the differences in products of projects delivered. The gross profit margin
of hotel operations during the year was slightly lower than that of last year.

MERBEEERAR T AR AGKRALE
59.8%  M_T—\FRHPLA12083% - B A
FERIBSHRNEERERARBIEM - =F
—NF LEFEEmTERG6,590F K BT
—NFERBPLEFA24.4%  —T—NFLEFHFEE
BEAARYEB0,343 7L BT — \FRH LA
771% °

BERERAERAKEEES.4%
HIEAR T -

BT N\FH

EREGH R EMREEAMSERALTE1.0% B
- N\FRHLF32.3% °

HERARER R

HE-T-AFNA=-TALAEA  KEEH
HERANAARE3,159.05 8T BEEEE
AR EE3.1% BT — \FRIH54.6% ~%1.5
EEDE -  RHREYEEN TR LFRER
BE AEXNBEENER TR - WERLTH
FEENEREFRMAM LA AFEBEEL
EEMEREFHHTEE -

For the six months ended 30 June

BESA=THILAEAR

2019 2018

—E-hEF —T-N\F

(Unaudited) (Unaudited)

(REER) (CREEEZ)

Gross profit Gross profit

margin (%) margin (%)

Gross profit margin by business segments REBHME D 2 EF=E EFIZE (%) EAZE (%)
Investment properties "B 77.8 77.3
Property and land development W3 K+ b B 41.8 354
Hotel operations it 37.5 48.2
Output management and related services B IR b & E A AR 20.5 33.9
The Group rEE 53.1 54.6
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Management Discussion and Analysis

Other Income

For the six months ended 30 June 2019, the Group’s other income was
approximately RMB111.6 million, representing an increase of 8.7% as
compared to RMB102.7 million for the corresponding period of 2018,
mainly due to the increase in interest income in the first half of 2019.

Other Gains and Losses

For the six months ended 30 June 2019, in respect of total loss of
other gains and losses, the Group recorded a loss of RMB66.9 million,
representing an increase of 52.6% as compared to the loss of RMB43.9
million for the corresponding period of 2018. The loss in the first half of
2019 was mainly due to the impairment loss of goodwill of approximately
RMB68.7 million. As the Group’s non-wholly owned subsidiary, Shanghai
Yueyao Real Estate Development Co., Ltd., sold and transferred most of
its properties (the cash-generating unit to which goodwill is allocated, it
is expected to benefit from the synergy effect of the consolidation) held
for sale to customers in the current period, the goodwill allocated to the
property and land development segments was decreased accordingly.

Disposal of Subsidiaries

For the six months ended 30 June 2019, the Group did not have any
disposal of subsidiaries. In the same period of 2018, the Group recorded
before-tax gains of approximately RMB1,144.6 million from the disposal of
subsidiaries, due to the disposal of the 100% equity held by wholly-owned
subsidiaries of the Group in COFCO Hotel (Beijing) Co., Ltd.

Fair Value Gain of Investment Properties

For the six months ended 30 June 2019, the fair value gain of investment
properties held by the Group was approximately RMB690.8 million (for the
corresponding period of 2018: RMB534.7 million). The gain on fair value
recorded in the first half of 2019 was mainly contributed by Hangzhou Joy
City, Chaoyang Joy City and Hong Kong COFCO Tower, while the gain
on fair value recorded in the same period of 2018 was mainly contributed
by Hangzhou Joy City, COFCO e Landmark Tower and Tianjin Nankai Joy
City. Fair value gain was mainly due to the higher contracted rents of the
Group’s leasable properties and the general increase in the rental income
from leased properties.
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Distribution and Selling Costs

For the six months ended 30 June 2019, the Group’s distribution and
selling costs amounted to RMB262.5 million, representing an increase of
27.4% as compared with RMB206.0 million for the corresponding period
of 2018, mainly due to the increase in the corresponding expenses after
the newly opened projects, such as Hangzhou Joy City, Xi’an Joy City and
Kunming Joy City, were put into operation. Excluding the impact of the
new projects, the distribution and selling costs increased by approximately
4.7% over the same period in 2018. Distribution and selling costs
accounted for 3.9% of the total revenue (for the corresponding period of
2018: 5.1%).

Administrative Expenses

For the six months ended 30 June 2019, the Group’s administrative
expenses amounted to RMB458.3 million, representing an increase
of 24.0% as compared with RMB369.6 million for the corresponding
period of 2018. Excluding the impact of the newly opened and acquired
projects, administrative expenses increased by 9.7% as compared with
the corresponding period of 2018. The administrative expenses mainly
included, amongst others, staff salaries, social insurance and benefits
for staff, insurance expenses, depreciation and amortisation, travel and
entertainment expenses, certain taxation expenses, overhead costs and
professional third-party service fees, which accounted for 6.8% of the total
revenue (for the corresponding period of 2018: 9.2%).

Finance Costs

For the six months ended 30 June 2019, the Group’s finance costs
amounted to RMB574.0 million, representing an increase of 67.6% as
compared with RMB342.5 million for the corresponding period of 2018.

For the six months ended 30 June 2019, the Group’s weighted average
borrowing cost was 4.58% (for the corresponding period of 2018: 4.20%).
The Group’s efforts in maintaining a good rapport with banks enabled
the Group to maintain low financing costs in the industry despite the
tightening financing environment in the domestic market.
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Management Discussion and Analysis

Taxation

For the six months ended 30 June 2019, the Group’s tax expense was
RMB1,305.3 million, representing an increase of 71.1% as compared to
RMB762.9 million for the corresponding period of 2018, mainly due to
the increase in corporate income tax and land value-added tax as a result
of the increase in property development settlement income in the first
half of 2019. In the first half of 2019, the effective tax rate of the Group
was 43.6% (for the same period of 2018: 25.2%), because the Group’s
property development business contributed a relatively high profit and
its tax rate was relatively high in the first half of 2019, while the profit
of disposal of subsidiaries in the first half of 2018 was relatively high
with relatively low tax rate. Therefore, the effective tax rate increased
significantly compared with the same period in 2018.

Profit Attributable to Owners of the Company

For the six months ended 30 June 2019, profit attributable to owners of
the Company was RMB877.5 million, representing a decrease of 48.0%
as compared to RMB1,688.0 million for the corresponding period of
2018. Basic earnings per share for the current period were RMB0.057,
representing a decrease of 48.2% as compared to RMBO.11 for the
corresponding period of 2018.

Investment Properties

As of 30 June 2019, investment properties included Joy City Projects,
Beijing COFCO Plaza, Fraser Suites Top Glory Shanghai, Hong Kong
COFCO Tower and Beijing COFCO Landmark Tower. As of 30 June
2019, investment properties increased to RMB60,356.2 million from
RMB58,611.9 million as of 31 December 2018, mainly attributable to the
synergy of the additional purchases and construction costs of projects
under construction, and the increase in the valuation of all the properties
benefiting from sound operation during the period.
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Properties under Development for Sale

The properties under development for sale increased from RMB14,929.5
million as of 31 December 2018 to RMB15,364.0 million as of 30 June
2019, which was mainly due to the increase in the area of properties
under development for sale resulting from the addition of the Chengdu
Tianfu (AX#FKFT), Sanya Joy Center (Z3a At 1) and Xi'an Shangtapo
(Fa&e E¥83%) projects, and the increase in purchases and construction
costs of projects under development during the period.

Properties Held for Sale

As of 30 June 2019, properties held for sale mainly included Shanghai
Jing’an Joy City commercial street and Hainan COFCO e Hong Tang Joy
Sea Project. Properties held for sale decreased from RMB1,123.5 million
as of 31 December 2018 to RMB826.9 million as of 30 June 2019, mainly
because of the transferring-out of some property projects upon their
deliveries.

Accounts Receivable

As of 30 June 2019, accounts receivable included rental receivables,
property management fee receivables, hotel operation receivables and
other accounts receivable. Accounts receivable decreased from RMB226.7
million as of 31 December 2018 to RMB203.6 million as of 30 June 2019,
mainly due to the decrease in receivables related to property management
and hotel services caused by the Group’s strengthening of receivables
management.

Accounts Payable

As of 30 June 2019, accounts payable primarily included trade payables
and accrued expenditure on construction (including construction costs of
properties under development in respect of construction of properties held
for sale) and other project-related expenses. Accounts payable decreased
from RMB2,143.7 million as of 31 December 2018 to RMB1,685.1 million
as of 30 June 2019, mainly due to the increase in construction payments
made in the current period.
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Management Discussion and Analysis

Bank Borrowings
Bank borrowings recorded an increase from RMB16,280.8 million as of 31
December 2018 to RMB19,370.1 million as of 30 June 2019, representing

an increase of approximately 19.0%.

Analysis on the Group’s bank borrowings is as follows:
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AT AAREE Z IRITIERH DT -

As of 30 June As of 31 December

2019 2018

—ZE-hEF - N\F

~A=1+H +=—A=+—8

(Unaudited) (Audited)

(REBEXR) (EZ)

(RMB’ 000) (RMB’ 000)

ltem EH (AR¥F ) (AR™FT)
Carrying amount repayable: FEEEREE

Within one year —FR 1,717,744 1,595,961

Over one year BiE—F 17,652,366 14,684,797

Total &t 19,370,110 16,280,758

Bank borrowings of approximately RMB1,717.7 million are repayable
within one year and are shown as current liabilities. All the Group’s
borrowings are denominated in Renminbi, Hong Kong dollars and U.S.
dollars. There is no material seasonal impact on the Group’s needs for
borrowings.

As of 30 June 2019, the Group had banking facilities of approximately
RMB36,209.93 million, of which RMB23,518.18 million was utilised and all
were denominated in Renminbi, Hong Kong dollars and U.S. dollars.
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Guaranteed Notes

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

Corporate Bonds

On 14 January 2016, a subsidiary of the Company issued five-year
domestic corporate bonds in the total principal amount of RMBS3 billion,
which will be due on 14 January 2021. The corporate bonds bear interest
on its outstanding principal amount at the rate of 3.20% per annum
payable annually in arrears on 14 January each year. Pursuant to the
terms and conditions of the corporate bonds, the coupon rate may be
adjusted at the option of the subsidiary from 14 January 2019 on the
condition that the subsidiary will have to announce the adjustment to the
coupon rate within 20 trading days before 14 January 2019. Otherwise,
the coupon rate will remain the same until the maturity date. The holders
of the corporate bonds may, on giving notice to the subsidiary within 5
trading days after the announcement of the coupon rate adjustment made
by the subsidiary, require early redemption of all or part of such holder’s
corporate bonds, together with interest accrued but unpaid to such date.

As of 14 January 2019, corporate bonds with a principal amount of about
RMB2.27 billion were redeemed by the proceeds from new issuances of
six-year and seven-year term unguaranteed corporate bonds in the PRC
on 9 January 2019, with respective principals in the amount of RMB1.66
billion with a coupon rate of 3.94% per annum and RMBO.7 billion with a
coupon rate of 4.1% per annum. Details are set out in the announcements
on 8 and 10 January 2019. The adjusted coupon rate of the remaining
Corporate Bonds is 3.95% for the next two years.
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Management Discussion and Analysis

Medium-Term Notes

On 6 September 2017, the Company completed the issuance of the first

tranche of three-year medium-term notes in
RMB1 billion and at the coupon rate of 4.95%.

Net Gearing Ratio

a total principal amount of
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R-Z—tFAANE  FRARATRETEH
PHRE  ALBEAARBIOET - RH=
F  FEFEH4.95% «

FRER

30 June 2019 31 December 2018

Item HE —E-hEF —E-N\F

AHA=+H +=—A=+—8~

(unaudited) (audited)

(REER) (= %)

(RMB’ 000) (RMB’ 000)

(AR¥F ) (AR®EFT)

Bank borrowings (current and non-current)  $R{TE R CREN M IERE) 19,370,110 16,280,758

Guaranteed notes BEREE 5,518,120 5,502,007

Corporate bonds REfEH 4,181,610 4,108,227
Borrowings from fellow subsidiaries, BRZEMBAR - IEZERERSR

non-controlling interests and third FE=FER(RBEIERE)

parties (current and non-current) 3,120,217 1,702,605

Total interest-bearing borrowings ERBHRER 32,190,057 27,593,597

Less: Cash and bank balances Bk - WEMRITET 8,311,613 7,107,503

Restricted and pledged bank deposits ZRRH R EEPRITER 1,315,869 12,522

Net debt FEE 22,562,575 20,473,572

Total equity ey 44,937,454 45,170,784

Net debt to total equity ratio FRERBERE X 50.2% 45.3%

Liquidity

The Group previously financed its working cap

ital and capital expenditures

with cash flows from operations, commercial bank loans and issue of

bonds or notes and issue of share capital. In the future, the Group will

continue to rely on cash from operating activit
will also consider the issuance of bonds or oth

As of 30 June 2019, the Group had cash and

ies and business loans, and
er securities.

cash equivalents (including

restricted bank deposits and pledged deposits) of RMB9,627.5 million,

mainly denominated in Renminbi, Hong Kong
December 2018: RMB7,120.0 million).

dollars and U.S. dollars (31
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The Group’s net cash inflow for the six months ended 30 June 2019
amounted to RMB1,203.7 million, which included:

Net cash outflow from operating activities of RMB830.4 million, mainly
attributable to the proceeds received from property sales and deposits
received from property presales, the rentals from property leasing, and
the revenue from hotel operations of the Group, which were partly offset
by the payment for construction costs, taxation and appropriation of
restricted funds.

Net cash inflow from investment activities amounted to RMB233.5 million,
primarily attributable to recovery of loans to non-controlling shareholders
and joint ventures, which were partially offset by the purchase and
construction of investment properties, purchase of property, plant and
equipment, and loans to non-controlling shareholders and associates.

Net cash inflow from financing activities was RMB1,800.7 million, primarily
attributable to the addition of bank borrowings, the issuance of corporate
bonds, borrowings from third parties and capital injection from minority

HEZT-NWFAAZTHLEANEAR XEER
Ea /?%EﬁAEMLQOS]E%ﬁ P BFE

LEETEFHRESETLFEAARKSI04EE
T FERERAEEREMEHERRIBEY
¥0liEe  EAS  BRELERAS  Bo
AXHEERAE - HE  BEZRESSmHHEK
=K

KEFHRERAFE/ARE233.55ET
FTERARKEIEEBRE LA S EER - 2
SEABREREME  BEVE  BENZE -4
FIEE AR AR R S B D BB ST AEH o

BEIRPRERAFES1,800.7HET  TEH

REIERITER TTATTE A1 85 = 73t 3k I
BRI BRRTESE SO REERTER &

shareholders, which were partially offset by repayment of bank loans, BARES  IARE - E%&H%Pﬁ% EI&EN
repayment of corporate bonds, payment of interests, repayment of  EHEART AMEHEH o
borrowings from fellow subsidiaries and perpetual capital instruments.
Equity and Non-redeemable Convertible Preference Shares  B&Z< 1 7 v] i 6] 7 &5 2 8 & AR
Equity [N
Number of Amount Amount
shares (HK$’ 000) (RMB’000)
RoEE Kox-] k|
Issued and fully paid ERTREE (B®T ) (AR¥T )
Ordinary shares of HK$0.10 each FREEEO. 10T 2 @A
As of 31 December 2018 and RZZE-N\F+=-RA=+—H
30 June 2019 F_ZF—NAFRA=1+H 14,231,124,858 1,423,112 1,122,414
Non-redeemable Convertible Preference Shares N B] B (O] A E B e R

As of 30 June 2019, the Company issued 1,095,300,778 non-redeemable
convertible preference shares. Save for these non-redeemable convertible
preference shares, there are no other issued convertible securities.

Details of movements in equity during the period are set out in Note 20 to
the consolidated financial statements.
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Management Discussion and Analysis

Pledge of Assets

As of 30 June 2019, the Group’s bank and other borrowings were secured
by the Group’s investment properties of RMB45,367.4 million, property,
plant and equipment of RMB2,774.7 million, properties under development
for sale of RMB6,724.7 million, the right-of-use asset of RMB528.7 million,
trade receivables of RMB40.0 million and bank deposits of RMB13.4
million, details of which are set out in Note 21 to the consolidated financial
statements.

Contingent Liabilities

As of 30 June 2019, details of the Group’s contingent liabilities and
non-compliance issues are set out in Note 27 to the consolidated financial
statements. Directors of the Company believe that, based on the reasons
and circumstances of those non-compliances and the advices of PRC
legal counsels, the Group is unlikely to be subject to any fine, penalty or
demolishment or confiscation.

Capital Commitments

As of 30 June 2019, the capital expenditure contracted for the purchase
and construction of investment properties and the purchase of property,
plant and equipment as well as capital injection commitments to a newly
established offshore fund of the Group were approximately RMB3,812.8
million (as of 31 December 2018: RMB3,728.4 million). Directors of the
Company believe that the amount was not material and the Group has
sufficient funds to settle the expenditures.

Interest Rate Risk

The Group is exposed to fair value interest rate risk in relation to fixed-rate
loans from fellow subsidiaries and non-controlling interests, guaranteed
notes and corporate bonds, and also exposed to cash flow interest rate
risk in relation to variable-rate bank balances and variable-rate bank
borrowings. The Group’s policies are to reduce the interest rates by
negotiating the terms of the interest-bearing borrowings, and explore
direct financing at low interest rates such as the issuance of corporate
bonds to replace the borrowings at high interest rates. For variable-rate
borrowings, the Group maintains a reasonable proportion and tries to
reduce the risk of interest fluctuation with interest rate swap of a certain
proportion.
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Foreign Exchange Risk

The daily transaction currency for the principal business operations of
the Group is Renminbi. Save for certain bank deposits, bank and other
borrowings and notes denominated in foreign currencies, the Group is not
exposed to any material risk directly arising from the volatility of exchange
rate. The Group will pay close attention to the change of financial
environment where it operates and adjust its funding policy accordingly,
such as domestic corporate bonds, to act against the change of external
environment. In addition, in order to avoid exchange rate risk, the Group
maintains a reasonable proportion of foreign currency borrowing and
considers a certain percentage of lock in exchange rate.

Employees and Remuneration Policies

The Group attaches great importance to the selection, employment,
training and retainment of talents. By continuously improving the staff
selection and recruitment mechanisms, diversifying recruitment channels,
building a professional talent reserve and optimising the remuneration
incentive mechanism, the Group has developed a human resources
management system based on the concept of “shared growth of the
company and its employees”, aiming to “stimulate organisational vitality,
promote talent development and enhance performance”. This has enabled
the Group to attract and establish a lean, competent and highly efficient
staff team, which provides HR support to fulfill of the Group’s strategic
targets. As of 30 June 2019, the Group had 4,487 employees in total.

