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CONDENSED CONSOLIDATED STATEMENT OF

PROFIT OR LOSS
for the six months ended 30th June, 2020

The board of directors (“Board”) of Tian An China Investments Company Limited
(“Company”) announces that the unaudited consolidated results of the Company
and its subsidiaries (“Group”) for the six months ended 30th June, 2020 with the
comparative figures for the corresponding period in 2019 are as follows:

—NFRAZEERETHET
(RESER)
(Unaudited)
BZAXA=tHILAEA
Six months ended 30th June,
—ECEF —E-NF
2020 2019
PiEE FHER FHET
NOTES HK$'000 HK$'000
WA Revenue 3 835,273 1,005,980
SHERAR Cost of sales (439,643) (535,497)
Sl Gross profit 395,630 470,483
E A A R E Other income and gains 5 165,161 166,006
TS EDIEE A Marketing and distribution expenses (21,799) (22,271)
THEA Administrative expenses (142,598) (171,473)
Hiv2iEEH Other operating expenses (443) (2,491)
BREEEAREBEKRE Net (decrease) increase in fair value
ZBARES DR EE of equity securities at fair value
SFEGRUD) 0 through profit or loss (2,792) 16,340
BRBEEEARBEEE Net decrease in fair value of financial
ZEMEEZ AREE assets at fair value through profit or
FR A loss (520) (15,406)
EWERZ FRE Net impairment losses on loans
E518 receivable (71,942) _
ERIVMEFEERS Fair value gain on transfer of
REWMEZ ARER inventories of completed properties
Was to investment properties 74,560 32,642
KEMEAREBEZ (Decrease) increase in fair value of
O30 investment properties (31,769) 131,686
DR IYEFE Reversal of write-down (write-down)
ZIRERE of inventories of completed
CRE) properties 131 (1,935)
FEERMEZ Impairment loss on properties for
REEE development - (42,330)
FERME Amortisation of properties for
5y development (29,121) (13,549)
& Bk A Finance costs 6 (111,374) (78,949)
FEAEEE AR (B8 )& F Share of (loss) profit of associates (6,481) 4,867
FELE BRI Share of profit of joint ventures 105,590 527,293
FRBE AT & A Profit before tax 322,233 1,000,913
Ti1g Taxation 7 (120,784) (135,511)
7N EA P A Profit for the period 8 201,449 865,402
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G SEaR(F)
HE—FE-ZFENHA=FHIFEA

CONDENSED CONSOLIDATED STATEMENT OF

PROFIT OR LOSS (continued)
for the six months ended 30th June, 2020

(REER)
(Unaudited)
BEARA=tTHLREAR
Six months ended 30th June,

—E-EF —E-NF
2020 2019
PiE FHERT FET
NOTES HK$'000 HK$'000
REARR NG T Profit for the period attributable to:

RN TR Owners of the Company 200,205 853,472
FEFERR A Non-controlling interests 1,244 11,930
201,449 865,402
Al il
HK cents HK cents

SREF Earnings per share 9
R Basic 13.34 56.64
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BRGESRER CONDENSED CONSOLIDATED STATEMENT OF
Eth2miia® PROFIT OR LOSS AND OTHER COMPREHENSIVE INCOME
B —E-FEFENH=A1HIFNEA for the six months ended 30th June, 2020
(REER)
(Unaudited)
BZEAXA=1THILLAEA
Six months ended 30th June,
—EBCEHF —ZT-hF
2020 2019
FET FHT
HK$'000 HK$'000
ANHARET R A Profit for the period 201,449 865,402
Emem(ER) K Other comprehensive (expense) income
TEENHEEERZ [tems that will not be reclassified to
BH profit or loss:
RERZINEEMES Exchange differences arising on translation
ERZER to presentation currency (274,558) (163,863)
B E N RGBS Share of other comprehensive expense of
HivzmEH associates and joint ventures (159,134) (43,609)
FiREMEEPEZRAR Net change in fair value of investments in
BEEREEBRATAKRE equity instruments at fair value through
NREEZFE other comprehensive income 15,974 (22,689)
FiREMEEBEZRAR Deferred tax effect on change in fair value
BEREZRATERE of investment in an equity instrument at
ARBEZEHZ fair value through other comprehensive
REIBRFE income 1,210 165
(416,508) (229,996)
BERTIREE A ER R Items that may be subsequently reclassified to
HE - profit or loss:
HMEGINEBFIEE 2 Exchange differences arising on translation
EHER of foreign operations (30,909) (7,918)
HAth Others 255 339
(30,654) (7,579)
NEEz EthEEE A Other comprehensive expense for the period (447,162) (237,575)
AEFEEE(ER) W Total comprehensive (expense) income
FEE for the period (245,713) 627,827
2HE(EBR) Wesez Total comprehensive (expense) income
FEIRTS attributable to:
AA R Owners of the Company (242,292) 618,124
FEE IR A Non-controlling interests (3,421) 9,703