Employment

The Group, with sound recruitment process in place and diversified
recruitment channels, provides equal employment opportunities for
applicants and a great career development platform for employees.
(1) In 2019, the Group carried out campus recruitment for the “Joy
City Trainee Programme” in order to build a talent reserve for Joy City
Property. On-campus recruitment is considered by the Group to be an
important source of talents. It enables the Company to recruit high-caliber
talents and form a new driving force for its future development. Through
clear-defined recruitment criteria, unified recruitment schedule and
innovative recruitment activities, the quality of employees recruited from
higher education institutions has continued to improve. In 2019, the Group
has recruited more than 42 graduates from some of the most prestigious
universities, with more than 78% of them completing postgraduate
education. (2) In order to further stimulate organisational vitality and realise
the strategy of employing talents for its growth, the Group implemented
“ten-hundred-thousand” talents programme in 2019 to recruit experienced
high-quality talents from the market. After investigation and comprehensive
assessment, dozens of professional talents were recruited, continuously
strengthening the excellent team of Joy City Property.
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Management Discussion and Analysis

Remuneration Policies and Retirement Scheme

In order to improve its performance, attract and retain professional
talents, the Group has established a sound and performance-oriented
remuneration and incentive system by continuously benchmarking
its remuneration against market rates. (1) In order to develop a good
rapport with its staff, the Group provides competitive salaries and
comprehensive benefits including pension insurance, medical insurance,
maternity insurance, work-related injury insurance, unemployment
insurance, housing provident fund, commercial health insurance, accident
insurance and corporate annuity plan. (2) The Group continues to improve
project-oriented medium and long-term incentive mechanisms at all levels,
and promotes close link between compensation of core staff members
and operating performance, and encourages and restricts key personnel
who can influence the achievement of performance for projects. (3)
The remuneration system for senior management of the Group is more
focused on the link between the compensation of senior management
and the Company’s overall performance. The Group continues to promote
stock bonus incentive programme of senior management to highlight the
guidance of the Group’s overall performance towards the remuneration of
senior management. Meanwhile, given the current status and the future
of the Company as well as the development of personal ability, the Group
establishes a dynamic remuneration adjustment mechanism, so as to
realise mutual development of individuals and the Group.

The Group provides its employees in Hong Kong with retirement benefits
through the mandatory provident fund scheme and medical insurance.
In Mainland China, the Group pays pension insurance contributions for
employees in accordance with the laws and regulations of the relevant
provinces and cities in China. After reaching the mandatory retirement age,
employees can receive basic pension from the social security departments
and enjoy the benefits of basic pension insurance. In addition, to establish
a multilayer pension insurance system and provide better protection for
the post-retirement living standards of its employees, the Group provides
the supplementary pension scheme, “Enterprise Annuity”, to eligible

companies.
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Employee Training and Development

Upholding the core principle of “promoting business development and
increasing the return on human resources”, the Group has established a
“comprehensive and multi-level” talent training mechanism covering each
stage of employees’ career path, and adopted various methods such as
centralized training, action-based learning, project research and other
means to help employees improve their abilities. The Group has now
established a talent training system based on its “Golden Helmsman”
and “Golden Seed” training programmes and with the support of “Joy
Seminar” platform, as well as a dual-career-path development system
for management and professionalism by integrating the features of
the industry and the relevant positions. Through the “Team Members
Competition” programme designed to stimulate internal competition, the
“Team Members Swapping” programme designed for rotation training
and the “Team Members Training” programme designed to foster young
beginners, the Group facilitates internal talents exchange and the internal
talent transfer and promotion, which provides a clear development path
for employees.

6. Outlook

Looking ahead to the second half of 2019, China’s economy will maintain
strong endogenous growth momentum. As old drivers of economic
structure are replaced with new ones and new businesses and industries
continue to grow and improve, China is set to see more stable economic
growth, which will provide assurance for an upgrade in the domestic
consumer sector. In this context, the domestic commercial real estate
market still has a sound foundation and room for development.

In the future, a new round of innovative development is emerging in
China’s commercial real estate market. The accelerated integration of
online and offline resources in the commercial real estate market and the
transformation of high-quality content and IPs into offline businesses will
bring more diversified content and massive customer traffic to shopping
malls. The traditional shopping model in combination with experiential
environment is giving rise to subversive consumption scenarios. Sports
leisure, cultural entertainment, parent-child education and other new
businesses targeting the new middle-class have continued to evolve and
emerge. With rising income of young people and residents in third- and
fourth- tier cities, the customer base of the commercial real estate market
has kept expanding. Given ample room for business expansion in third-
and fourth-tier cities, the commercial real estate market still enjoys great
growth potential.
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CORPORATE GOVERNANCE HIGHLIGHTS
AND OTHER INFORMATION

/\

1

Corporate Governance Practices

The Company is committed to maintaining a high standard of corporate
governance within a sensible framework with an emphasis on the
principles of transparency, accountability and independence. The Board
considers that during the six months ended 30 June 2019, the Company
had complied with all code provisions as set out in the CG Code except
for code provision E.1.2. Code provision E.1.2 stipulates that the chairman
of the board of directors should attend the annual general meeting. The
Chairman of the Board was unable to attend the annual general meeting
of the Company on 30 May 2019 due to another business engagement,
Mr. Cao Ronggen, the Executive Director, chaired the annual general
meeting on behalf of the Chairman of the Board and was available to
answer questions.

Accountability and Review
Accountability

Management provides each Director, on a monthly basis, a monthly
financial reporting update, which provides each Director with a balanced
and understandable assessment of the Group’s performance, financial
position and prospects. With such update, the Board as a whole and each
Director are facilitated to discharge their duties under the Listing Rules.

The Directors acknowledge their responsibilities for preparing all
information and representations contained in the financial statements of
the Company for the period under review. The Directors consider that the
financial statements have been prepared in conformity with the generally
accepted accounting principles in Hong Kong, and reflect amounts
that are based on the best estimates and reasonable, informed and
prudent judgment of the Board and the management. After appropriate
enquires, the Directors were not aware of any material uncertainties
relating to events or conditions which may cast significant doubt upon
the Company’s ability to continue as a going concern. Accordingly, the
Directors have prepared the financial statements of the Company on a
going concern basis.

Review

Both the Audit Committee and Deloitte Touche Tohmatsu, the auditor
of the Company, have reviewed the unaudited condensed consolidated
financial statements of the Company for the six months ended 30 June
2019.
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Corporate Governance Highlights and Other Information

FREGHENHEMER

Non-Competition Undertaking

Pursuant to the Non-Competition Undertaking, COFCO Corporation
has undertaken in favour of the Company for itself and on behalf of its
subsidiaries that, during the term of the Non-Competition Undertaking,
COFCO Corporation shall not, and shall procure that none of its
subsidiaries (excluding Grandjoy Holdings and its subsidiaries) shall,
directly or indirectly, whether as principal or agent, and whether
undertaken solely or jointly and whether through intermediate holding
companies or otherwise, carry on, engage, invest, participate or otherwise
be interested in any business or company which is directly or indirectly
engaged in the Restricted Business in competition with the Group in the
PRC and Hong Kong. After review of all relevant information during the
six months ended 30 June 2019, the Independent Board Committee
considered that COFCO Corporation had complied with the Non-
Competition Undertaking during the six months ended 30 June 2019.

Compliance with the Model Code

The Company has adopted the Model Code as its code of conduct
regarding Directors’ securities transactions. After specific enquiry by the
Company, all Directors have confirmed that they have complied with
the required standards set out in the Model Code during the six months
ended 30 June 2019.

The Company has also adopted a code for securities transactions by
relevant employees (the “Employees Trading Code”) based on the Model
Code concerning dealings by relevant employees in the securities of
the Company. Relevant employees who are likely to be in possession of
unpublished inside information of the Group are required to comply with
the Employee Trading Code in respect of their dealings in the securities
of the Company. The terms of the Employees Trading Code are no less
exacting than the required standards set out in the Model Code.
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Corporate Governance Highlights and Other Information

Change in the Information of the Director
Since Last Annual Report

The change in the information of the Director as required to be disclosed
pursuant to Rule 13.51B(1) of the Listing Rules is set out below:

Mr. ZENG Xianfeng has resigned as a non-executive Director and has
ceased to be a member of the Audit Committee with effect from 30 May
2019.

Mr. CAO Ronggen has been appointed as a member of the Audit
Committee with effect from 30 May 2019.

Mr. LAU Hon Chuen, Ambrose, an independent non-executive Director of
the Company, has resigned as an independent non-executive director of
Brightoil Petroleum (Holdings) Limited (stock code: 933), a company listed
on the main board of the Stock Exchange with effect from 19 June 2019.

Material Acquisition and Disposal of
Subsidiaries and Affiliated Companies

Save as disclosed in notes 24 and 25 to the consolidated financial
statements, the Group did not have other material acquisition and disposal
of subsidiaries, associates and joint ventures for the six months ended 30
June 2019.

Interests of Directors and Chief Executive

As at 30 June 2019, the interests and short positions of the Directors
and chief executive of the Company in the shares, underlying shares and
debentures of the Company and any of its associated corporations (within
the meaning of Part XV of the SFO) as recorded in the register of interests
of the Company required to be kept under Section 352 of the SFO, or as
otherwise notified to the Company and the Stock Exchange pursuant to
the Model Code were as follows:
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Aggregate Long Position(s) in the Shares, Underlying
Shares and Debentures of the Company and Its
Associated Corporations

Company/Name of
associated

RAQXFREMEEEZE 2R - HER
T REERTZEHAE

Number of issued
ordinary shares

Approximate
percentage of the

Name of Directors/Chief Executive corporations Capacity held (Note 1) issued share capital
BEERT
EERYE HEBRTRA

BE /BETBRASES AT/ HEBEEEE FP (BaE1) BROBEI

Mr. JIANG Yong The Company Beneficial owner 300,000 0.00% (Note 2)

ZB%EE VYN EnlEA (KizE2)

China Foods Limited Beneficial owner 50,000 0.00% (Note 3)
HEEMERAAF EnlEA (Ki5E3)

Mr. LAM Kin Ming, Lawrence The Company Beneficial owner 6,000 0.00% (Note 2)

MERER S A VYN EnlEA (KisE2)

Notes: P5E

1. Long positions in the shares of the Company or its associated corporations, other than 1. RARARSHABEZER G (TBERKNTELA - M
equity derivatives such as share options, warrants or convertible bonds. fRfE - RARIEE R AR ESR) B2 IF R -

2. The percentage (rounded to 2 decimal places) was calculated based on the total number of 2. ZEAL GHRENBEEMEL) DRBER=ZF—NLFX
ordinary shares of the Company in issue as at 30 June 2019, i.e. 14,231,124,858 ordinary A=1+BE#TEERAS (B114,231,124,858 R L i@AR )
shares. EITHE -

3. The percentage (rounded to 2 decimal places) were calculated based on the total number 3. ZEAL GrRENEEEMEL) DRETRRAHER

of ordinary shares of China Foods Limited in issue as at 30 June 2019, i.e. 2,797,223,396
ordinary shares.

Save as disclosed herein, as at 30 June 2019, none of the Directors or
chief executive of the Company had any interests or short positions in
the shares, underlying shares or debentures of the Company or any of
its associated corporations (within the meaning of Part XV of the SFO) as
recorded in the register of interests of the Company required to be kept
under Section 352 of the SFO, or as otherwise notified to the Company
and the Stock Exchange pursuant to the Model Code.

Save as disclosed herein, at no time during the six months ended or as
at 30 June 2019 was the Company or any of the Company’s subsidiaries
or holding companies or any subsidiary of any of the Company’s holding
companies a party to any arrangement to enable the Directors or their
respective associates to acquire benefits by an acquisition of shares in, or
debentures of, the Company or any other body corporate.
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Interests of Substantial Shareholders

As at 30 June 2019, the interests and short positions of substantial
shareholders in the shares and underlying shares of the Company as
recorded in the register of interests of the Company required to be kept
under Section 336 of the SFO, or as otherwise notified to the Company
and the Stock Exchange were as follow:

Aggregate Interests and Short Positions in the Shares

and Underlying Shares of the Company

Name of substantial shareholders Class of shares

Number of shares held

FEREGRHENEMER

FERRZER

RZZE-NFARA=+TH  RE(EFRBER
BIl) £ 336 IR E METF 2 AR EIERELMZ
B RBRARBRBRARELE BN £E
RERFARRRRGD RABERGD 2w Rxke
T

RAXR 2RO REBRG 2 &M ER
599

Approximate percentage of
the issued share capital (Note 1)

TERRER R43 %5 FEROHE  HEBRTRANBORI L (KEE1)

COFCO Corporation Ordinary shares 9,501,359,644 (L) 66.76%
FREEE 3l (Note 2)
(F5E2)

CPS 1,095,300,778 (L) 100%
AERELR (Note 3)
(Pfi5E3)

COFCO (HK) Ordinary shares 9,501,359,644 (L) 66.76%
HIERES Tk (Note 2)
(PfEE2)

CPS 1,095,300,778 (L) 100%
ATERELR (Note 3)
(F3E3)

Vibrant Oak Ordinary shares 9,133,667,644 (L) 64.18%
B =il (Note 2)
(FEE2)

Grandjoy Holdings Ordinary shares 9,133,667,644 (L) 64.18%

ARG

Achieve Bloom

/8 +E

=F%

GIC Private Limited

Citigroup Inc.

TR

Ordinary shares
3l

CPS
AERELR

Ordinary shares

el

Ordinary shares
TRk

367,692,000 (L)

1,095,300,778 (L)

1,135,920,000 (L)
(Note 4)
(FiEE4)

1,074,982,763(L)
8,000(S)
1,074,928,763(P)

2.58%

100%

7.98%

7.55%
0.00%
7.55%

AEBEBRAR —T—NFHHARE
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Notes:

1. The percentages (rounded to 2 decimal places) of the Shares were calculated based on
the total number of Shares in issue as at 30 June 2019, i.e. 14,231,124,858 Shares, and
assuming that 1,095,300,778 CPS were not fully converted into 1,095,300,778 Shares.

The percentages of CPS were calculated based on 1,095,300,778 CPS in issue as at 30
June 2019.

2. Vibrant Oak, through its non-wholly owned subsidiary, Grandjoy Holdings, was deemed to
be interested in 9,133,667,644 Shares as at 30 June 2019.

COFCO (HK), through its wholly-owned subsidiaries, Achieve Bloom and Vibrant Oak, and
through its non-wholly owned subsidiary, Grandjoy Holdings, was deemed to be interested
in 9,5601,359,644 Shares as at 30 June 2019.

COFCO Corporation, through its wholly-owned subsidiary, COFCO (HK), was deemed to be
interested in 9,501,359,644 Shares as at 30 June 2019.

3. COFCO (HK), through its wholly-owned subsidiary, Achieve Bloom, was deemed to be
interested in 1,095,300,778 CPS as at 30 June 2019.

COFCO Corporation, through its wholly-owned subsidiary, COFCO (HK), was deemed to be
interested in 1,095,300,778 CPS as at 30 June 2019.

4. GIC Private Limited held 1,135,920,000 Shares as investment manager as at 30 June 2019.

L. Indicates a long position.
S. Indicates a short position.
P. Indicates a lending pool.

Save as disclosed herein, as at 30 June 2019, the Company had not been
notified of any other persons who had interests or short positions in the
shares or underlying shares of the Company, which are required to be
recorded in the register of interests of the Company required to be kept
under Section 336 of the SFO.

Disclosure under Rule 13.21 of the Listing
Rules

On 18 January 2018, the Company as borrower entered into a facility
letter with Bank of China (Hong Kong) Limited (‘BOCHK”) as lender
whereby the banking facilities of (i) a term loan up to HK$700,000,000 or
its equivalent amount in USD (the “Term Loan I”); (i) a revolving loan up to
HK$300,000,000 or its equivalent amount in USD (the “Revolving Loan”);
and (ii) a treasury credit limit of HK$60,000,000 (collectively the “Facilities
Iy would be made available by the BOCHK to the Company subject to the
terms and conditions of the facility letter. The Term Loan | shall be repaid
in full on the date falling three years from the date of first drawdown
while the Revolving Loan shall be repaid or reborrowed at the end of
each interest period or shall be repaid in full on demand. Pursuant to the
facility letter, if COFCO Corporation (a) fails to remain as a company under
the State-owned Assets Supervision and Administration Commission of
the State Council of the People’s Republic of China; and/or (b) fails to
maintain as single largest shareholder and/or the management controlling
position of the Company, it would constitute an event of default upon
which BOCHK shall be entitled to debit at any time and from time to
time thereafter all amounts due and payable by the Company in respect
of the Facilities | from any of the account(s) of the Company without
prior notice to the Company. Details of the transaction are set out in the
announcement dated 18 January 2018.

Joy City Property Limited Interim Report 2019

1. LTWRE DL (GEREDEEEMEL) DRER=_2—
FRA=ZTBHE BT EBREE (BN14,231,124,858 R F
AR - AR 1,095,300,778 A% A] B R 50 A% AR B ek 4a
£1,095,300,778 % & iBA% ) 1T E o

AEREERESLIRER-"T—AESA=1+HEH
771,095,300,778 A% A # A B SE PR TTEHE -

2. RZZ—hERA=1TH BARERLEBEIESENE
AR AR RRF9,133,667,644 % X @A F A A o
R-Z—NEFRA=ZTH  FEB(EB)WRADBERBE
2ENBRAGELRAR LA ENEBRAIAEHIER
#9,501,359,644 A% & iBAR h A HE 2% ©

RZT-AFANA=ZTH  FREEREABEBEDEK
BARTE (BH)19,501,359,644 8% LB P B i o

3. R-ZE—NAFRA=ZTH FE(BB)RRRBEBEEE
H8 2 RS 1,095,300,778 AR AT BS 4R 8 ST ik ok 4

Bk

RZT—AFAA=TH  FREEREAZBEDEN
%'&ETEPE(é.i\i%)Em,095,300,778%?[@}@@%5&#@%
s
4, RZT—NFA=1+H " GIC Private Limited{EBIEE
EIRAFEHE1,135,920,000 % L B A% o
L. RREFR -
S. RITNKR °

P, FRAGHEH AR ©

BAXHEEEIN  R_ZE—-AFA=+H &
N R E A AT E A A TR A AR R 2 Bifn 3k
HERD Z#EZIAR - MASLRBRE(ES
RHBEEDI) FIB6HREMEF 2 AR AIEDE
O e

$H%P§<L$%EEU>%13.21 R AE

R-ZZT—NE—A+N\B  ARBEAERA
WBARRET (BB BRAA([FRES ) EA
BERAFRBEE K - SRITRBRE HATH MO IE
HEEGRARAARRERHFEEEE  ((EHEX
700,000,000 Tk EBE 2 ET ([EFEBHEKI])
(i) fEER & 7 300,000,000 sk FE 2 &7t ([ &
REM]) ¢« Kiiii) i %{= F $8/£ 60,000,000 7T
(BB ZEBE) - EHERIARNE KRR E
HER=—FEATHEE MERERNERT
BEREHERABEEENBEER  KERTEED
ZRIGDFEEE - BEREE - WHREEE @)X
BEERFREARENBEEGREEGEEEE TR
ZECETHRA : k(o) REEHFIERAR
DRIBE—HARER SHAREMHFEEIEHARQ
Al BSERENE N - EREBHEHR - F
BEBEENMESITEMBEE R Z B TEREAA
AIMRITIRERHBR A AR R EEZEEEIMR
REMFBREBHAARIE - RS FBHEN A H
BT N\F—AT+NHHRE -



Corporate Governance Highlights and Other Information

On 24 September 2018, the Company as borrower entered into a facility
agreement with BOCHK, Hongkong and Shanghai Banking Corporation
and DBS Bank (Hong Kong) Limited (collectively, the “Lenders”) whereby
a US$350,000,000 or its Hong Kong Dollars equivalent term loan facility
(the “Loan” would be made available by the Lenders to the Company
subject to the terms and conditions of the facility agreement. The loan
shall be repaid on the date falling 36 months from the date of the facility
agreement. Pursuant to the facility agreement, if (a) COFCO Corporation
and COFCO (HK) together do not or cease to be, directly or indirectly,
the single largest shareholder of the Company; and/or have management
control over the Company; and/or (b) COFCO Corporation is not or
ceases to be majority owned or otherwise controlled by the State-owned
Assets Supervision and Administration Commission of the State Council
of the People’s Republic of China or China Central Government, it would
constitute an event of default upon which all or any part of the amount of
the loan committed by the Lenders shall be cancelled and be reduced to
zero; and/or all or part of the loans, together with accrued interest, and all
other amounts accrued or outstanding be immediately due and payable.
Details of the transaction are set out in the announcement dated 24
September 2018.

On 29 January 2019, the Company as borrower entered into a facility
letter with a bank as lender whereby the banking facility of an uncommitted
revolving loan up to HK$500,000,000 would be made available by the
bank to the Company subject to the terms and conditions of the facility
letter. The expiry of the banking facility shall be determined by the bank in
its sole discretion. Pursuant to the facility letter, COFCO Corporation shall
remain as the single largest shareholder of the Company, otherwise, the
facility letter will be terminated upon which all outstanding indebtedness
in connection with the banking facility shall be repaid and settled in full.
Details of the transaction are set out in the announcement dated 29
January 2019.

On 25 March 2019, Fortune Set Limited, a non-wholly owned subsidiary of
the Company, (the “Fortune Set”) as borrower entered into a facility letter
with a bank as lender whereby the banking facilities of (i) a term loan up to
HKD1,200,000,000 or its equivalent amount in USD; and (ii) treasury credit
limit up to HKD300,000,000 (the “Facilities I1I") would be made available
by the bank to Fortune Set subject to the terms and conditions of the
facility letter. The final maturity date of the term loan shall be two years
from the signing date of the facility letter and the maximum tenor of each
transaction of the treasury credit limit shall be less than 3 years or up to
the final maturity date of the term loan, whichever is earlier. Pursuant to
the facility letter, if COFCO Corporation (a) fails to remain as a company
under the State-owned Assets Supervision and Administration Commission
of the State Council of the People’s Republic of China; and/or (b) fails to
maintain as single largest shareholder of the Company and/or ceases to
have management control over the Company, it would constitute an event
of default upon which the bank shall be entitled to debit at any time and
from time to time thereafter all amounts due and payable by Fortune Set in
respect of the Facilities Il from any of the account(s) of Fortune Set without
prior notice. Details of the transaction are set out in the announcement
dated 25 March 2019.
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On 4 July 2019, the Company as borrower entered into facility letters with
a bank as lender whereby the banking facilities of (i) a committed term
loan up to HKD780,000,000 (the “Term Loan II”); and (ii) a short term loan
up to HKD400,000,000 or its equivalent amount in USD (the “Short Term
Loan”) (collectively the “Facilities Ill”) would be made available by the bank
to the Company subject to the terms and conditions of the facility letters.
The final maturity date of the Term Loan Il shall be one year from the
signing date of the facility letter while the Short Term Loan shall be one
year from the issuance date of the facility letter. Pursuant to the facility
letters, if COFCO Corporation (a) is not or ceases to be majority owned
or otherwise controlled by the State-owned Assets Supervision and
Administration Commission of the State Council of the People’s Republic
of China or China Central Government; and/or (b) is not or ceases to be,
directly or indirectly, the single largest shareholder of the Company and/or
have management control over the Company, it would constitute an event
of default upon which the Facilities Ill and all interest thereon, and all other
sums payable thereunder shall become immediately due and payable and
shall immediately be repaid or paid to the bank. Details of the transaction
are set out in the announcement dated 4 July 2019.

Purchase, Sale or Redemption of the
Company’s Listed Securities

During the six months ended 30 June 2019, neither the Company nor any
of its subsidiaries had purchased, sold or redeemed any of the Company’s
listed securities.
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REPORT ON REVIEW OF CONDENSED CONSOLIDATED FINANCIAL STATEMENTS

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

Introduction

We have reviewed the condensed consolidated financial statements of
Joy City Property Limited (the “Company”) and its subsidiaries (collectively
referred to as the “Group”) set out on pages 70 to 128, which comprise
the condensed consolidated statement of financial position as at 30 June
2019 and the related condensed consolidated statement of profit or loss
and other comprehensive income, condensed consolidated statement of
changes in equity and condensed consolidated statement of cash flows
for the six-month period then ended, and certain explanatory notes.
The Rules Governing the Listing of Securities on The Stock Exchange of
Hong Kong Limited require the preparation of a report on interim financial
information to be in compliance with the relevant provisions thereof and
Hong Kong Accounting Standard 34 “Interim Financial Reporting” (‘HKAS
34”) issued by the Hong Kong Institute of Certified Public Accountants.
The directors of the Company are responsible for the preparation and
presentation of these condensed consolidated financial statements in
accordance with HKAS 34. Our responsibility is to express a conclusion on
these condensed consolidated financial statements based on our review,
and to report our conclusion solely to you, as a body, in accordance with
our agreed terms of engagement, and for no other purpose. We do not
assume responsibility towards or accept liability to any other person for
the contents of this report.

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

28 August 2019
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CONDENSED CONSOLIDATED STATEMENT OF PROFIT OR LOSS AND OTHER COMPREHENSIVE INCOME
BRGreEa REMERNER

For the six months ended 30 June 2019 #ZE —ZT—NFENA=+HIt/~EA

Six months ended

BZETYHBIEAEAR
30.06.2019 30.06.2018
NOTES RMB’000 RMB’ 000
B 5t AREBT R AREFT
(Unaudited) (Unaudited)
(REER) (REgEEZ)
Revenue Wy 25 4 6,732,035 4,026,749
Cost of sales and services rendered SHE RIRHARISHIB AR (3,158,956) (1,828,862)
Gross profit EF 3,573,079 2,197,887
Other income HAp g A 5 111,577 102,662
Other gains and losses, net Hitblhas R B1HEFEE 6 (66,924) (43,853)
Impairment losses under expected EEEEEEEAET 2
credit loss model, net of reversal WEEE - HRED 14 2,474 (1,062)
Gain on disposal of a subsidiary HEWB QKRS 25 = 1,144,610
Distribution and selling costs 8RB ENA (262,454) (206,047)
Administrative expenses THRZ (458,271) (369,648)
Fair value gain/(loss) on: T EEARBERE S (EBE) -
investment properties "B 12 690,764 534,652
financial assets at fair value through BRERRAABBEIEZ
profit or loss CRUEE (8,310) 3,849
Finance costs B 35 AR R 7 (574,007) (342,520)
Share of profits of associates FEALESEE A RLR T 401 4,749
Share of losses of joint ventures EheEErEEE (12,470) (279)
Profit before tax R A5 B A 8 2,995,859 3,025,000
Income tax expense FERiAX 9 (1,305,343) (762,902)
Profit for the period BRI ) 1,690,516 2,262,098
Profit for the period attributable to: THIEIBREEERRT
Owners of the Company ZiN/NEIEE ¥ =N 877,463 1,687,959
Holder of perpetual capital instruments KAMERTAEFEA 87,230 89,413
Non-controlling interests IR M 2 725,823 484,726
1,690,516 2,262,098
Basic and diluted earnings per share BRERREEAT RMB5.7 cents  RMB11.0 cents
10 ARM¥S5. 75 ARE11.05
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Condensed Consolidated Statement of Profit or Loss and Other Comprehensive Income
BiRGeBERNHERNAR

For the six months ended 30 June 2019 HZE —ZT—AF/NA=1+HIE/NEA

Six months ended

BZTYHEBIEAEA
30.06.2019 30.06.2018
RMB’000 RMB’ 000
AR%ETx AREFT
(Unaudited) (Unaudited)
(REER) (REEZ)
Other comprehensive expense: Htt2mEEX :
Items that may be reclassified subsequently H & A]fEE #E74EF 1E 75
to profit or loss: #IEE
Exchange differences on translation BEE N = (11,578) (984)
Fair value loss on hedging instruments EEABESRE MR TA
designated in cash flow hedges NREEEIE (269) -
Other comprehensive expense for the period AR E {2 EH X (11,847) (984)
Total comprehensive income for the HREZEBAEE
period 1,678,669 2,261,114
Total comprehensive income for the period 7| &IBRE(G A2 E WA
attributable to: HE -
Owners of the Company PAN/NEIETZ SN 865,748 1,686,975
Holder of perpetual capital instruments KAMERTERFAEA 87,230 89,413
Non-controlling interests FEFE AR = 725,691 484,726
1,678,669 2,261,114
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CONDENSED CONSOLIDATED STATEMENT OF FINANCIAL POSITION
BRER S M IFIRIN R

As at 30 June 2019 R=ZF—NFA=1H

30.06.2019 31.12.2018
NOTES RMB’000 RMB’ 000
M s AR¥BT R AREEFIT
(Unaudited) (Audited)
(REEER) (EE%)
Non-current assets FERENEE
Investment properties LEYE 12 60,356,224 58,611,949
Property, plant and equipment Y - HENR&E 12 3,956,098 3,314,820
Right-of-use assets EREEE 12 1,785,088 -
Leasehold land and land use rights TRE It Jo A {5 4 - 609,010
Intangible assets BEEE 90,330 80,193
Interests in associates ks kNG o 135,612 154,374
Interests in joint ventures A EnERER 5,350,506 5,315,396
Loan to a joint venture MTEEREER 17 92,290 92,290
Loans to associates BB ENRIER 17 1,313,595 403,098
Financial assets at fair value through BRBEEZANEBEYER
profit or loss L EREE 510 510
Goodwill EES 184,297 253,042
Deposits b e 19,768 10,000
Deferred tax assets RIEFIRE E 48,364 51,944
73,332,682 68,896,626
Current assets REBEE
Inventories Ay 35,181 35,561
Properties held for sale ey 826,939 1,123,521
Properties under development for sale BREEEME 15,363,998 14,929,521
Accounts receivable FEUAR R 13 203,565 226,727
Contract costs BRI 42,276 43,057
Deposits, prepayments and e - BRZER
other receivables E th fE WK IR 1,223,641 1,680,035
Amount due from the ultimate holding FEW B A1 IR A B IR
company 16 7 12
Amounts due from fellow subsidiaries JRE 5[] Z P /B8 2 R R IA 16 16,478 3,604
Amounts due from non-controlling interests FE U FEIT B 2 5K TE 16 51,657 59,470
Amount due from a joint venture EURA & EFIB 16 39,345 55,915
Amount due from an associate JE U B N B FRIB 16 190,432 113,371
Loans to associates BB ENRIER 17 917,306 1,876,354
Loans to joint ventures HTEEREENR 17 689,100 1,451,659
Loan to non-controlling interests LT IHERERER 17 - 1,100,000
Tax recoverable A el B I8 110,846 145,031
Restricted bank deposits Z R HIRITER 15 1,302,474 -
Pledged deposits [REERERESY 13,395 12,522
Cash and bank balances R RIRITHETT 8,311,613 7,107,503
29,338,253 29,963,863
Total assets BEHAE 102,670,935 98,860,489
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Condensed Consolidated Statement of Financial Position
B RER B AR IR R

As at 30 June 2019 R=ZF—NFA=1H

30.06.2019 31.12.2018
NOTES RMB’000 RMB’ 000
L ARETR ARBTT
(Unaudited) (Audited)
(REFEX) (&%)
Current liabilities REBAE
Accounts payable FERTBRRR 18 1,685,092 2,143,707
Other payables and accruals EtENRIERETEA 5,879,883 5,847,456
Lease liabilities HEBE 34,948 -
Contract liabilities GRBE 4,358,477 6,959,696
Amount due to the ultimate holding company PR B XY IR A BB 16 6,177 1,159
Amount due to an intermediate holding FEAS AR AR A RIFRIE
company 16 682 61
Amount due to the immediate holding R EEERARNIE
company 16 559,440 -
Amounts due to non-controlling interests FEA FEIE IR 2 5K TE 16 1,933,165 1,843,205
Amounts due to joint ventures EREENENRIE 16 16 5
Amounts due to fellow subsidiaries FET R R A B FRIA 16 82,105 95,325
Loans from fellow subsidiaries RRENBRATGTHER 17 627,459 410,200
Loan from a third party F-FRTHER 17 19,536 -
Bank borrowings |ITER 19 1,717,744 1,595,961
Income tax and land appreciation tax payables — FES PS8 M £ b E RS 1,471,378 916,319
Deferred income EERA 1,978 2,074
Guaranteed notes BIERERE 5,518,120 5,502,007
Bonds payable ERES 57,915 2,360,148
Other financial liabilities Ethema®i 2,285 -
23,956,400 27,677,323
Net current assets REBEEZFE 5,381,853 2,286,540
Total assets less current liabilities HEERRBERE 78,714,535 71,183,166
Non-current liabilities FREBEE
Other payables and accruals Hofh e~ 5008 [ fE AT B 922,192 836,547
Loan from non-controlling interests FEIERERGL THER 17 652,095 672,233
Loans from fellow subsidiaries RREME QA4S THER 17 863,863 620,172
Loan from a third party BE=HHETHER 17 957,264 -
Bank borrowings RITRER 19 17,652,366 14,684,797
Lease liabilities HEBRE 157,187 -
Deferred tax liabilities BEEFIRAE 7,490,458 7,403,751
Contract liabilities aHaE 873,871 -
Bonds payable JEFHES 4,123,695 1,748,079
Amounts due to fellow subsidiaries ABIGE N NGIE S 16 32,673 19,147
Amount due to an intermediate holding JES P R AR A B FR0E
company 16 - 618
Other financial liabilities HEtemaeE - 2,016
Amount due to non-controlling interest FEAST FE13 MR 25 TR 16 51,417 25,022
33,777,081 26,012,382
Net assets BEEFE 44,937,454 45,170,784
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Condensed Consolidated Statement of Financial Position

BRER S M IFIRIN R

As at 30 June 2019 R=ZT—HFENA=1H

30.06.2019 31.12.2018
NOTE RMB’ 000 RMB’ 000
s ARETR AR®TT
(Unaudited) (Audited)
(REBEZX) (EZ)
Capital and reserves BARHE

Share capital [E%N 20 1,122,414 1,122,414
Reserves & 27,144,080 27,086,602

Equity attributable to the owners RNEER AR
of the Company 28,266,494 28,209,016
Perpetual capital instruments KAMERTE 1,630,556 2,743,326
Non-controlling interests IR M 2 15,040,404 14,218,442
Total equity M 44,937,454 45,170,784
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CONDENSED CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

ARG IEREEIE

For the six months ended 30 June 2019 HZE —ZT—AF/NA=1+HIE/NEA

Attributable to owners of the Company

KDAREARR
Non-
redeemable Foreign
Ordinary convertible Property  currency Perpetual Non-
share Share preference Special Other Capital ~ Statutory revaluation ~translation  Retained capital ~ controlling Total
capital ~ premium shares reserve reserve reserve reserve reserve reserve profits ~ Sub-total instruments  interests equity
TIRA 0 b Khtt
EERx  ROEE TEREZR  GRRE  REBE  BABR  GuRE  EGEE  EEEE  REW Pt EAIR FERER MR
RMB'000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'O00  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000
ARETR ARETR ARMTR ARETR ARMTZ ARMTR  ARMTR ARBTR ARETR ARMTR  ARETR ARMTR ARMTR  ARETR
At 31 December 2018 (audited) RZF-NET2R
=1-R(85H) 1122414 17993202 1722317 (20801408) 2799531 6,140,228 768,000 76497 (120861) 18509096 28,209,016 2743326 14218442 45170,784
Proftand other comprehensive BREHRE2E
(expense)/income for the period (B%)/ %A - - - - (137) - - — (11578 87463 865748 87200 725691 1,678,669
Repayment of perpetual captal ERKAMERIA
Instruments (Note) i) = = = = = = = = = = —(1,200,000) — (1,200,000
Divdend declared to noncontroling ~~ R3EERR RS RARE
nterests - - - - - - - - - - - - (I1,48) (171,148
Final 2018 dividend declared
(Note 11) - - - - - - - - —  (808210)  (808,270) - — (808,210
Acquisition of subsidiaries (Note 24) - - - - - - - - - - - — 167694 167,694
Deregistration of a subsidiary - - - - - - - - - - - - (275) (275)
Capital injection by
non-controling interests - - - - - - - - - - - = 100000 100,000
At 30 June 2019 (unaudited) REF-NERA=1R
(727 1122414 17993202 1722317 (20801408) 2799304 614028 768,000 76497 (132439 18578280 28,266,494 1630556 15,040,404 44,937,454
Note: BRE

The Group repaid perpetual capital instruments with principal amount of RMB1,200 million to the
ultimate holding company during the current interim period.