(245,713) 627,827
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mHRaMERAE
R-FB-FFXA=FA

CONDENSED CONSOLIDATED STATEMENT OF

FINANCIAL POSITION
at 30th June, 2020

(RESER) (f&E=%)
(Unaudited) (Audited)
“ECEF —E-NF
NA=+HE +ZA=+—H
30th June, 31st December,
2020 2019
BaE FET FHET
NOTES HK$'000 HK$'000
FREBEE Non-current assets
ME - BE K& Property, plant and equipment 11 242,473 204,679
FREEE Right-of-use assets 11 37,995 38,548
EYE Investment properties 12 12,292,902 12,380,751
FEREE Properties for development 13 3,722,470 4,016,593
g eoandsty Evd Deposits for acquisition of properties
b for development 1,305,209 189,367
HihEE - WEER Other assets — properties interests 15,580 16,168
BN R 7 RS Interests in associates 2,880,464 2,891,108
REBLE R Interests in joint ventures 6,905,461 6,526,622
FEWE K Loans receivable 14 265,770 318,846
FRBERRANBEEEZ Financial assets at fair value through
SREE profit or loss 336,645 173,267
FiRE A Equity instruments at fair value
BRARBERE through other comprehensive
ZIRATA income 386,187 354,996
(et Eiass Club memberships 4,261 4,261
IRERIEEE Deferred tax assets 117,979 311,393
28,513,396 27,426,599
REBEE Current assets
MEEFE Inventories of properties
—E R — under development 2,475,931 2,229,928
—B%®T - completed 2,076,555 2,608,674
HEmiFE Other inventories 4,997 1,461
FEAYNEIUSE Amounts due from associates 13,792 92,792
BEDERK Amounts due from joint ventures 1,214,605 1,047,977
SRR Amounts due from non-controlling
RIER interests - 17,778
FEWE R Loans receivable 14 1,216,951 1,089,269
R 5 R H A EUERFK Trade and other receivables, deposits
e MR and prepayments 15 518,480 556,885
FRBERRANBEEEZ Financial assets at fair value through
SREE profit or loss 145,470 32,968
FHRBRRARBEEEY Equity securities at fair value through
JE AR 78 5 profit or loss 53,045 56,973
TaEiIE Prepaid tax 51,467 8,911
REEIR 2 RITFER Pledged bank deposits 25 608,536 604,298
BITEFERS Bank balances and cash 1,618,118 2,942,277
9,997,947 11,290,191
DIEAFEEE Assets classified as held for sale 16 2,254,712 2,332,834
12,252,659 13,623,025
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mHESMBRAR(E)
R-FB-FFXA=FA

CONDENSED CONSOLIDATED STATEMENT OF
FINANCIAL POSITION (continued)