RATHHE  AEEERAEKERATDEEKAMELATA -

AeeBEAARK12008 87T °
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Condensed Consolidated Statement of Changes in Equity

BRI ZE K

For the six months ended 30 June 2019 HZE —ZT—AFENA=1+HIE/NEA

Attributable to owners of the Company

KRRERARE
Non-
redeemable Foreign
Ordinary convertile Property ~ curency Perpetual Non-
share Share  preference Soecial Other Capital ~ Statutory  revaluation  translaion  Retained captl  contraling Total
coptal premium shares Tesene esene Teserve Tesene esene reserve profits  Sub-fotal  instruments  interests equity
IELE % i KAk
gBRr  RORE TERBAR  WOEE  AbBE  AABRE  ZRRE  EMBE  AERR  REEH It BRIE #ERER 4B
RMB'OO0  RMB'OOD  RMB'OO0  RMB'OOD  RMB'0O0  RMB'OO0  RMB'00  RMB'OO0  RMB'OO0  RMB'O00  RMB'0O0  RMB'OO0  RMB'0D0  RWB'000
ARBTT ARETT ARETT ARETR ARETn ARETr ARETR  AR®Tn  ARETn ARETT ARETR ARETT  ARETR  ARETR
At 1 Janvary 2018 (aucited) W-%-N\5-f-A
(57 1122414 17993200 1722317 (0801408) 3,137,020 6140228 643466 T84 (31331) 17008608 27033469 2767681 12,696,866 42498016
Proft and other comprehensive SnEHREHEE
(evpense)income for the period B/ A - - - - - - - - (084 1687950 1686075 80413 846 2261114
Repayment of perpetual captal ERKAMERIA
nstruments - - - - - - - - - - - (200,000) - (200,000)
Divdend declared to non-controling ~ FSEERRIERE REVRE
Interests - - - - - - - - - - - - (80500 (89,500)
Final 2017 dividend declared (Note 1) EER-Z-+EXHRE
(Fz1) - - - - - - - - - (600,6%)  (500,696) - - [5006%)
Statutory reserve appropration ERREER - - - - - - 10 - - [1038) - - - -
Others it - - - - - - - (2447 - 2047 - - - -
At 30 June 2018 (unaudited) HZF-ERA=TR
(REEH) 1122414 17993200 1722317 (20801408) 3,137,020 6140228 653,851 6497 (32315) 18207933 28219748 2057004 13092092  43968,934
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CONDENSED CONSOLIDATED STATEMENT OF CASH FLOWS

ERGEIRENER
For the six months ended 30 June 2019 HZE —ZT—AF/NA=1+HIE/NEA

Six months ended

BZTYHEBIEAEA
30.06.2019 30.06.2018
RMB’000 RMB’ 000
AR®BT T AREFIT
(Unaudited) (Unaudited)
(REER) (CREEEZ)
Net cash (used in)/from operating KEES (FTA) /g
activities (Note) REFE (M) (830,436) 3,088,277
Cash flows from investing activities RETHMBHEESRE
Interest received 2 HFILE - 56,146
Payments for investment properties WE YR (881,867) (744,364)
Payments for property, plant and equipment M - BB RERE R (90,282) (270,138)
Payments for intangible assets | EEMNR (18,780) (5,541)
Proceeds from disposal of property, HEME - BERZEAEHRIE
plant and equipment 2,122 31,869
Proceeds from disposal of intangible assets HEREEEMSHIEA 1,398 -
Loans to joint ventures BT EERENER - (9,800)
Recovery of loans to joint ventures WEETEERENER 534,100 -
Net cash inflow on acquisition of subsidiaries W B A RAFRERA 304 -
Recovery of loan from a third party I e128 = 75 Bt s —
on acquisition of a subsidiary i A B4 TRIE K (338,982) -
Acquisition of interests in associates Ui B B A R 2 - (67,879)
Acquisition of interests in a joint venture WiE—MeEhENER - (50)
Capital injection to a joint venture m—HaEEPEMNTE (65,000) -
Settlements from fellow subsidiaries REMBAREE - 16,715
Loans to associates LTEE RNRINER (122,731) (759,306)
Loan to non-controlling interests BT IEERERHER (750,000) (750,000)
Recovery of loan to non-controlling interests I E4E T IR S B X 1,850,000 -
Net cash inflow on disposal of a subsidiary HE—ERBARIMNFRERA - 662,541
Settlements from non-controlling interests JEER S EE 19,600 -
Advance to non-controlling interests AT IEIERE R (75,418) -
Recovery of loans to associates Wl 45 Tt & A RIME K 171,282 -
Advance to associates 4 THEE DRI ER (1,416) (1,197)
Increase in pledged deposits e el (873) (1,502)
Net cash from/(used in) investing activities REZBRE (A
REeFHE 233,457 (1,842,506)
ABRMEERBRAT —T— N EREIRE
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Condensed Consolidated Statement of Cash Flows

BRGEEIRERER

For the six months ended 30 June 2019 #ZE —ZT—NFENA=+HIt/~EA

Six months ended

BZTYHEBIEAEA
30.06.2019 30.06.2018
RMB’000 RMB’ 000
AR®TR AREFIT
(Unaudited) (Unaudited)
(REER) (REgEEZ)
Cash flows from financing activities RMETHMERERE
Interest paid [SENEES (444,264) (316,865)
Interest paid to guaranteed notes holders MBRREERBAINZFE (99,828) (91,361)
Interest paid to corporate bonds holders MARBEHFRBAINZFE (96,000) (96,000)
Repayment of perpetual capital instruments EEXAHEARATA (1,200,000) (200,000
Issue of bonds BI1ES 2,349,774 -
Repayment of bonds payable BEEMNES (2,267,788) -
Proceeds from bank borrowings RITIE AT A 4,283,557 2,068,871
Repayment of bank borrowings ERIRITE R (1,882,752) (666,031)
Repayment of leases liabilities BEHEAE (13,184) -
Advance from the ultimate holding company AP A Bl4A TR EAER 5,018 4,948
Loans from fellow subsidiaries FRM B A RS THER 259,171 100,146
Loan from a third party BE=FHRTHER 976,800 622,730
Repayment of loans from fellow subsidiaries EERREWBELTLTHNER (117,600) (6,150)
Repayment of loans from non-controlling BEFERERL THER
interests (20,917) -
Repayment to fellow subsidiaries EYARES ) =EINGIE S (24,584) (37,113)
Advance from non-controlling interests IR R AR T BV EK - 14,678
Dividend paid to non-controlling interests [ FEFE R i 2 R AT O AR B (6,751) (273,014)
Contribution from non-controlling interests IR ERTE 100,000 -
Net cash from financing activities BMETEHFERERE 1,800,652 1,124,839
Net increase in cash and cash equivalents e RIS S EYILINFRE 1,203,673 2,370,610
Cash and cash equivalents at the beginning Yz Re RIRSFEY
of period 7,107,503 9,127,596
Effects of exchange rate changes on the LASNEES 358 2 R sk 2 TE R
balance of cash held in foreign currencies BEEE 437 21,742
Cash and cash equivalents at the end of period HIKZHE& NIREEHEY 8,311,613 11,519,948

Note:

The net cash outflows used in operating activities for the current interim period was mainly due to
the increase in restricted bank deposits, which are designated for relocating existing residents on
the lands on which certain property development projects of the Group are located, amounting to
RMB1,302,474,000 as at 30 June 2019, details of which are set out in Note 15 to these condensed
consolidated financial statements.
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NOTES TO THE CONDENSED CONSOLIDATED FINANCIAL STATEMENTS

fEBR%R & M1 #5 #R R Bi 5

For the six months ended 30 June 2019 HZE —ZT—AF/NA=1+HIE/NEA

General Information

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

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

The immediate holding company of the Company changed from
Vibrant Oak Limited, a company incorporated in the British Virgin
Islands, to Grandjoy Holdings Group Co., Ltd (“Grandjoy Holdings”,
formally known as COFCO Property (Group) Co., Ltd.), a company
established in the People’s Republic of China (the “PRC”) with its A
shares listed on the Shenzhen Stock Exchange, in January 2019.
Vibrant Oak Limited and Grandjoy Holdings are both under common
control of COFCO (Hong Kong) Limited (the “COFCO (HK)?"), an
intermediate holding company of the Company. In the opinion of the
directors of the Company (the “Directors”), before and subsequent
to the change of immediate holding company, the ultimate holding
company of the Company is COFCO Corporation, a company
established in the PRC.

The condensed consolidated financial statements are presented in
Renminbi (‘RMB”), the currency of the primary economic environment
in which most of the group entities operate (the functional currency of
the Company and most of the entities comprising the Group), and alll
values are rounded to the nearest thousand ('000) unless otherwise
indicated.

Basis of Preparation

The condensed consolidated financial statements for the six months
ended 30 June 2019 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
(the “HKICPA”") as well as with the applicable disclosure requirements
of Appendix 16 to The Rules Governing the Listing of Securities
on the Stock Exchange. The condensed consolidated financial
statements do not include all the information and disclosures
required in the annual financial statements, and should be read in
conjunction with the Group’s financial statements for the year ended
31 December 2018.

1.
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Notes to the Condensed Consolidated Financial Statements

fEIBR%R & B 15 ¥R KRB 51

For the six months ended 30 June 2019 #ZE —ZT—NFENA=+HIt/~EA

Principal Accounting Policies

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

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 30 June 2019 are the same as
those presented in the Group’s annual financial statements for the
year ended 31 December 2018.

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 1 January 2019 for the preparation of the
Group’s condensed consolidated financial statements:

HKFRS 16 Leases

HK(IFRIC)-Int 23 Uncertainty over Income Tax Treatments

Amendments to Plan Amendment, Curtailment or Settlement

HKAS 19

Amendments to
HKAS 28

Long-term Interests in Associates and Joint
Ventures

Amendments to Annual Improvements to HKFRSs 2015-2017
HKFRSs 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 performance and positions for the
current and prior periods and/or on the disclosures set out in these
condensed consolidated financial statements.
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Notes to the Condensed Consolidated Financial Statements

fEBR%R & M1 #5 #R R Bi 5

For the six months ended 30 June 2019 HZE —ZT—AF/NA=1+HIE/NEA

3. Principal Accounting Policies (Continued)

Application of new and amendments to HKFRSs
(Continued)

3.1 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
(“HKAS 17”), and the related interpretations.

3.1.1Key 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

Short-term leases and leases of low-value assets

The Group applies the short-term lease recognition
exemption to leases of office building that have a lease
term of 12 months or less from the commencement date
and do not contain a purchase option. It also applies the
recognition exemption for lease 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.
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Notes to the Condensed Consolidated Financial Statements

fEIBR%R & B 15 ¥R KRB 51

For the six months ended 30 June 2019 #ZE —ZT—NFENA=+HIt/~EA

3. Principal Accounting Policies (Continued)

Application of new and amendments to HKFRSs
(Continued)

3.1 Impacts and changes in accounting policies of application
on HKFRS 16 Leases (Continued)

3.1.1Key changes in accounting policies resulting from
application of HKFRS 16 (Continued)

As a lessee (Continued)

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). Except for those
that are classified as investment properties and measured
under fair value model, 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:

o 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 asset to the condition required by the
terms and conditions of the lease, unless those costs
are incurred to produce inventories.

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 is depreciated
from commencement date to the end of the useful life.
Otherwise, right-of-use assets are depreciated on a
straight-line basis over the shorter of its estimated useful
life and the lease term.
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Notes to the Condensed Consolidated Financial Statements

fEBR%R & M1 #5 #R R Bi 5

For the six months ended 30 June 2019 HE —ZT— A F,~A=1+HIL/NAA

3. Principal Accounting Policies (Continued)

Application of new and amendments to HKFRSs
(Continued)

3.1 Impacts and changes in accounting policies of application
on HKFRS 16 Leases (Continued)

3.1.1Key changes in accounting policies resulting from
application of HKFRS 16 (Continued)

As a lessee (Continued)

Right-of-use assets (Continued)

The Group presents right-of-use assets that do not
meet the definition of investment property as a separate
line item on the consolidated statement of financial
position. The right-of-use assets that meet the definition
of investment property are presented within “investment
properties”.

Lease liabilities

At the commencement date of a lease, the Group
recognizes and measures the lease liability at the present
value of lease payments that are unpaid at that date.
In calculating the present value of lease payments, the
Group uses the incremental borrowing rate at the lease
commencement date if the interest rate implicit in the
lease is not readily determinable.

The lease payments include:

o fixed payments (including in-substance fixed
payments) less any lease incentives receivable;

o variable lease payments that depend on an index or
a rate;

o amounts expected to be paid under residual value
guarantees;
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Notes to the Condensed Consolidated Financial Statements

fEIBR%R & B 15 ¥R KRB 51

For the six months ended 30 June 2019 HZE T —NFNA=1+H1L/NEA

3. Principal Accounting Policies (Continued)

Application of new and amendments to HKFRSs
(Continued)

3.1 Impacts and changes in accounting policies of application
on HKFRS 16 Leases (Continued)

3.1.1Key changes in accounting policies resulting from
application of HKFRS 16 (Continued)

As a lessee (Continued)
Lease liabilities (Continued)

o the exercise price of a purchase option reasonably
certain to be exercised by the Group; and

o payments of penalties for terminating a lease, if the
lease term reflects the Group exercising the option to
terminate.

After the commencement date, lease liabilities are adjusted
by interest accretion and lease payments.

The Group remeasures lease liabilities (and makes a
corresponding adjustment to the related right-of-use
assets) whenever:

o the lease term has changed or there is a change in
the assessment of exercise of a purchase option, in
which case the related lease liability is remeasured
by discounting the revised lease payments using a
revised discount rate at the date of reassessment.

o the lease payments change due to changes in
market rental rates following a market rent review in
which cases the related lease liability is remeasured
by discounting the revised lease payments using the
initial discount rate.
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Notes to the Condensed Consolidated Financial Statements

fEBR%R & M1 #5 #R R Bi 5

For the six months ended 30 June 2019 HZE —ZT—AF/NA=1+HIE/NEA

3. Principal Accounting Policies (Continued)

Application of new and amendments to HKFRSs
(Continued)

3.1 Impacts and changes in accounting policies of application
on HKFRS 16 Leases (Continued)

3.1.1Key changes in accounting policies resulting from
application of HKFRS 16 (Continued)

As a lessee (Continued)

Lease modifications

The Group accounts for a lease modification as a separate
lease if:

o the modification increases the scope of the lease
by adding the right to use one or more underlying
assets; and

o the consideration for the leases increases by an
amount commensurate with the stand-alone price
for the increase in scope and any appropriate
adjustments to that stand-alone price to reflect the
circumstances of the particular contract.

For a lease modification that is not accounted for as
a separate lease, the Group remeasures the lease
liability based on the lease term of the modified lease by
discounting the revised lease payments using a revised
discount rate at the effective date of the modification.

Taxation

For the purposes of measuring deferred tax for leasing
transactions in which the Group recognises the right of-
use assets and the related lease liabilities, the Group first
determines whether the tax deductions are attributable to
the right-of-use assets or the lease liabilities.

For leasing transactions in which the tax deductions are
attributable to the lease liabilities, the Group applies HKAS
12 Income Taxes requirements to the leasing transaction
as a whole. Temporary differences relating to right-of-use
assets and lease liabilities are assessed on a net basis.
Excess of depreciation on right-of-use assets over the
lease payments for the principal portion of lease liabilities
resulting in net deductible temporary differences.
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Notes to the Condensed Consolidated Financial Statements

fEIBR%R & B 15 ¥R KRB 51

For the six months ended 30 June 2019 #ZE —ZT—NFENA=+HIt/~EA

3. Principal Accounting Policies (Continued)

Application of new and amendments to HKFRSs
(Continued)

3.1 Impacts and changes in accounting policies of application
on HKFRS 16 Leases (Continued)

3.1.1Key changes in accounting policies resulting from
application of HKFRS 16 (Continued)

As a lessor

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.

Sale and leaseback transactions

The Group acts as a seller-lessee

The Group applies the requirements of HKFRS 15 to
assess whether sale and leaseback transaction constitutes
a sale by the Group as a seller-lessee. For a transfer that
does not satisfy the requirements as a sale, the Group
accounts for the transfer proceeds as borrowing within the
scope of HKFRS 9.
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Notes to the Condensed Consolidated Financial Statements

fEBR%R & M1 #5 #R R Bi 5

For the six months ended 30 June 2019 HZE —ZT—AF/NA=1+HIE/NEA

3. Principal Accounting Policies (Continued)

Application of new and amendments to HKFRSs
(Continued)

3.1 Impacts and changes in accounting policies of application
on HKFRS 16 Leases (Continued)

3.1.2Transition 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 standards 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 1
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.
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Notes to the Condensed Consolidated Financial Statements

fEIBR%R & B 15 ¥R KRB 51

For the six months ended 30 June 2019 #ZE —ZT—NFENA=+HIt/~EA

3. Principal Accounting Policies (Continued)

Application of new and amendments to HKFRSs
(Continued)

3.1 Impacts and changes in accounting policies of application
on HKFRS 16 Leases (Continued)

3.1.2Transition and summary of effects arising from initial
application of HKFRS 16 (Continued)

As a lessee

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

When applying the modified retrospective approach under
HKFRS 16 at transition, the Group applied the following
practical expedients to leases previously classified as
operating leases under HKAS 17, on lease-by-lease basis,
to the extent relevant to the respective lease contracts:

i elected not to recognise right-of-use assets and
lease liabilities for leases with lease term ends within
12 months of the date of initial application;

ii. applied a single discount rate to a portfolio of leases
with a similar remaining terms for similar class of
underlying assets in similar economic environment.
Specifically, discount rate for certain leases of
properties in the PRC was determined on a portfolio
basis.

On transition, the Group has made the following

adjustments upon application of HKFRS 16:

The Group recognised lease liabilities of RMB194,361,000
and right-of-use assets of RMB673,283,000 at 1 January
2019.
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Notes to the Condensed Consolidated Financial Statements

fEBR%R & M1 #5 #R R Bi 5

For the six months ended 30 June 2019 HZE —ZT—AF/NA=1+HIE/NEA

3. Principal Accounting Policies (Continued) 3. T E&5T X (&

Application of new and amendments to HKFRSs
(Continued)

3.1 Impacts and changes in accounting policies of application
on HKFRS 16 Leases (Continued)

3.1.2Transition and summary of effects arising from initial
application of HKFRS 16 (Continued)

As a lessee (Continued)

When recognising the lease liabilities for leases previously
classified as operating leases, the Group has applied
incremental borrowing rates of the relevant group entities
at the date of initial application. The weighted average
lessee’s incremental borrowing rate applied is 4.39%.
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3.1

ERERMBERELENEI6HREEN
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SI12EANEREBEYHHREERE6
FELRBEREEGE ()

EREBEA (H)

REREN D BREEHEENE
EMHERER  ARECDER
RERERBHREHEERRK
KB ERAR o P ORE T
15EGE NI B AR TR 554.39% ©

At 1 January
2019
R=ZB-—IF
—HA—H
Note RMB’ 000
i ARBT T
Operating lease commitments disclosed RZE—-NF+=-—A=+—H
as at 31 December 2018 W 2L EAE 229,720
Lease liabilities discounted at relevant LANARR IS £ (BRI R AR 2
incremental borrowing rates HEaRE 194,443
Less: Recognition exemption — short-term leases & : &R % - REHEE (62)
Recognition exemption — low value assets REe - KREEE (20)
Lease liabilities relating to operating leases RZZE-NEF—-A—HEREE
recognised upon application of HKFRS 16 B 5 S 2RI 16 9R 12 FERR
as at 1 January 2019 Mg EHERACHERE (@) 194,361
Analysed as DR
Current mE 29,194
Non-current SERE 165,167
194,361
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For the six months ended 30 June 2019 #ZE —ZT—NFENA=+HIt/~EA

Application of new and amendments to HKFRSs

3. Principal Accounting Policies (Continued)

(Continued)

3.1

Impacts and changes in accounting policies of application 3.1

on HKFRS 16 Leases (Continued)

3.1.2Transition and summary of effects arising from initial

application of HKFRS 16 (Continued)

As a lessee (Continued)

B (%)
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ERERMBEREEINEI6HEEN

S BESER2E (F)

The carrying amount of right-of-use assets as at 1 January

2019 comprises the following:

SI12EANEREBEYHHREERE6
FELRBEREEGHE ()

ERABRA (H)

CRREER_Z-—NF—HF—
BEZEHEBSUTEE :

Right-of-
use assets
EREEE
Notes RMB’ 000
B sE AR¥T R
Right-of-use assets relating to operating JEREAMBMELRE165%
leases recognised upon application of EEREL L HERR 2
HKFRS 16 EREEE (@) 42,631
Reclassified from leasehold land and MR E A4 Jo T Hb 55 FR
land use rights Eboiboy (o) 630,652
673,283
By class: =R
Buildings BF 42,631
Leasehold land and land use rights HE T 2+ fE AR 630,652
673,283

The right-of-use assets amounting to
RMB151,730,000 that meet the definition of
investment property are presented within “investment
properties”.

Upfront payments for leasehold lands in the PRC
were classified as leasehold land and land use
rights as at 31 December 2018. Upon application
of HKFRS 16, the current and non-current portions
of leasehold land and land use rights amounting to
RMB21,642,000 and RMB609,010,000 respectively
were reclassified to right-of-use assets.
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Notes to the Condensed Consolidated Financial Statements

fEBR%R & M1 #5 #R R Bi 5

For the six months ended 30 June 2019 HZE —ZT—AF/NA=1+HIE/NEA

3. Principal Accounting Policies (Continued)

Application of new and amendments to HKFRSs
(Continued)

3.1 Impacts and changes in accounting policies of application
on HKFRS 16 Leases (Continued)

3.1.2Transition and summary of effects arising from initial
application of HKFRS 16 (Continued)

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 account for these leases in accordance with HKFRS
16 from the date of initial application and comparative
information has not been restated.
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Notes to the Condensed Consolidated Financial Statements

fHER&R B Bl 5 IR R BIEE
For the six months ended 30 June 2019 #Z —Z—NF XA =+ HI1/~E A
3. Principal Accounting Policies (Continued)

Application of new and amendments to HKFRSs
(Continued)

3.1 Impacts and changes in accounting policies of application
on HKFRS 16 Leases (Continued)

3.1.2Transition and summary of effects arising from initial
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31 EREBMBREEAFI6HEEN

S BESER2E (F)

SI12EANEREBEYHHREERE6

application of HKFRS 16 (Continued)

Sales and leaseback transactions

The Group acts as a seller-lessee

In accordance with the transition provisions of HKFRS
16, sale and leaseback transactions entered into before

the date of initial application were not reassessed.
Upon application of HKFRS 16, the Group applies the
requirements of HKFRS 15 to assess whether sales and
leaseback transaction constitutes a sale. During the

period, the Group entered into a sale and leaseback

transaction in relation to certain properties and the

transaction satisfy the requirements as a sale.

The following adjustments were made to the amounts

recognised in the condensed consolidated statement of
financial position at 1 January 2019. Line items that were
not affected by the changes have not been included.

RELOERRZEGE (E)
EREEXS

TEBREREN — AHA

REREHBREERE165TH
BEGRX - RERER BB
UMEREEAZ BT EER - R
EREBMBRELERF165R
% AEEEREEVBRELE
AlE15MARERGERDME
RHREBREEEE - UL
B AEERETWEILER
OER%  BEZRSFAaBKLE
ERRENEL ©

RZZ—-NF—A—-BEREA
BHRARPHERNESET AT
PR - RIRAXBEZEN
BEH -

Carrying amounts Carrying
previously amounts under
reported at HKFRS 16 at
31 December 2018 Adjustments 1 January 2019
RZZ-N\F RZZ-hE—-H—H
+-A=+-H ERMBREER
ERE2HNEEE HE F16HRETHRAE
Notes RMB’ 000 RMB’ 000 RMB’ 000
Fiisx ARETT ARETT AR®T
Current Assets TEBEE
Deposits, prepayments and %e  BANZER
other receivable Hib R (b) 1,680,035 (21,642) 1,658,393
Non-current assets FRBEE
Investment property REME (a) 58,611,949 151,730 58,763,679
Right-of-use assets FREEE (@) - 673,283 673,283
Leasehold land and land MELH R L
use rights R (b) 609,010 (609,010) -
Current liabilities REEE
Lease liabilities HEEE @) - 29,194 29,194
Non-current Liabilities Eiio k=
Lease liabilities HEAE (a) - 165,167 165,167
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Notes to the Condensed Consolidated Financial Statements

For the six months ended 30 June 2019 HZE =

3. Principal Accounting Policies (Continued)

Application of new and amendments to HKFRSs
(Continued)

3.1 Impacts and changes in accounting policies of application
on HKFRS 16 Leases (Continued)

3.1.2Transition and summary of effects arising from initial
application of HKFRS 16 (Continued)

Sales and leaseback transactions (Continued)

The Group acts as a seller-lessee (Continued)

Notes: For the purpose of reporting cash flows from operating activities under
indirect method for the six months ended 30 June 2019, movements
in working capital have been computed based on opening statement
of financial position as at 1 January 2019 as disclosed above.

(a) Upon application of HKFRS 16, the Group recognised right-
of-use assets and investment property of RMB42,631,000
and RMB151,730,000 with corresponding lease liabilities of
RMB29,194,000 and RMB165,167,000 recorded in current
portion and non-current portion.

(b) The Group’s current portion and non-current portion of
leasehold land and land use rights of RMB21,642,000 and
RMB609,010,000 were reclassified to right-of-use assets upon
application of HKFRS 16.

4. Revenue and Segment Information

Revenue represents the net amounts received and receivable for
goods sold and services rendered during the period.

The Group is organised into certain business units according to the
nature of goods sold or services provided. The operating segments
of the Group are determined by the Directors based on the business
units by reference to the goods sold or services provided. These
business units are the basis of internal reports provided to the
Directors, the chief operating decision maker, for the purposes of
resources allocation and performance assessment. The operating
segments of the entities comprising the Group with similar economic
characteristics and similar nature of goods sold or services provided
have been aggregated into different reportable segments as follows:

Property investment

Property and land
development

Hotel operations

Output management project
and other services

Property letting and related services

Development and sale of properties,
and development of lands

Hotel ownership and management

Provision of agency services and
output management services
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fEIBR%R & B 15 ¥R KRB 51

For the six months ended 30 June 2019 #ZE —ZT—NFENA=+HIt/~EA

4. Revenue and Segment Information

(Continued)

An analysis of the Group’s revenue, which is also turnover of the

4. Wam Kk o &R (F)

REAA - KRB (RSB EEE) 5

Group, for the period is as follows: e -
Six months ended
BETSHBLEREA
30.06.2019 30.06.2018
RMB’000 RMB’ 000
AR®TT AREFIT
(Unaudited) (Unaudited)
(REEER) (RigHEZ)
Property investment and development: MERE N
Rental income from investment REYERBBAREES
properties and related services A 2,206,722 1,715,167
Sales of properties held for sale HEFEWE 4,021,045 1,828,567
Service income for primary land development — R A RISUA 2,751 2,957
Output management project BRI E 22,158 16,591
Other service income H At fRAF U A 45,706 34,691
6,298,382 3,592,973
Hotel operations: R AL
Hotel room revenue BB W 309,741 323,170
Other ancillary service HEERRERS 123,912 110,606
433,653 433,776
Total revenue #aU 6,732,035 4,026,749
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Notes to the Condensed Consolidated Financial Statements

4. Revenue and Segment Information 4. WE KR DIMER (1E)

(Continued)

fEBR%R & M1 #5 #R R Bi 5

For the six months ended 30 June 2019 HZE —ZT—AF/NA=1+HIE/NEA

Disaggregation of revenue from goods and services

R B & K AR 89 Wik 5 3

For the six months ended 30 June 2019
HE-E-NFEAA=+HLEAEAR

Output
Property management
Property and land Hotel project and
investment  development operations other services Total
MER EEGHEAR
MERE TibBaE B IE R Hito R 7% CHI
RMB’ 000 RMB’ 000 RMB’ 000 RMB’ 000 RMB’ 000
AR®T R AR®F AR®F ARBTT ARBTT
Types of goods or services BmRREEE 269,245 4,023,796 433,653 67,864 4,794,558
269,245 4,023,796 433,653 67,864 4,794,558
Geographical markets WEmH
Mainland China FEIAH 263,884 4,023,796 433,653 58,418 4,779,751
Hong Kong N 5,361 - - 9,446 14,807
269,245 4,023,796 433,653 67,864 4,794,558
Timing of revenue recognition W& S
A point in time —{EEs2 - 4,021,045 123,912 - 4,144,957
Over time — R HR 269,245 2,751 309,741 67,864 649,601
269,245 4,023,796 433,653 67,864 4,794,558

AEBBERRAIE —T—NFHHRE
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Notes to the Condensed Consolidated Financial Statements

fEIBR%R & B 15 ¥R KRB 51

For the six months ended 30 June 2019 HZE —ZT—AFENA=1+HIE/NEA

4. Revenue and Segment Information 4.

(Continued)

Disaggregation of revenue from goods and services

(Continued)

Set out below is reconciliation of the revenue from contracts with

customers with the amounts disclosed in the segment information.

Wz Ko #BE R (&)

AR RN WSS E (F)

TREIIKREBFFLAHOKEER D IBER
R FIRO LR -

For the six months ended 30 June 2019
HEZZE-AEAA=+RLEAEAR

Output
Property management
Property and land Hotel project and
investment  development operations other services Total
EEGHEAR
MERE WERLHBEAR BELE Hito R 7% CHI
RMB’ 000 RMB’ 000 RMB’ 000 RMB’ 000 RMB’ 000
AR®F T AR®F AR®F R AREF R AR®T
Revenue disclosed in RoBER
segment information BEHKE
External customers IR P 2,211,398 4,023,796 433,653 67,864 6,736,711
Inter-segment B 4,260 - - 64,448 68,708
Total G 2,215,658 4,023,796 433,653 132,312 6,805,419
Less: rental income B HERA (1,942,153) - - - (1,942,153)
eliminations EAE| (4,260) - - (64,448) (68,708)
Revenue from contracts REEFEH
with customers ik = 269,245 4,023,796 433,653 67,864 4,794,558
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Notes to the Condensed Consolidated Financial Statements
B8R &% O B F5 ER R BI 5T

For the six months ended 30 June 2019 HZE —ZT—AF/NA=1+HIE/NEA

4. Revenue and Segment Information 4. WERKDIBER (1E)
(Continued)

Disaggregation of revenue from goods and services REEREERBEHKEREDE (F)
(Continued)

For the six months ended 30 June 2018
BHE2_Z— \FRA=1HLAEA

Output

Property management

Property and land Hotel project and
investment development operations  other services Total

EEHHEA R
MERE WERLIHFE BEEE Hofth B 7% CHI
RMB’ 000 RMB’000 RMB’ 000 RMB’ 000 RMB’ 000

ARETR ARETT ARETT ARETR ARETR

Types of goods or services BmRREESR 198,590 1,826,524 433,776 51,282 2,510,172
198,590 1,826,524 433,776 51,282 2,510,172

Geographical markets HEM S

Mainland China HE A 188,798 1,826,524 433,776 41,542 2,490,640

Hong Kong 78 9,792 - - 9,740 19,532
198,590 1,826,524 433,776 51,282 2,510,172

Timing of revenue recognition W& S

A point in time — (BB - 1,823,567 110,606 - 1,934,173
Over time — BRI 198,590 2,957 323,170 51,282 575,999
198,590 1,826,524 433,776 51,282 2,510,172

AEBBERRAIE —T—NFHHRE
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Notes to the Condensed Consolidated Financial Statements

fEiBR%R & B 15 ¥R R Bl 5

For the six months ended 30 June 2019 HZE —ZT—AFENA=1+HIE/NEA

4. Revenue and Segment Information 4.

(Continued)

Disaggregation of revenue from goods and services

(Continued)

Set out below is reconciliation of the revenue from contracts with
customers with the amounts disclosed in the segment information.

Wz Ko #BE R (&)

R AR A WSS

(&)

TREIIKREBFFLAHOKEER D IBER
R FIRO LR -

For the six months ended 30 June 2018

BEZT—- )\FXA=tHLLAEA
Output
Property management
Property and land Hotel project and
investment development operations  other services Total
EEHHEA R
MERE MERTHHRE BEEE Hfth B 7% G
RMB’000 RMB’000 RMB’ 000 RMB’ 000 RMB’ 000
AR®TFT AR%FT AR¥FT AR¥FT AREFT
Revenue disclosed in ROBERKE
segment information o6
External customers shEbEP 1,714,262 1,826,524 433,776 51,282 4,025,844
Inter-segment 8B 3,502 - 14 72,380 75,896
Total A 1,717,764 1,826,524 433,790 123,662 4,101,740
Less: rental income o WA (1,515,672) - - - (1,515,672)
eliminations E3E=] (3,502) - (14) (72,380) (75,896)
Revenue from contracts REEFEHHKE
with customers 198,590 1,826,524 433,776 51,282 2,610,172
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Notes to the Condensed Consolidated Financial Statements
B8R &% O B F5 ER R BI 5T

For the six months ended 30 June 2019 HZE —ZT—AF/NA=1+HIE/NEA

4. Revenue and Segment Information
(Continued)

Information regarding the above segments is reported below.
Segment revenue and segment results

The following is an analysis of the Group’s revenue and results by
reportable and operating segments:

4. WmkoaRER (&)

LS MERZHRAOT

B Ko & RE

B

TREFIREE T 2R
EENHT

o

0 Ebe i E R

Output
Property management Inter
Property and land Hotel  project and Segment segment
Investment  development operations  other services total  elimination Total
NER ERGLERR
NERE 1HER bl Rt AhaT  ANEHH ait
RMB’000 RMB’000 RMB’ 000 RMB'000 RMB’ 000 RMB'000 RMB’000
ARETR  ARMTr  ARMTr  ARETR  ARETR  ARETR  ARETR
Six months ended 30 June 2019 BE-E-AERR=TA
IExfER
(Unaudited) (REE%)
Segment revenue Al
External customers %P 2,211,398 4,023,796 433,653 67,864 6,736,711 - 6,736,711
Inter-segment revenue AHEkE 4,260 - - 64,448 68,708 (68,708) =
Consolidated ga 2,215,658 4,023,796 433,653 132,312 6,805,419 (68,708) 6,736,711
Rental adjustments fenE (4,676)
Revenue as presented in condensed BRGAERRE
consolidated statement of proft or loss Eee ol e
and other comprehensive income 6,732,035
Segment results PH%E 2,061,356 1,530,642 16,984 8,958 3,617,940 - 3,617,940
Unallocated corporate income and RARLERARE
other gains 30,741
Unallocated corporate expenses and AOELERTRAMER
other losses (66,746)
Finance costs BENA (574,007)
Share of profts of associates FEEBEDRERN 401
Share of losses of joint ventures BIEAE0EER (12,470)
Profit before tax as presented in condensed BSR4 A RE M2 E N
consolidated statement of proft or R ZIMBRRAERN
loss and other comprehensive income 2,995,859

REHBERRAE —F

—hEFHEBE
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(Continued)

4. Revenue and Segment Information

Segment revenue and segment results (Continued)

Notes to the Condensed Consolidated Financial Statements
fEBR &R O B F5 ¥R R Bff 5%

For the six months ended 30 June 2019 HZE —ZT—AFENA=1+HIE/NEA

4. WmkoEHER ()

2 EB U B 2 BP SR AR (4])

QOutput
Property management Inter
Property and land Hotel project and Segment segment
Investment  development operations  other services fotal elimination Total
nER ERHLEE R
nERE ThFEE BEGE Ao AR HEEHH ait
RMB'000 RMB'000 RMB'000 RMB'000 RMB' 000 RMB'000 RMB'000
ARETT  ARETT  ARETRT  ARETR  ARETR  ARETn ARETR
Six months ended 30 June 2018 HE-5-N\ERE=1H
IExfER
(Unaudited) (REE%)
Segment revenue APkE
External customers xR 1714060 1,826,504 433,776 51280 4,025,844 - 4005844
Inter-segment revenue Ak 3,502 - 14 72,380 75,896 (75,396) -
Consolidated ga 1,717,764 1,826,524 433,790 123,662 4,101,740 (75,89) 4,025,844
Rental adjustments Hee 905
Revenue as presented in condensed HRFAERR Al
consolidated statement of proft o loss 2ENGERAEIINNE
and other comprehensive income 4,026,749
Segment results PREE 1,581,509 572,336 1,187,470 2,058 3,343,373 - 3,343,373
Unallocated corporate income and RARCERAR o
other gains 49,007
Unallocated corporate expenses and AORLERREMER
other losses (29,330)
Finance costs BERK (342,520)
Share of profits of associates il ANt 4749
Share of losses of joint ventures FEaEr5ER (279)
Profit before tax as presented in condensed ~ AESABARERZENE
consolidated statement of profit or loss RIAFOBRRAEN
and other comprehensive income 3,025,000
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Notes to the Condensed Consolidated Financial Statements

fEBR%R & M1 #5 #R R Bi 5

For the six months ended 30 June 2019 HZE —ZT—AF/NA=1+HIE/NEA

Revenue and Segment Information 4.

(Continued)
Segment revenue and segment results (Continued)

Inter-segment revenue was charged at prices agreed between group
entities.