at 30th June, 2020

(REER) (')
(Unaudited) (Audited)
—EEHF —ZT—hF
NA=+HE +ZA=+—H
30th June, 31st December,
2020 2019
B 5T FHET FHT
NOTES HK$'000 HK$'000
RBAE Current liabilities
R M EMERERR Trade and other payables 17 2,549,477 2,242,469
AHBEE Contract liabilities 1,133,826 1,081,448
HEAE Tax liabilities 1,474,596 1,478,223
RSN ERN Interest-bearing borrowings 18 1,576,555 1,438,604
B EMER Interest-free borrowings 19 1,372,902 1,389,614
8,107,356 7,630,358
HEAYBBGEREL Liabilities associated with assets
HEas classified as held for sale 16 1,186,454 1,078,688
9,293,810 8,709,046
REBEEFRE Net current assets 2,958,849 4,913,979
BEERTBERS Total assets less current liabilities 31,472,245 32,340,578
BARF#E Capital and reserves
R A Share capital 20 3,788,814 3,788,814
[E Reserves 19,881,895 20,462,162
RATRIRERIEG 2 Equity attributable to owners of
= the Company 23,670,709 24,250,976
AR A Non-controlling interests 1,335,932 1,344,195
A Total equity 25,006,641 25,595,171
ERBERE Non-current liabilities
M B e Interest-bearing borrowings 18 3,820,462 3,887,081
—Z AP ZIEER S WA Deferred rental income from a tenant 11,726 15,982
HEzHeEe Rental deposits from tenants 22,046 21,312
EEFRERE Deferred tax liabilities 2,611,370 2,821,032
6,465,604 6,745,407
31,472,245 32,340,578




RRAEREERAT
—EoEERHEERS

HRGEeERERR

sz-—z-zerA=+Ai~ms  CHANGES IN EQUITY

for the six months ended 30th June, 2020

CONDENSED CONSOLIDATED STATEMENT OF

FRRRFRES
Attributable to owners of the Company
K EY
EriE TERE FERESR
B&  Special Exchange  EfiRfE  EbRE  ZHER Non- st
Share capital translation Revaluation Other  Retained & controlling Total
capital  reserve  reserve  reserves  reserves  eamings Total ~ interests equity
Thn TR TR ThRL TR TR TR Tkn TR
HKE'000  HK§'000  HKS'000  HKS'000  HKS'000  HKS000  HKE'000  HKS'000  HK$'000
Gz,
(Note )
RIS-NE-A-BICEE) At lstJanuary, 2019 (audited) 3788814 1,417,669 SIVAN) (14638)  (328404) 18557510 23883078 1,369,933 25253011
BERZIERAEL, Exchange differences arising on
ErzE translation to presentation currency - - (161526) - - - (16152) 2337 (163863)
BERNSHAET, Exchange differences arising on
EizE franslation of foreign operations - - (7.918) - - - (7918 - (7.918)
EEBLNARAL0%E,  Shareof other comprehensive expense of
Hb2HER associates and joint ventures - - (#3609 - - - (43609 - (#3609
FEEMAEMERDAEE  Netchange in fair value of investments in
REJRATEREDAEE  equity instuments at fair value through
238 other comprehensive income - - - (22,799) - = (22799) 110 (22,689)
FEEM2ENEROAEE  Deferred taxeffect on change n fair value
BERATARERA of investment in an equity instrument at
[EEz#8ETHEN fair value through other comprehensive
va income - - - 165 - - 165 - 165
£l Others - - - - 39 - 3 - 33
TR Profitfor the period - - . . - B3 8N 1930 86540
FHR2E(ER) Total comprehensive (expense)
lhesit] income for the period - - (13053 (22634 339 853472 61814 9703 621827
-HaeteERER Transfer on voluntary liquidation of
gty ajoint venture - - (5310) = = 5310 = = 3
ResR ) Dividend recognised as distribution (note 10) - - = = - (301354 (301,354 - (301,354
REDET Dividend distributed to non-controling
FEhRE interests - - - - - - - B8 (1,069
RZEF-NERA=TA At30th June, 2019
(RER) (unaudited) 3788814 1417,669 303,764 (97272) (328,065 19114938 24199848 1348568 25548416
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BRGESERETHR(F) CONDENSED CONSOLIDATED STATEMENT OF
BE—FE—TEN A=+ HIFEA CHANGES IN EQUITY (continued)
for the six months ended 30th June, 2020

ARTRREL
Attributable to owners of the Company
i EX
ExiE  FERE FEhEs
BE  Spedal Exchange  EfiEE  EbEE Rk Non-  EHAE
Share capital translation Revaluation Other  Retained &3 controlling Total
capital  reserve  reserve  reserves  reserves  eamings Total  interests equity

ten  TAn TR TEm AL TR TAm AL TER
HKS000  HKSO00  HKS000  HKS000  HKS000  HKY000  HKS000  HKSO00  HKSO00

i)
(Noted)
RZF-NFLA—AREER) Atistluly, 2019 (unaudited) 3788814 1417,669 303,764 (97272) (328,065 19114938 24199848 1348568 25548416
BERZIIEBMEE, Exchange differences arising on
Eiz2 franslation to presentation currency - - (292,078) - - - (292,078) (662 (292,739)
BERSHAEL, Exchange differences arising on
EizE franslation of foreign operations - - 10,092 - - - 10,092 - 10,092
EERLNARALAE,  Shareof oher comprehensive expense of
L2 EER associates and joint ventures - - (%857) - - - (%857) N e