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

Segment assets and liabilities

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

Other Income

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

a2 B E# ()

2 EB U s B o BPEEAR ()

DEER R EEER G ENEBAR -
U IE S D BAAREA K E - TRER

[N

F

KEHEFHNRERERBREREEH
EZHSBRAMEMERE(EHNESH
B o DEEEIEE D MARBAER - &
ERERELNETHREEHNSE (21
ETHMKRA - Hfslhzm REE - 58N
ERA - ITRAX - BERAE - EEBER
AREECERFERMAFHAX) - EXM
MRMEEZRNTE - UHDEERET
HRR -

THEERER
HHAERAELRENRNEELRUN R

ERRIERS - B ERAEBRAH TS
HEPRE -

HA A

REIA - REEEMB AT

Six months ended

BZTYHBIEAEAR
30.06.2019 30.06.2018
RMB’ 000 RMB’ 000
ARBTR ARETFTT
(Unaudited) (Unaudited)
(REER) (CREEEZ)

Interest income from: REAURTSEOFEWA

Banks R1T 26,711 55,965
Loans to joint ventures BTAEETENER 18,132 8,729
Loans to associates BT EE R RIMER 56,482 26,115
Loan to non-controlling interests BT IEIERERNER 2,604 181
Government grants B B 1,921 90
Refund of PRC value added tax and surcharges R [E] H BUE AT B & 860 5,361
Others Hfb 4,867 6,221
111,577 102,662

ABHMERRAT —T—NFHRE®RE
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Notes to the Condensed Consolidated Financial
S8R 4R O B F5 ER R B 5+

For the six months ended 30 June 2019 HZE —ZT—AFENA=1+HIE/NEA

6. Other Gains and Losses, Net 6.

An analysis of the Group’s other gains and losses, net, for the period

Statements

Hit s RS EFEE

REIR - REEE MK EREBRFED TN

are as follows: N
Six months ended
BZE T HEILEAEAR
30.06.2019 30.06.2018
RMB’000 RMB’ 000
AR®TR AREFTT
(Unaudited) (Unaudited)
(REEER) (RigEZ)
(Loss)/gain on disposal of property, plant HEME  BERZEZ
and equipment (&18),/ Wz (110) 14,540
Impairment loss on goodwill (Note) B R AR (KEE) (68,745) -
Exchange loss, net bE 5 B 155 (18,060) (64,020)
Others EHAth 19,991 5,627
(66,924) (43,853)
Note: BisE -

Based on the impairment assessment review, an impairment loss of goodwill which has been
allocated to property and land development segment of approximately RMB68,745,000 (six
months ended 30 June 2018: nil) was recognised in the condensed consolidated statement
of profit or loss for the current interim period due to substantially all properties held for
sale of Shanghai Yueyao Real Estate Co., Ltd., which is the cash-generating unit to which
goodwill is allocated that is expected to benefit from the synergies of the combination, were
sold and transferred to customers during the current interim period.

Joy City Property Limited Interim Report 2019
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Notes to the Condensed Consolidated Financial Statements

fEBR%R & M1 #5 #R R Bi 5

For the six months ended 30 June 2019 HZE —ZT—AF/NA=1+HIE/NEA

Finance Costs 7. AMEKA
An analysis of the Group’s finance costs is as follows: AEBEREXADHTAOT ¢
Six months ended
BZE T HEILEAEAR
30.06.2019 30.06.2018
RMB’000 RMB’ 000
ARBTR AR®FT
(Unaudited) (Unaudited)
(REBEX) (RigEZ)
Interest on: AT EIEFRE -
Bank borrowings BITER 419,899 287,586
Loans from a non-banking financial institution* IERITE MBS THER 28,069 21,994
Loans from fellow subsidiaries BEMBATG THER 406 2,478
Loan from non-controlling interests IR RS THE R 25,958 756
Loan from a third party BZFETHER 12,226 609
Guaranteed notes BERER 105,567 97,694
Corporate bonds NEfESH 87,397 76,599
Others HAth 5,851 2,345
Lease liabilities HEAE 4,013 -
Total interest expenses FEZ Huzs 689,386 490,061
Less: interest capitalised on: B BAMEFIE
Investment properties under development EEIREMS (87,080) (25,734)
Properties under development for sale FELEEME (78,299) (121,807)
(115,379) (147,541)
Finance costs & R AN 574,007 342,520
The non-banking financial institution is COFCO Finance Corporation Limited (‘“COFCO * FRTEREBEAEMRRNBARPERMEE

Finance”), a fellow subsidiary of the Group.

REERA ([FIEUBE]) -

ABHMERRAT —T—NFHRE®RE
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Notes to the Condensed Consolidated Financial Statements
S8R 4R O B F5 ER R B 5+

For the six months ended 30 June 2019 #ZE —ZT—NFENA=+HIt/~EA

8. Profit before Tax 8. FRBiA0EF
The Group’s profit before tax is arrived at after charging: REEZBRBIATEF E Mk

Six months ended

BZE T HEILEAEAR
30.06.2019 30.06.2018
RMB’000 RMB’ 000
AR%TR AREFIT
(Unaudited) (Unaudited)
(REEER) (RigHEZ)
Amortisation: By -
— Intangible assets (included in cost of sales) —\mEE GTAEERR) 473 598
— Intangible assets (included in administrative —EmIEEE GEATTBFX)
expenses) 6,210 4,302
- Intangible assets (included in distribution and —EEEE GtADHEK
selling costs) HEKRA) 1,125 1,150
7,808 6,050
Amortisation of leasehold land and land use rights 8l & £ $th Ko 4 3t {5 3 #  §% = 10,036
Depreciation of property, plant and equipment ME - BERZHETE 114,750 127,088
Amortisation of right-of-use assets FREEESH 49,816 -
Cost of sales and services rendered: THE R FTIR AR TSR A
Cost of properties sold B EWEMAR 2,340,660 1,177,754
Cost of primary land development services PR it — AR - #h 5 3 AR A A
provided 2,770 2,975
Direct operating expenses arising from PHREEMEMEENERE
investment properties letted BB 490,345 389,542
Direct operating expenses arising from provision EiR Y E T2 KBRS
of property management and related services FTEANEEEERY 53,937 33,905
Direct operating expenses from hotel A TR S RIS FTE £
services provided HEZERY 271,244 224,686
3,158,956 1,828,862
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Notes to the Condensed Consolidated Financial Statements

fEBR%R & M1 #5 #R R Bi 5

For the six months ended 30 June 2019 HZE —ZT—AF/NA=1+HIE/NEA

Income Tax Expense

9. FTEHiRAX

Six months ended

BZE T HEILEAEAR
30.06.2019 30.06.2018
RMB’000 RMB’ 000
ARBTR AREFT
(Unaudited) (Unaudited)
(REEER) (RiEHEZ)
Current tax: BVERARE IR -
PRC Enterprise Income Tax PR ST 627,319 342,761
Land appreciation tax TG ER 558,521 117,727
PRC dividend withholding tax IR B TEFEL - 1,987
Hong Kong Profits Tax FAEFER 14,703 5,314
1,200,543 467,789
Under provision in prior years: BAFEREBTE
PRC Enterprise Income Tax PRI RS 14,556 22,016
Deferred tax EEFIA 90,244 273,097
1,305,343 762,902

The Company and its certain offshore subsidiaries have applied
to the relevant tax authorities for recognition of Chinese resident
enterprises and expect to be approved during the year.

Pursuant to “Notice on Determination of Tax Resident Enterprises of
Chinese-controlled Offshore Incorporated Enterprises in accordance
with Their De Facto Management Bodies”, which was issued by the
State Administration of Taxation of the PRC, if the relevant conditions
are met, enterprises controlled by Chinese enterprises or enterprise
groups and registered outside China shall be regarded as Chinese
resident enterprises. Once it is recognized as a Chinese resident
enterprise, it is not required to withhold and pay enterprise income
tax when any dividends are declared and paid by its subsidiaries
registered in China.

ARBREETHEEZEINGERFEFIEH
BBEERETRERMERE - LRHAR
EEENRIE

RIBE BRI A R M (B E I T
TEERCEKBEREERBETERTR
FEREXAHEBENBAM) - WS 8%
- P B B el 1 3 5 B I A 0 A P BUIE
SMEMAREERRATEEREE - MK
RERTEEREE - HPBRFEAEMOM
BARMEDIRKER - EHERMREEE
PR1SH

ABHMERRAT —T—NFHRE®RE
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10.Earnings per Share

Notes to the Condensed Consolidated Financial Statements
S8R 4R O B F5 ER R B 5+

For the six months ended 30 June 2019 #ZE —ZT—NFENA=+HIt/~EA

10. B R&EF

The calculation of basic earnings per share attributable to owners of RRABEB ANEBIEEBREREF TIREAT
the Company is based on the following data: IR E -
Six months ended
BET5AHLENEAR
30.06.2019 30.06.2018
RMB’ 000 RMB’ 000
ARETR AREFT
(Unaudited) (Unaudited)
(REEER) (RigHEZ)
Earnings &R
Earnings for the purpose of basic earnings BEUAGESRERZT 2
per share (Profit for the period attributable AR (KRB AES
to owners of the Company) B F) 877,463 1,687,959
Number of shares (’000) BOHE (TR)
For the purpose of basic earnings per share: UG EGRERZF
Number of ordinary shares LEBREHE 14,231,125 14,231,125
Number of non-redeemable convertible T A]RE Bl F] e R B S R B R
preference shares 1,095,301 1,095,301
Number of shares for the purpose of basic HUGTESRERZFN 2
earnings per share fEin &8 15,326,426 15,326,426
The number of shares used for the purpose of calculating basic AR EHEZZ—NWFR=ZZ—\FA
earnings per share for the six months ended 30 June 2019 and 2018 =T HIEXNEAABREABFNBRMDEETY
is calculated on the basis of the number of ordinary shares of the ERAABREBRE BEITEBRREE KA
Company and non-redeemable convertible preference shares in issue BEITZ T BB A SR E L RETH -
during the periods.
The calculation of the diluted earnings per share for the six months FEEECE-NEFERAZTHIESREAN
ended 30 June 2019 does not assume the exercise of the written AR & R 05 00 R 2R AT (R Y P B IR
put option on shares of a subsidiary as the dilution effect is not MESELREEE  BABRESEET T
considered material. No diluted earnings per share for the six months FERCREBEZZE-N\FA=THILAHE
ended 30 June 2018 is presented as there was no potential ordinary AWEZHGREERT - AR —FI1

share in issue during the prior year.

Joy City Property Limited Interim Report 2019
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Notes to the Condensed Consolidated Financial Statements

For the six months ended 30 June 2019 & —Z—

11.Dividends

During the current interim period, a final dividend of HKD6 cents per
share in respect of the year ended 31 December 2018 (six months
ended 30 June 2018: HKD4 cents per share in respect of the year
ended 31 December 2017) was declared to the owners of the
Company. The aggregate amount of the final dividend declared in
the current interim period amounted to RMB808,270,000 (six months
ended 30 June 2018: RMB500,696,000).

The Directors have determined that no dividend will be paid in
respect of the current interim period (six months ended 30 June
2018: nil).

12.Investment Properties, Property, Plant

and Equipment and Right-of-Use
Assets

The fair value of the Group’s completed investment properties
and investment properties under development in Hong Kong and
Mainland China at 30 June 2019 and 31 December 2018 has been
arrived at on the basis of a valuation carried out as at these dates by
Cushman & Wakefield (“C&W”), an independent qualified professional
valuer not connected with the Group.

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

For investment properties under development, the valuations were
arrived at using the residual method. Residual method is essentially
a means of valuing the project by reference to its development
potential by deducting development costs together with developer’s
profit and risk from the estimated capital value of the proposed
development assuming completed in accordance with the existing
development plans as at the date of valuation, which duly reflected
the risk associated with the development.

11

12.

fEBR%R & M1 #5 #R R Bi 5
NERA=TRIEAREA
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12.Investment Properties, Property, Plant

and Equipment and Right-of-Use Assets
(Continued)

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

The resulting increase in fair value of investment properties (including
completed investment properties and investment properties under
construction) of RMB690,764,000 has been recognised directly in
profit or loss for the six months ended 30 June 2019 (six months
ended 30 June 2018: RMB534,652,000). The amount of the change
in fair value recognised in profit or loss were related to investment
properties held at the end of each reporting period.

As at 30 June 2019, building ownership certificates in respect of
certain properties of the Group in Mainland China classified under
property, plant and equipment and investment properties with an
aggregate net carrying amount of approximately RMB3,234,733,000
(31 December 2018: RMB2,909,875,000) had not been issued by the
relevant PRC authorities.

During the six months ended 30 June 2019, properties under
development for sale with an aggregate carrying amount of
RMB28,811,000 were transferred to investment properties with fair
value change recognised in profit or loss of RMB189,000 at the time
of transfer.

During the current interim period, the Group entered into a new lease
agreement for the use of vehicle for 5 years. The Group is required to
make fixed monthly payments. On lease commencement, the Group
recognized right-of-use assets and lease liabilities of RMB6,945,000,
respectively.
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12.

Notes to the Condensed Consolidated Financial Statements
S8R 4R O B F5 ER R B 5+

For the six months ended 30 June 2019 #ZE —ZT—NFENA=+HIt/~EA

&

& ]

ﬁﬁﬁ#’éﬁé (%)

RS
ca

AAEAR - R E RN -
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Notes to the Condensed Consolidated Financial Statements

fEBR%R & M1 #5 #R R Bi 5

For the six months ended 30 June 2019 HZE —ZT—AF/NA=1+HIE/NEA

13.Accounts Receivable

13. BUWLER X

30.06.2019 31.12.2018

RMB’000 RMB’ 000

ARBTT ARBFT

(Unaudited) (Audited)

(REEER) (feEZ)

Rental receivables gk 149,292 138,708

Property management fee receivables WY EEIRE 22,831 35,106
Receivables from hotel operations and T JE 45 AR R AR TS

related services FE WK IR 29,080 43,093

Others Hh 1,326 1,411

Less: Allowance for credit losses A EEBERE (26,377) (24,466)

176,152 193,852

Rental adjustments* e 27,413 32,875

203,565 226,727

Rental adjustments relating to the recognition of rental income from operating lease
on a straight-line basis over the term of the relevant lease.

At 30 June 2019, accounts receivable with an aggregate carrying
amount of RMB39,981,000 (31 December 2018: RMB25,400,000)
were pledged to secure certain banking facilities granted to the
Group (Note 21).

The Group does not hold any collateral over the above balances.

The following is an aged analysis of accounts receivable at the end
of the reporting period, excluding rental adjustments and net of
impairment losses, presented based on invoice date, except for aged
analysis of rental receivables, which were presented based on the
date of rental demand notice issued:

" RSEREFHAREREANEREHRE 2R
WATEHRESHE -

R-ZT—AFARA=Z+H EEELBEAA
R#39,981,000c (ZE—N\EFE+-A=+
—H : AR®25,400,0007T) &9 & U8R 5k A
TEEH - UBERAEEERNETRITRE
(ffsE21) °

RER B M R A RRa A IR A o

TREJIMERRRER A Y270 B UER
F(TBREESEE  YEMRREBE) K
oM HERYIEE R DT IRESENR
HMELHERZT)

30.06.2019 31.12.2018

RMB’ 000 RMB’ 000

ARETR ARBTT

(Unaudited) (Audited)

(RGEX) (K FZ)

Less than 3 months 31E A AR 160,938 175,104
3 months to 1 year SEAE1EFE 14,436 16,819
1 to 2 years 1224 335 483
2 to 3 years 2FE3F 443 1,446
176,152 193,852

ABHMERRAT —T—NFHRE®RE
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Notes to the Condensed Consolidated Financial Statements
S8R 4R O B F5 ER R B 5+

For the six months ended 30 June 2019 HZE T —NFNA=1+H1L/NEA

14.Impairment Assessment on Financial 14.18
Assets and Other Items Subject to =
Expected Credit Loss (“‘ECL”) Model E

Six months ended

BETSHEHLEREA
30.06.2019 30.06.2018
RMB’ 000 RMB’000
ARBTR ARBFT
(Unaudited) (Unaudited)
(REEFEX) (RigHEZ)
Impairment loss (reversed)/recognized A TFBZ (B#RE),/
in respect of: EERRERIE
- accounts receivable — FEUER K (2,288) (2,501)
— deposits, prepayments and other receivables — — &% BT FIE K E it fE W TR 0E 4,762 1,439
2,474 (1,062)
The basis of determining the inputs and assumptions and the BHE-_Z—hAFNA=ZTHIEAEABMER
estimation techniques used in the condensed consolidated financial i*/\ﬁﬁkefs&?ﬁﬂpﬁﬁﬁﬁ E’j?zmﬁgﬂ\%(})%b{&f%z
statements for the six months ended 30 June 2019 are the same BN A ENEERRRAEEE S
as those followed in the preparation of the Group’s annual financial —N\FE+ZA=+— EIJL&EZ@EEM’%&
statements for the year ended 31 December 2018. KFETAEEMRR -
- - /= =]
15.Restricted Bank Deposits 15. Z RFIRITFEM
The restricted bank deposits represented funds designated for ZRESBRTEIIEENREFLBEAERAE T
relocating existing residents on the lands on which certain property MERBEEMEIHREERNES

development projects of the Group are located.

16.Amounts Due from/to Fellow 16.FEW " ENEZKHE L
Subsidiaries, Holding Companies, B -ERAF ¥ D
Joint Ventures, Associates and Non- X - BEATRFERRE
Controlling Interests g =]

The amounts due from/to holding companies, joint ventures, DRI BEAERBEERRBBENEI &
associates, fellow subsidiaries and non-controlling interests classified 1ﬂ1 AR BEE  BeE e - RERKM
under current assets and current liabilities, respectively, were NEI e S IE AEETR - R E N
unsecured, interest-free and repayable on demand. The amounts Zﬁﬁéiﬁﬁ%féiﬁ o DA ERB B ERER
due to fellow subsidiaries, an intermediate holding company and RAMB AR ~ FREZERAR RIEZERER
non-controlling interests classified under non-current liabilities, REAEER - RENRARS 8BS
were unsecured, interest-free and repayable based on scheduled HIETERBEE -

repayment dates set out in the respective agreements.