FEEMAEMERAAESE  Netchange in fairvalue of investments in

BEIRATERERAERE  equity instruments at fair vaue through

Vazyi| other comprehensive income - - - (42,620) -
FEEM2ENERDABE  Deferred taxeffect on change n fair value

RERATARERA of investments in an equity instrument

Bl Ra ELiE atfair value through other comprehensive

(42,620) (1411 (@031)

72 income - - - 1,045 - - 1,045 - 1,045
Ef Others - - - - 8 - 84 - 8
pus:iispayi] Profit for the period - - - - - 492 470 492 470 (2,300) 490,170
AEHEA(ER) Total comprehensive (expense)

bty s income for the period - - (380,557) (41575) 84 492470 70422 (4373) 66,049
Ehaets e Share of other reserve of joint venture - - - - 187 - 187 - 187

—HHBLAERRER Transfer on voluntary liquidation of

RER s asubsidiary (Note b) - - (35059) - - 0% - - -
RAEE R Repurchase and cancellation of shares - - - - - @) -

RZE-AETZA=1T-H  At3stDecember, 2019
(&2 (audited) 3,788,814 1417669 (111,852)  (138847)  (326,154) 19621346 24250976 1344195 25,595,171

By
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CONDENSED CONSOLIDATED STATEMENT OF

FE-FFENHA =1 AN EA CHANGES IN EQUITY (continued)
for the six months ended 30th June, 2020

KOIRRER
Attributable to owners of the Company
s Ex
E5fE  FEER KRR
RE  Spedal Exchange  EfilE  EfEE  2iEA Non-  EH#E
Share capital translation Revaluation Other  Retained @3 controlling Total
capital  reserve  reserve  reserves  reserves - earnings Total  interests equity

TEn T FEn Fin Tin TEn T T Thn
HK$'000  HK$'000  HK$'000  HK§'000  HK$'000  HK$'000  HKS'000  HK$'000  HK$'000
(s
(Note 3)

RZF-TF-A-AUEER)  AtIstlanuary, 2020 audited)
BERZIIERARE, Bxchange differences arising on

3788814 1417669 (111,852  (138847)  (326,154) 19621346 24250976 1344195 25,595,171

EfzE frandlation to presentation currency - - (270234 - - - Q038 @34 (27455)
BERNSBAEL, Exchange differences arising on

ERzE translation of foreign operations - - (30909 - - - (30,909 - 30909
EERELARGELEL Share of other comprehensive expense of

£t 2TER associates and joint ventures - - (159,13 - - - (159134 - (159.13)
FEEMAENRRALEE  Netchange in far value of investments in

BEZRATEREDS equity nstruments t fair value through

[BE, 32 other comprehensive income - - - 16315 - - 16315 (341) 15974
FEEMSENEROABE  Defered taxeffect on change in fair value of

REZRATEARADA investment n an equity instrument at fair value

EERH EthE 8 through other comprehensive income - - - 1210 - - 1,210 - 1210
-0 Others - - - - 2% - 255 - 25
AERER Profit for the period - - - - - 200205 200,205 1244 201449
AEHE(ER) Total comprehensive (expense)

it income for the period - - 02 1755 5200205 (4229) B4 (s713)
REHERERN Capital contribution from

EXHA non-controling interest - - - - - - - 11,11 1111
WE-THBLTMEMES  Acquisition of additional interest n

(A %E(/ a subsidiary (Note ¢ - - 9,970 - (48373) - (38,403) (1153)  (45,556)

—HHERIEER Repurchase and cancellaton of shares

n‘fféﬁﬂ of a subsidary - - - - 557 - 57 (103 (476)
BEARINE 1) Dividend recognised as disrbuton (note 10) - - - - - (0129 B0129) - (0129