Included in amounts due to non-controlling interests as at 30 RIZB—AFENA=1+H - EfIEERE
June 2019 was dividend payable to non-controlling interests of HAEAEEMNIEIERESZ KRB AR

RMB613,179,000. 613,179,0007T °
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Notes to the Condensed Consolidated Financial Statements
B8R &% O B F5 ER R BI 5T

For the six months ended 30 June 2019 HE —ZT— A F,~A=1+HIL/NAA

17.Loans to/from Associates, Joint 17.88F /XKEHKEAF &
Ventures, Fellow Subsidiaries, Non- R CTES YNE=] IR
controlling Interests and a Third Party 2|5 ERERZR FHE
EN
30.06.2019 31.12.2018
RMB’ 000 RMB’ 000
AR¥T T ARETT
(Unaudited) (Audited)
(REEERK) (FEEIZ)
Classified under current assets: DERAREEE -
Loans to associates (Note (a)) i‘\:’ﬂﬁ?%@ﬂﬁ’lﬁﬁ (Ft3E(a)) 917,306 1,876,354
Loan to non-controlling interests (Note (b)) T IR EROE R (M3 () - 1,100,000
Loans to joint ventures (Note (c)) BKTaE ﬁ%ﬁ’]gfﬁ\ (FF&E(C)) 689,100 1,451,659
1,606,406 4,428,013
Classified under non-current assets: DERIETRBEE :
Loans to associates (Note (a)) HTEE R RINER (k@) 1,313,595 403,098
Loan to a joint venture (Note (c)) BTEERENER (M) 92,290 92,290
1,405,885 495,388
Classified under current liabilities: NEARBAE
Loans from fellow subsidiaries SE 0PN T“%E’]T?ﬁ(
(Note (d)) (FF7E(d)) 627,459 410,200
Loan from a third party (Note (f)) E=HtTOER (M) 19,536 -
646,995 410,200
Classified under non-current liabilities: DERETBDEE
Loans from fellow subsidiaries REMBARGTHER
(Note (d)) GEAG)) 863,863 620,172
Loan from non-controlling interests (Note (e))  JFIZEAIEZS4 TRE K (H:E(e)) 652,095 672,233
Loan from a third party (Note (f)) E=FHETHER (M) 957,264 -
2,473,222 1,292,405

ABHMERRAT —T—NFHRE®RE
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Notes to the Condensed Consolidated Financial Statements

fEIBR%R & B 15 ¥R KRB 51

For the six months ended 30 June 2019 HZE —ZT—AFENA=1+HIE/NEA

17.Loans to/from Associates, Joint
Ventures, Fellow Subsidiaries, Non-
controlling Interests and a Third Party
(Continued)

Notes:

(a) The loans to associates as at 30 June 2019 were unsecured, carried interest at rates
ranging from 7% to 10% per annum (31 December 2018: 7.00% to 10.00% per
annum) and were classified into current assets and non-current assets according to
their repayment term.

(b) The loan to non-controlling interests as at 31 December 2018 was settled in 2019.

(c) The loan to a joint venture as at 30 June 2019 was unsecured, interest bearing
at 10% per annum (31 December 2018: 4.61% to 10.00% per annum) and was
classified into current assets and non-current assets according to their repayment
term.

(d) The loans from fellow subsidiaries carried interest at floating rates ranging from
4.30% to 5.39% per annum as at 30 June 2019 (31 December 2018: 4.28%
to 4.75% per annum) and were classified into current liabilities and non-current
liabilities according to their repayment term. Included in the above loans from
fellow subsidiaries, RMB391,000,000 of which were guaranteed by COFCO Land
Management Company Limited, a fellow subsidiary, as at 30 June 2019 (31
December 2018: RMB392,000,000).

(e) The unsecured loan from non-controlling interests classified under non-current
liabilities at 30 June 2019 was interest bearing at 8% per annum (31 December
2018: 8% per annum) and will be repayable in more than one year.

(f) The unsecured loan from a third party carried interest at a rate of 8.9% per annum
and was classified into current liability and non-current liability according to its
repayment terms.
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Notes to the Condensed Consolidated Financial Statements

fEBR%R & M1 #5 #R R Bi 5

For the six months ended 30 June 2019 HZE —ZT—AF/NA=1+HIE/NEA

18.Accounts Payable

18. B {3 BR X

30.06.2019 31.12.2018

RMB’000 RMB’ 000

ARBT AREFIT

(Unaudited) (Audited)

(RGEX) (1 EZ)

Trade payables B SN RIR 36,822 33,325
Accrued expenditure on construction TREFHX 1,648,270 2,110,382
1,685,092 2,143,707

Accounts payable, including trade payables and accrued expenditure
on construction, mainly comprise construction costs and other
project-related expenses in relation to properties under development
for sale which are payable based on project progress measured by
the Group. Trade payables are generally with credit period of 60
to 90 days, except for the retention monies of certain construction
costs of which the credit period is up to 2 years. The Group has
financial risk management policies in place to ensure that all payables
are within the credit timeframe.

The following is an aged analysis of trade payables at the end of the
reporting period based on invoice date.

ENER (BEEZENFEAR TR R
M) IZERGEAERMENZERARE
R B AR - BARAREGENHBE
EXf - EHEMNRENEES R RB60E
90K - MR ER AR E FIAR(E & Hifk
LM o AN A B T L IR BUOR R AR
WEEMA A A BN RIE -

TREJREPRRERARETHNESE
MR DA -

30.06.2019 31.12.2018

RMB’ 000 RMB’ 000

ARETR AR®BTTT

(Unaudited) (Audited)

(RBEX) (EZ)

Within 1 year 1A 21,774 32,978
1 to 2 years 15:24F 14,839 148
2 to 3 years 2FE3F 148 79
Over 3 years 3F L 61 120
36,822 33,325

ABHMERRAT —T—NFHRE®RE
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Notes to the Condensed Consolidated Financial Statements

fEIBR%R & B 15 ¥R KRB 51

For the six months ended 30 June 2019 #ZE —ZT—NFENA=+HIt/~EA

. ey
19.Bank Borrowings 19.8R1T B =X
30.06.2019 31.12.2018
RMB’ 000 RMB’ 000
ARBTT AREFIT
(Unaudited) (Audited)
(RBEX) (EZ)
Bank borrowings: RITHER
Secured B 15,605,232 12,474,872
Unsecured A 3,764,878 3,805,886
19,370,110 16,280,758
Less: Amounts due within one year shown B RB RGN —FA
under current liabilities E|BARRRIB (1,717,744) (1,595,961)
Amounts shown under non-current liabilities EREEEMYIFIA 17,652,366 14,684,797

Details of securities for the secured bank borrowings are set out in

Note 21.

As at 30 June 2019, the effective interest rates (which are also equal
to contractual interest rates) on the Group’s borrowings ranged from
3.28% to 5.46% (31 December 2018: 2.98% to 5.46%) per annum.
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Notes to the Condensed Consolidated Financial Statements
B8R &% O B F5 ER R BI 5T

For the six months ended 30 June 2019 HZE —ZT—AF/NA=1+HIE/NEA

20.Share Capital 20. iz A
Ordinary share capital of the Company APRZEBRA
Number of (RMB
shares Amount equivalent)
E ] 8 (AREZE)
HK$' 000 RMB' 000

TET ARETT

Authorised: ETE
Ordinary shares of HK$0.10 each SREEO. 108702 HiER
At 1 January 2018, 31 December 2018 RZZE—-N\FE—A—H"
and 30 June 2019 ZZ-N\FF+ZA=+—AHK

—ZT-NEAA=TH 28,904,699,222 2,890,470 2,298,502
Issued and fully paid: BEITRER
Ordiinary shares of HK$0.10 each ZREE 10T ZER
At 1 January 2018, 31 December 2018 RZE—-NE—A—H"
and 30 June 2019 —E-NF+ZA=t+-BK
—E-NFRA=1+H 14,231,124,858 1,423,112 1,122,414

21. EERH

ERTPRITAZERREEER 2 EFRED
FRBRABHEENREAERASER AL
EMEERPAZEFRRERKNERN

21.Pledge of Assets

The carrying amounts of the non-current and current assets pledged
to banks and to secure loan facilities granted to the Group by banks
and guarantee provided by the Group in respect of loan facilities

utilised by property buyers of the Group are as follows: e
30.06.2019 31.12.2018
RMB’ 000 RMB’ 000
AR¥BT R ARBEFIT
(Unaudited) (Audited)
(REEER) (fEEZ)
Investment properties wEYHE 45,367,400 39,287,000
Property, plant and equipment Wz - BB REE 2,774,736 2,263,175
Properties under development for sale SFETEME 6,724,667 6,492,645
Properties held for sale BIELEME - 554,742
Right-of-use assets FREEE 528,743 -
Leasehold land and land use rights TE i R Tt {h - 519,843
Accounts receivable JiE WS AR 5K 39,981 25,400
Pledged deposits BHEMER 13,395 12,522
55,448,922 49,155,327

ABUBBERRLT —F
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Notes to the Condensed Consolidated Financial Statements
S8R 4R O B F5 ER R B 5+

For the six months ended 30 June 2019 #ZE —ZT—NFENA=+HIt/~EA

22.Capital Commitments 22 EAREYE

The Group had the following capital commitments as at the end of AEBRBFERARMEREENAT -
the reporting period:

30.06.2019 31.12.2018
RMB’ 000 RMB’ 000
ARBTR ARBFT
(Unaudited) (Audited)
(REERK) (8 #EZ)
Capital commitments in respect of: AR TILIE B 8 & AR
Purchase of property, plant and equipment BEYZE - HEREE
contracted, but not provided for EEEEFREL] - 19,833
Constructing and developing investment BREFAEREDE
properties contracted, but not provided for EEENEE S 392,753 288,606
Capital injection commitments to a newly HRT R EE S0 T ERE
established offshore fund 3,420,000 3,420,000
3,812,753 3,728,439
23.0perating Lease Arrangements 23.RReEFHELH
The Group as lessor AEBEEHBA
At the end of the reporting period, the Group had contracted with RIPEHIR - REEG T 5 RAE TE
tenants for the following future minimum lease payments under non- EHREEN T EESEEYN R KRRE
cancellable operating leases in respect of office premises, retail HEHEHEMBAFEAEAY - BB BB R
shops and residential premises which fall due as follows: T
30.06.2019 31.12.2018
RMB’ 000 RMB’ 000
ARBTT ARBTFT
(Unaudited) (Audited)
(RBEX) (fEER)
Within one year 1FR 2,897,331 2,810,819
In the second to fifth year, inclusive F2ESF (BEEEMTE) 4,594,057 4,811,309
After five years 5F A E 1,690,278 1,696,366
9,181,666 9,318,494
Leases are negotiated for an average term of 1 to 20 years mostly AR FH R 1 E2048F R A2 1RE E M
with fixed rentals. Certain lease arrangements contain rental ©HE - A THERHHRBEHES B LK
escalation clauses which increase the monthly rental on a yearly oo AFEREER -

basis.
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Notes to the Condensed Consolidated Financial Statements
B8R &% O B F5 ER R BI 5T

For the six months ended 30 June 2019 HZE —ZT—AF/NA=1+HIE/NEA

24.Business Combinations 24 ¥ E B

NZE—hE—A-RH AEHA LB
Y E = UWEECOFCO (BVI) NO.97 Limited
(IBvI 97 R=ZE—N\F+=A=+—8H
AREEFHI0%RENSG L) BI60%
[ - BeREAAREK17,051,0007T * It
B AREBEEBVI 97 2 100% I o

On 2 January 2019, the Group acquired 60% interest in COFCO (BVI)
NO.97 Limited (“‘BVI 977, a 40%-owned joint venture of the Group as
at 31 December 2018), from an independent third party for a cash
consideration of RMB17,051,000 and thereafter, the Group holds
100% equity interest in BVI 97.

BVI 97 ZHiE AR & EER/E B R A B H E
MEBELEER -

The subsidiary of BVI 97 is Taiwan Hotel Limited which is engaged in
hotel operations in the PRC.

AT #5I70 Eat B EIE B B KB HBVYI
ITHRABEERBBE L AR BEME

A summary of fair value of the identifiable assets and liabilities of BVI
97 acquired at the date of the above acquisition was as follows:

RMB’ 000
AREFT
Property, plant and equipment Wz - BB REE 699,988
Right-of-use assets EREAE 1,150,762
Intangible assets mEE 563
Inventories 78 637
Accounts receivable JE I BR 3K 7,775
Prepayments, deposits and other receivables FERRIE - e REMERFKRIA 3,925
Cash and bank balances Re RIRITER 17,325
Other payables, accruals and deposits received EMEMNRIE - B ERARBRIZRS (48,522)
Accounts payable FERTBR K (98,805)
Amounts due to fellow subsidiaries e R ZMIB A RIZIE (68,133)
Loan from a third party BEZFHRTHER (338,982)
Loans from fellow subsidiaries RAEMBARG THER (547,006)
Bank borrowings |ITHEK (677,280)
107,247

Goodwill recognised on acquisition BRI EE
Consideration transferred BEERE 17,051
Add: Non-controlling interests e SEE R A 78,828

Fair value of 40% in BVI 97 at the date of A _E i s B B RE A BVI 97 40% a1
acquisition above ~REE 11,368
Less: Net assets acquired B BWEEETE (107,247)

ABUBBERRLT —F
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Notes to the Condensed Consolidated Financial Statements

fEIBR%R & B 15 ¥R KRB 51

For the six months ended 30 June 2019 #ZE —ZT—NFENA=+HIt/~EA

24.Business Combinations (Continued)

Net cash outflows arising on acquisition

24. %% & 6t ()

WEEENR SR HFEHE

Consideration paid in cash SRS NRE 17,051
Less: Cash and bank balances acquired B WEATE 2 RE RIRTTET (17,325)
Net cash inflow REMAFE (274)

Included in the profit for the current interim period was a loss of
RMB49,739,000 from BVI 97. Revenue for the current interim period
includes RMB73,293,000 attributable to BVI 97.

On 4 January 2019, the Group completed its negotiation with an
independent third party to the Group for the acquisition of 51% of
Shanxi Ding’an Real Estate Development Company Limited (“Shanxi
Ding’an”). The transaction was completed on 28 February 2019 and
the acquisition cost of RMB92,493,000 was satisfied in cash.

A summary of fair values of the identifiable assets and liabilities
acquired at the date of the above acquisition were as follows:

AT HEIRDE M BBV 97 EEMEIEA
R #49,739,0007T » AT HER K 045
AIERENBVI 978V iia A R# 73,293,000
JC ©

RZE—NF—AMNB  AEEEBIE=
7 SRR U Shanxi Ding’an Real Estate
Development Company Limited ([ Shanxi
Ding’an]) 51%REMAEH - ZRXFN_-F
—NFZAZFTNBEKBREREARE
92,493,000 T AR 2 4EH -

AN EHI R Lt Ye 2 218 B BB /0 Al 3 51
EENBEBEZAABEME

RMB’ 000

AREFTT

Property, plant and equipment Y - WE KRR 104
Property under development for sale SEEREME 83,350
Prepayments, deposits and other receivables A -~ ke R EMEUEIE 8,323
Cash and bank balances REMRTESF 92,523
Other payable, accruals and deposits received HiERFIE - EFrEA KBRS (2,543)
Accounts payable FERTBR X (398)
181,359
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Notes to the Condensed Consolidated Financial Statements
B8R &% O B F5 ER R BI 5T

For the six months ended 30 June 2019 HZE —ZT—AF/NA=1+HIE/NEA

24.Business Combinations (Continued) 24 £ S0t (48)

Goodwill recognised on acquisition

WiERER 2EE

Consideration transferred BEERE 92,493
Add: Non-controlling interests o FEEERRAE R 88,866
Less: Net assets acquired Ao BB EEFE (181,359)
Net cash outflows arising on acquisition KBELENE SR FE

Consideration paid in cash SRS NRE 92,493
Less: Cash and bank balances acquired o WEERTB 2B e RIRTTHEF (92,523)
Net cash inflow REMAFRE (30)

Included in the profit for the current interim period was a loss of
RMB1,266,000 from Shanxi Ding’an. There was no revenue for the

current interim period attributable to Shanxi Ding’an.

b BREA RS & A B FE Shanxi Ding’anfE A&
MEERARE1,266,0007T ° HEREE N
Shanxi Ding’an #) 75 #h Hi BRRG Uk &5 -

AEBBERRAIE —T—NFHHRE
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fEIBR%R & B 15 ¥R KRB 51

For the six months ended 30 June 2019 #ZE —ZT—NFENA=+HIt/~EA

25.Disposal of a Subsidiary

25. HEMNB AR

On 8 December 2017, Rich Harbour Limited (‘Rich Harbour”) and RZZE—tF+-ANHB ' ARRZENE
COFCO (BVI) No. 17 Limited (‘COFCO BVI17"), which are wholly- ‘A &]Rich Harbor Limited ([Rich Harbor])
owned subsidiaries of the Company, entered into an arrangement K& COFCO (BVI) No. 17 Limited ([ COFCO
on disposal of COFCO Hotel (Beijing) Co., Ltd (‘COFCO Hotel BVI 17]) Bt EFREEE (LR)BRA
(Beijing)”,65% owned by Rich Harbour and 35% owned by COFCO A ([HREE(ER) ] - 65%KRIEHRIcCh
BVI17). The consideration was determined based on the highest Harbor#7%5 * 35%HICOFCO BVI 17#%&)
bidding price amounting to RMB1,360 million. The disposal was ER—ETH c ZREDBESREEAR
completed in March 2018. The net assets of COFCO Hotel (Beijing) 1 360BEBILET - HEZTBEBR -_ZE—N
at the date of disposal were as follows: F=AFEK - FIRBEE GER) REE B EH
BEFEOT
RMB’ 000
AREFT
Consideration RE
Consideration received in cash and cash equivalents R e KRR EEMREIHRE 1,360,000
Analysis of assets and liabilities over which control was lost & EZHIECEEEHEELNT
Property, plant and equipment M - BE REE 853,111
Leasehold land and land use rights THE i & T {F F e 102,110
Intangible assets mEE 1,353
Inventories & 1,202
Accounts receivable FEWR IS 2,898
Deposits, prepayments and other receivables e TBAHIEREAMEKRIE 7,358
Amounts due from fellow subsidiaries FEUR R K M BB A R R IE 3,466
Deferred tax assets RIERIEEE 8,372
Cash and bank balances W& KRBT 697,459
Accounts payable FET I8 (3,881)
Other payables and accruals EMEMA AR EREA (25,144)
Loans from a third party E=HRTHER (1,431,978)
Amount due to a joint venture A EDERIE (936)
Net assets disposed of HEEEFE 215,390
Gain on disposal of a subsidiary: HEMRB AT ¢
Consideration on disposal HERE 1,360,000
Net assets disposal of HEEEFE (215,390)
Gain on disposal & s 1,144,610
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fEBR%R & M1 #5 #R R Bi 5

For the six months ended 30 June 2019 HZE —ZT—AF/NA=1+HIE/NEA

25.Disposal of a Subsidiary (Continued)

25. HENE 2R ()

RMB’ 000
AREFT

Net cash inflow on disposal of a subsidiary HENBATRNERERA
Consideration received in cash and cash equivalents R e RESEEYRBNNRE 1,360,000
Less: Cash and cash equivalents disposed of W THENRE RESEEY (697,459)
Net cash inflow FEEMA 662,541

26.Related Party Transactions

In addition to the balances detailed elsewhere in these condensed
consolidated financial statements, the Group had the following

material transactions with related parties during the period.

26.FEARS

Bt EBRREMBRRSTHIMAER
Sh - REBRBANEBESAATEAR
5 o

Six months ended

BETHABLEAREAR
30.06.2019 30.06.2018
RMB’000 RMB’ 000
AR¥T R AREFTT
(Unaudited) (Unaudited)
(REEX) (REEEZ)
Leasing of properties to: M T3 &F EAEYE -
Fellow subsidiaries SES)=YNS| 69,082 72,321
Intermediate holding company PR AR A ) 1,647 1,778
Ultimate holding company BRERAR 2 24
Leasing of properties from: ERNZIE=SEi:NzEE 7 E .
Ultimate holding company BASER AR 6,045 6,045
Provision of hotel management service by: AT5& FIREEE SRR
Fellow subsidiaries EENYSPNG| 1,734 1,991
Provision of property management service by: HATAEFIRHMEEER
Fellow subsidiaries SES)=YNS| 25,213 13,110
Intermediate holding company PR AR A F) - 12
Provision of property management service to: M THIEFREDEE R RS -
Fellow subsidiaries GES)=YNS| 832 15,726
Intermediate holding company REER AR 212 -
Provision of insurance service by: B TIYE SRR RS
Fellow subsidiaries NSNS 1,740 1,776
Sourcing of staple supply and catering BTHEFTREBEREMK
service from: BRRRY :
Fellow subsidiaries BEI NG 3,730 2,082
Ultimate holding company S e SE NG| 14 -
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For the six months ended 30 June 2019 #ZE —ZT—NFENA=+HIt/~EA

26.Related Party Transactions (Continued)

26.BAER RS (&)

Six months ended

BETHABLEAEAR
30.06.2019 30.06.2018
RMB’000 RMB’ 000
ARBTT AREFT
(Unaudited) (Unaudited)
(REEER) (RiEHEZ)
Sourcing of staple supply and BTIEFTRBEREM K
catering service to: BEIRTE
Fellow subsidiaries GES =N - 19
Interest income from: RETFEFTOFEHA
Joint ventures AEDE 18,132 8,729
Associates iG] 56,482 26,115
Interest expense to: TRTIEFTOFERE -
Fellow subsidiaries SESGYNG| 28,475 24,472

On 20 June 2019, the Group entered into a capital support letter with
Shui On Development (Holding) Limited undertaking to provide Colour
Bridge Holdings Limited, an associate of the Group, a maximum
capital support amounting to RMB2,870,000,000 in supporting
Colour Bridge Holdings Limited in meeting its loan repayment

obligations.

Related party balances

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

RZZT—NAFRNAZ+AH - AEEHEShu
On Development (Holding) Limited%5 7]
BoXF R AHREREEEBERERA
A (AEEHN—MHEQAR) RaEARE
2,870,000,000THI & & X FF - AU
BERERAREHMHEEER -

BRE T AR

AEEZ AREEEBRRRE A THES
MERFBD BB R M E16 K17

Compensation of key management personnel of the REBFTEEEAEZHM
Group
Six months ended
BZE T3 HHIEAEAR
30.06.2019 30.06.2018
RMB’000 RMB’ 000
ARETR AR®ET T
(Unaudited) (Unaudited)
(REEX) (REEEZ)
Salaries, allowances and other benefits e EMREMET 24,795 23,470
Retirement benefit scheme contributions RIREFET B K 827 473
Total compensation paid to key SINFEEEBABZHMERE
management personnel 25,622 23,9483
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For the six months ended 30 June 2019 HZE —ZT—AF/NA=1+HIE/NEA

26.Related Party Transactions (Continued)

Compensation of key management personnel of the
Group (Continued)

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

Transactions with other government-related entities
in the PRC

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

26.BBEL RS (&

FEETEEEABZHM (F)

AEENTEEEABBEARBESRRE

BRTEAR - RAHBMEBEHE - &
TEZELRSMTBRABZHMN - ThhxEE
B RIS A F T A B AAE

o

REMTERFEEER XS

AEESBPEBUFEHZ hREEE TR
BRAREERRZ 80 - Bt - EF2RB
REEZ P EBTRAES - I AEE
KRR EERIRRES B P EBT AT
b - HREEGIRET A 2B ([ EBTRE
ERDIZ - -BREXIBENRS I RIEE
JTRERR ] PR B LR AR IR AN E) - EERERA
A ARMERRNFERER 2R P REE
BN AEETNAEXBREPEE
BRTREERETER - AEERAEE
BRETESGATEBNREER 2E TR
TEISLE TRITFERRBITER - ERZEF
RIOTXHGNEE  EERAEBRELES
& o Ibsh - AEETN BB EBBIZPHE
PERREEERVZERS  BEE
B M ZEMEREMEEMT -
TE B8 R PR e v I RIS 4R A X N EURRS
HFOTEERETEBNMEER - AREE
BERA  LlX5ERAEE RS HRT
FEERNBEEARS -
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For the six months ended 30 June 2019 HiZ —=

—hEANA=1THIENEAR

27.Contingent Liabilities

(a)

(b)

27.AREE

Guarantees (@) #R
30.06.2019 31.12.2018
RMB’000 RMB’ 000
ARBTT ARETTT
(Unaudited) (Audited)
(REEERK) (feEZ)
Guarantees provided by the Group AEBRMEERSAL
in respect of loan facilities utilised BERmEREMNER
by property buyers 2,823,686 2,600,502
The Group has pledged certain bank deposits and provided AEEBRRFPRBETAEREMREBEER

guarantees to banks in favour of its customers in respect of the
mortgage loans provided by the banks to those customers for
the purchase of the Group’s properties. These guarantees will
be released upon receiving the building ownership certificate of
the respective properties by the banks from the customers as
security of the mortgage loans granted.

In the opinion of the Directors, the fair value of the financial
guarantee contracts at initial recognition and subsequently at
the end of each reporting period is not significant as the default
rate is low.

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

The construction costs of Chaoyang Joy City amounted to
RMBS3,341 million,
structure of RMB42 million. The non-compliant structure has

including the cost for the non-compliant

been occupied as office and has not generated any revenue.
Chaoyang Joy City generated revenue since the year 2010. The
aggregate revenue of the shopping mall of Chaoyang Joy City
since it generated revenue up to 30 June 2019 amounted to
RMB4,340 million.

Joy City Property Limited Interim Report 2019

(b)

SEYENRBE M ERE TR
TFRERBERTRT - ZFHERE
RBTRIFEPRENFEEMB#ERE
1E R PTEIRIB B SRR M S R RR -

BEEZRA BRNEBOTEIE - VEH
Eﬁifféx BERRNGBERELD
ABEELTERX -

>k

AEEFETEKREEE T B
NEGAU M EEBAEERTRE

MEFTFABE A THRRARGKHEEREN
TEHEH AEEXSWETHEA
BEMAT10% AR - FRABETE

N BRI EN 5 -

HGA AR A B ARES,341

BEL BETAHREBEANRAAR
BA2BEEIL - THMBREERERD

= WAEEEMKE - 85 REHR
BT —TFEREEAWZE - BB AN
BASERBRELEREBEE_Z— A
FRNA=-THMBREAARK4,340
BET



Notes to the Condensed Consolidated Financial Statements

fEBR%R & M1 #5 #R R Bi 5

For the six months ended 30 June 2019 HZE —ZT—AF/NA=1+HIE/NEA

27.Contingent Liabilities (Continued)

(b) (Continued)

(c)

The construction costs of Shenyang Joy City amounted to
RMB1,899 million, including an estimated cost for the excess
area of RMB81 million. Shenyang Joy City generated revenue
since the year 2009. The aggregate revenue of Shenyang Joy
City since it generated revenue up to 30 June 2019 amounted
to RMB2,086 million.

Based on the reasons and circumstances of these non-
compliances and the PRC legal advice, the management of
the Group considers that the risk of the Group will be subject
to any fine, penalty or demolishment or confiscation order is
remote, and accordingly, no provision has been made in these
condensed consolidated financial statements. In addition,
COFCO Corporation, the ultimate holding company of the
Company, has undertaken to the Company to indemnity the
Company against all penalties, losses and expenses that have
been or will be suffered or incurred by the Group arising from,
or in connection with the above non-compliances.

The Group was involved in a number of legal proceedings and
claims against it in the ordinary course of business. Provision
has been made for the probable losses to the Group on those
legal proceedings and claims when the management can
reasonably estimate the outcome of the legal proceedings
and claims taking into account the legal advice. The estimated
provision has been made for pending legal proceedings and
claims of RMB3,000,000 (2018: RMB3,000,000) which is
recorded in other payables and accruals. Except for that,
management believes that the probability of loss is remote.

27. HAEE (F)

(b) (&)

(c)

S A B B EEK AN B A RTE1,899
BETT PREERISNMETRARA
R¥E81EET - BEAEHAEZZZ
NFEREEMNE - EERINH EREA
EERmRE—T-AFA=1H
HBmAARKE2086HET °

ERZETAREFEMRERBERIA
RpBEERER  ARBEEEERR
REEBTKAIEHEBRESIR S
FHFBIOR B TR - Bt s
Rt EBRGA M B ImRHREE -
BEAN AR B REER AR RIEEE
AARREAR - B A REREKA
BEEH LR TS REREMEXLNE
ERMARE  BERFAXAART
RERE -

AEBRBEEBBREPESLIEE
REFLER BEELSEERE
REMNEBENEZERFRARZE
R UEORZEEERFRARATLE
HASEBIERBRIREME - B
REREBFREBRTIRZGFBEA
R#3,000,000C (ZE—\F : AR
#3,000,0007T ) & A H fib FE < 5018 &
FEFER - Rtz BEERERAE
PRI R AT REME AR o
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For the six months ended 30 June 2019 #ZE —ZT—NFENA=+HIt/~EA

28.Fair Value Measurements of Financial
Instruments

Some of the Group’s financial assets and liabilities are measured at
fair value at the end of each reporting period. The following table
gives information about how the fair values of these financial assets
and liabilities are determined (in particular, the valuation techniques(s)
and inputs used), as well as the level of the fair value hierarchy into
which the fair value measurement is observable.

o Level 1 fair value measurements are those derived from quoted
prices (unadjusted) in active markets for identical assets or
liabilities;

o Level 2 fair value measurements are those derived from inputs
other than quoted prices included within Level 1 that are
observable for the asset or liability, either directly or indirectly;
and

o Level 3 fair value measurements are those derived from
valuation techniques that included inputs for the assets
or liability that are not based on observable market data
(unobservable inputs).

Joy City Property Limited Interim Report 2019

28. TR T AN REES

Ll

AEEHSEREENBENSREHRE
ARBEE - TREINEBNAETZE
EREENBENAABENEN (K2
PRERMMENDERBARE) MRAR
BEAETHOIABERIIDATBEKFE

o FIRAREEFENRETZERDN
BEESXABERERTIS ZHE CREH
)

o F2RNARBEABNRAEEXAE
MR E SRR B ABUR (F1
MEFANIRERIN) - &

o  FEIRAAEBEENREBEILIEA
ABEmSEEREENEEREE
ZEABE (TABER ABER) Bk
B -
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For the six months ended 30 June 2019 HZE —ZT—AF/NA=1+HIE/NEA

Ll

28.Fair Value Measurements Of Financial 28. BT AW A AEES
Instruments (Continued) (#&)

AEBAEREEEERAREEHENSH
BEFHIMT

The Group’s financial liabilities that are measured at fair value on a
recurring basis are set out below:

Fair value Valuation technique(s) and
Financial assets/liabilities Fair value as at hierarchy key input(s)
CREEBfF DAfEE DR EERR (HEFERBREABIE
30/6/2019 31/12/2018
—T-NF —T-N\F
AA=+H +ZRA=+—H
Interest rate swaps Liabilities — Liabilities — Level 2 Discounted cash flow. Future

RMB2,285,000 RMB2,016,000 cash flows are estimated
based on forward interest
rates (from observable
yield curves at the end
of the reporting period)
and contracted interest
rates, discounted at a rate
that reflects the credit risk of
various counterparties.

AR ERE - RRFAERE
THIRBR BN R (R B S H
RV AT ER SR s 4R ) e /R A
ZEHFHFHNEERBOLL
BB A TR A5 -

Discounted cash flow. Future
cash flows are estimated
based on expected
repayment of the loan from
pre-sale proceeds arising
from the properties of the
associate, discounted at a
rate that reflects the credit
risk of the associate.

AR SRE - RRBAERE
TIREBE N MENTEE
FRi&RIBE 8T8 B& X %
= R EE & R B B R b 6 F
EBLIR AR o

(designed as
hedging instruments)

MEEH] (ERERT AR BE - ARE

2,285,0007T

Bl - ARE F-R
2,016,0007T

Assets — Assets — Level 3

RMB403,098,000 RMB403,098,000

Loan to an associate

BE - AR¥
403,098,0007C

BE - AR% E=R
403,098,0007C

Obligation arising from put
option to non-controlling
shareholder

PR T I IR R B 380 H#E
MmELMEE

Liabilities — Liabilities —
RMB344,780,000 RMB336,470,000

BiE - ARE
344,780,0007C

BfE - AR
336,470,000

Level 3

E=/

Discounted cash flow. Future
cash flows are estimated
based on the expected
future economic benefits
derived from the 49%
ownership interest in Joy
Valley Limited held by
the non-controlling
shareholder,
discounted at an appropriate
discount rate.

AERERE - KRRERE
THIRAR PR AR AR SR A% A Joy
Valley Limited#)49% % & &
EETEERREEN = K
VA E REER R ALIR Mk 5T -
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For the six months ended 30 June 2019 HZE —ZT—AFENA=1+HIE/NEA

28.Fair Value Measurements Of Financial
Instruments (Continued)

Reconciliation of Level 3 fair value measurements
of financial liabilities

2. eI TENRAAEBEE

(%)

TREEE=RAIAEEFEZY
iR

Obligation arising

from put option

Loan to an to non-controlling
associate shareholder
FE#% T IEFEAY

BYBERT RERERLEEE
EVE R iZEER B

RMB’ 000 RMB’ 000

ARETT ARETTT

At 1 January 2019 (audited) RZZT—NF—A—HB (EFR) 403,098 336,470

Fair value loss NiBEEE - 8,310
At 30 June 2019 (unaudited) RZZE—NFRA=+H

(REEZ) 403,098 344,780

The Directors consider that the carrying amounts of financial assets
and financial liabilities recorded at amortised cost in the condensed
consolidated statement of financial position approximate their
respective fair values.
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GLOSSARY

FIRE

In this interim report, unless the context requires otherwise, the following ~ RAFRERENRN - BRXE B BEIN » ToA=E
expressions have the following meanings: BEBHUTHE

Audit Committee
BZELZE®

Board
EEE

COFCO Corporation

hiEEE

COFCO (Hong Kong)

hiEEE

Company

ARF]

CPS

AIERE S

Director(s)

=

Grandjoy Holdings

AR

Group
rEH

HK$/HKD
B B

Hong Kong
BB

the audit committee under the Board
EXgBTERZES

the board of Directors

)

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

LR RIS+ A 2 R E VAT Al

COFCO Corporation (F 125 B HR /A 7)), a state-owned enterprise incorporated in the
PRC in September 1952 under the purview of SASAC of the PRC
FREBEBRAR R—NAAZFAATHFEFMAIZHEEEZEE BB

COFCO (Hong Kong) Limited (F1E5&E (F#) MR A7), a company incorporated in Hong
Kong with limited liability on 14 August 1981 and wholly-owned by COFCO Corporation
FREE (F8)BRAF  R—AN—FN\ATHEBEEEAMEA L2 ERAR - BFHE
SE>EHE

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

AUBHEBRAR  R—ANZFENAZT=ARBEREEZETMA L2 BRAF
HAR 9 1B 32 P E AR B (AR 5% - 00207)

the non-redeemable convertible preference shares of HK$0.10 each in the share capital
of the Company
RABRAF FAR0.10% 70,2 7~ 0] BB [B] AT #4825 iR

director(s) of the Company

RRREE

Grandjoy Holdings Group Co., Ltd. (formerly known as COFCO Property (Group) Co.,
Ltd.), a company incorporated in the PRC with limited liability on 8 October 1993, which
is listed on the Shenzhen Stock Exchange (stock code: 000031), a subsidiary of COFCO
Corporation

AUHIER R B R D ER AR (AP EME (KE) RMHERAR) - R—AA=ZF+TAN
BEFBRGEMK L2 BRAR - AHEEEFLRGF - WAYIESRRZ S LW (RH A
000031)

the Company and its subsidiaries
RARREMERF]

Hong Kong dollars, the lawful currency of Hong Kong

BEREEERET

the Hong Kong Special Administrative Region of the PRC
PEEBRRIITERER
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Glossary

SRR

Independent Board Committee

B
<t
i
it
R
i
%

Listing Rules

ERA

Model Code

(RAESTAD

Non-Competition Undertaking

RRF A
PRC
1=

Restricted Business

PR 1 2 75

SASAC

BEZ

SFO
& 5 R D

Stock Exchange
Bk 32 P

US$
ET

the Independent Board Committee, comprising all independent non-executive Directors

(being Mr. LAU Hon Chuen, Ambrose Gss, Jp, Mr. LAM Kin Ming, Lawrence and Mr. WU

Kwok Cheung mH)

BUEELZEET BHE2BENTES (NRIZRE 240 EE A FH+  MEBEE
RHRBIfE S e 2= ) 480K

the Rules Governing the Listing of Securities on The Stock Exchange of Hong Kong
Limited
BEEBMARSHMAERAGZES ETRE

the Model Code for Securities Transactions by Directors of Listed Issuers as contained
in Appendix 10 to the Listing Rules
ERAIM ST 2 EMBEITAESETES X HWIELESTR)

the deed of non-competition dated 29 November 2013 executed by COFCO Corporation
in favour of the Company in relation to the Acquisition

TREEN _F-=F+-A- T NLAREBEAERARFRITNTHFRE

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

PEARKME - EAPHBREFAREDE  BFIFITRERREGE

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

()% &g HE  HEXREBREMNEHECELSBERERZYEER  fIRAE
ZE O E5OBEE EBRNSOBERAE - R R(O)FAE - &E - HE  BEREEEM
ZRgireEIER

the State-owned Assets Supervision and Administration Commission of the State
Council (B EEEELEBERELZER)
BBEEEEELEEEREES

the Securities and Futures Ordinance (Chapter 571 of the Laws of Hong Kong)
EREDFEE71 EiEm M AEED

The Stock Exchange of Hong Kong Limited
BEEBMARIMBERRAR

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

INBEREEERERET
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