REDE TR ER Dividend distributed to non-controling interests - - - - - - - ) (178))

WZZZZESR=TRREER) At30th June, 2020 (unaudited)

(a)

(b)

Notes:

AEESHFAREABRAMEEK @)
BRANEBEREZRATARRE
(EFRMEL 2 BB SHEHEFHA MR
Eﬁéx&ﬁ%%%%%ii#ﬁéiz

E S e

REE-Z-AF+=-A=+—RA1E ©
FERN - —HRPEARLNME(F
B ) sEMas B ERSEARE
BEER - HEE L Y BIREHCEE

25t o

v

NA=ZTHIERNE (@]
A B 45,556,000 74
%ATW%%M%%
RIS B E

$ ﬁ?ﬂ?& 3&&%&@@?%

& EEF1E7,153,00058 7T - Z M B

A)H [ 5. 0% B B 459,970, ooo,%rn

¢ 8 45,556,000 7t 2 [ E’J%%E
,373,00058 7T 5 7 EL At Gt 185

=B “NJJ
P‘M
|
A
[

N -
ASE | !

FBEL oy

D)E- !

BxXADoEEE T
?am%

LA)

3788814 1417669 (562159) (121320  B73715) 19521420 23670709 1335932 25,006,641

Revaluation reserves of the Group comprise the investment revaluation reserve arising from
the fair value adjustment on equity instruments at fair value through other comprehensive
income and property revaluation reserve arising from revaluation of properties upon transfer
to investment properties.

During the year ended 31st December, 2019, a subsidiary, which was established in the
People’s Republic of China (“PRC") and was inactive, was voluntarily liquidated. Related
exchange translation reserve was released to retained earnings.

During the six months ended 30th June, 2020, the Group acquired an additional 40% interest
in a subsidiary at a consideration of HK$45,556,000. The subsidiary was established in the
PRC and principally engaged in property development. The difference of HK$48,373,000
between the relevant share of net assets by the non-controlling interests of HK$7,153,000,
exchange translation reserve of HK$9,970,000 of the subsidiary and the consideration of
HK$45,556,000 was recognised in other reserves.
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HHRSRaRER

HE—FE-ZFENHA=FHIFEA

CONDENSED CONSOLIDATED STATEMENT OF

CASH FLOWS
for the six months ended 30th June, 2020

(REBER)
(Unaudited)
BEAA=1+HLEAEAR

Six months ended 30th June,

—E-ZF —E-NF

2020 2019

FERT FHET

HK$'000 HK$'000

ARSI Y 4 RE Net cash used in operating activities (950,663) (139,933)

AR EEB R % E Net cash used in investing activities

LGS, Interest received 140,493 107,826

BlREELEEZRE Dividends received from joint ventures - 13,843
Bk B F B E A 2 e Dividends received from equity instruments

RARBEREZRA at fair value through other comprehensive

TEZEE income 1,500 1,500
BYREBREREARBE Dividends received from financial assets at

REZEHEEIRE fair value through profit or loss 289 403
BEWE  WEKERE Purchase of property, plant and equipment (47,774) (3,585)
HEWE - BEL&RB Proceeds on disposal of property,

Frig plant and equipment 8 -
RN B Addition of investment properties (1,026) (1,478)
HERE MR Proceeds from disposal of investment

REBE properties, net of value added tax 2,212 3,023
ERBAT-—HGERE Capital contribution to a joint venture (93,913) -
BEEAHMEEKGEEAR Purchase of an equity instrument at fair value

BEREZIRATA through other comprehensive income (15,683) (128,042)
BEERBRIEAABEREEY Purchase of financial assets at

SREE fair value through profit or loss (247,382) (38,258)
HEERBHERARBEREYZ Proceeds from disposal of a financial asset at

SREEMS fair value through profit or loss 33,434 -
RE—HEECEARERY Net cash inflow from voluntary liquidation of

FEREMA a joint venture - 10,420
£ 5 /BB 2 R AT AU Y Deposits received in relation to disposal of

RS subsidiaries 503,616 -
NG Pt Repayment from associates 79,000 13,000
BEEEN Advances to joint ventures (555,707) (396,779)
BEDEER Repayment from joint ventures 2,466 1,619
BEEEWER Loans receivable repaid 254,871 612,266
BT REKER Loans receivable advanced (411,841) (219,518)
BB 2 R1T1F 502 fE Withdrawal of pledged bank deposits 14 -
REERZ BITERZFEA Placement of pledged bank deposits (5.326) (590,101)

(360,749) (613,861)
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CONDENSED CONSOLIDATED STATEMENT OF
CASH FLOWS (continued)

WG RKRERF)
Bz —FE = FF A =1 HiFAEA

for the six months ended 30th June, 2020

(REEER)
(Unaudited)

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

—ECEFE —T-NF
2020 2019
FTER FHET
HK$'000 HK$'000
(AR RAREEE Y4 RE Net cash (used in) from financing activities
EATFIE Interest paid (133,744) (115,439)
2R Dividend paid (300,129) (301,354)
B F IR Dividend paid to non-controlling interests (7,767) (31,068)
aﬁmﬁﬁﬁﬁﬁm‘gﬁ New bank and other loans raised 464,720 1,342,212
BERITREMER Repayment of bank and other loans (304,189) (658,358)
e B EH New interest-free borrowings raised 183,799 207,985
FEREEN Repayment of interest-free borrowings (22) (9,033)
—fEKTE AR & Repurchase and cancellation of shares
EEE e of a subsidiary (476) -
U BE — R B A AR EESME RS Purchase of additional interest in a subsidiary (27,778) -
KB SRR Capital contribution from non-controlling
BAREA interest 11,111 -
(114,475) 434,945
ReMReSEBE RV FE Net decrease in cash and cash equivalents (1,425,887) (318,849)
HoBEe kR Cash and cash equivalents at the
%£BIEHE beginning of the period 2,818,065 2,175,526
HNE R IR v R Effect of foreign exchange rate changes (18,025) (5,520)
HARBERES Cash and cash equivalents at the end of
%£(B78H the period 1,374,153 1,851,157
Re kR EEEE Analysis of the balances of cash and
BEEAM cash equivalents
RITHETFRAS Bank balances and cash 1,618,118 2,038,297
B BB ZIRITEFE (M E) Less: restricted bank deposits (Note) (282,892) (187,140)
1,335,226 1,851,157
PEAENEABEEEYZ Bank balances and cash included in
RITHEETERRS assets classified as held for sale 38,927 =
1,374,153 1,851,157

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

Hrat - RREZ RITREFRIBEERITETR
B ZBRTEFREMRRIETH
YEERIER -
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1. RREE

AERGEAMBRRTZERB GG ([BE
BEEIAE DBEMZ BB G RN EBGTE
A )34 PR RS | REBHARIME
RAT([H3A DREs LRI LR A M
BTN ERRBEREMRE

BRZEEHARAMBHRRANEREE_F
—NFE+ZA=T—BULFEZHBER LT
BRZVWREEZARBNEEFEFA M H
® o IEERBEEREVBERE - BAZETEEY
BHRERE—FERIT

RARBEREBEEERTMEHN ([ REEH]) E
662(3) {5 K i R 6 5350 A1 7 5 B2 bR R IE X B
BE-T-NF+_A=+t—BUEFEZHBER
£ o ARRAZEBAERZE_S - NFHBHRE
BR®E - ZBABRETEREER  WEHE
REMRHESERBERBRAT  REEEMM
Stz saFA=1E » RIWESE RIE A KIS
406(2) + 407(2)k(3)IEEH 2 B2 HH -

1.1 REFHHRICEXER

BT NFHEELARES(—T-NFEHUTE
REE D EE  PEREEBFERERNR
RIEHEAREMEREEORER S| - HHE R
FEHNREBERATTZE  TERNERZER
SEEETS

AR TR EEE - AP EZERTYE
HESHAEYE -

NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS
for the six months ended 30th June, 2020

1. BASIS OF PREPARATION

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

The financial information relating to the year ended 31st December, 2019
that is included in these condensed consolidated financial statements
does not constitute the Company’s statutory annual consolidated
financial statements for that financial year but is derived from those
financial statements. Further information relating to these statutory
financial statements is as follows:

The Company has delivered the financial statements for the year ended
31st December, 2019 to the Registrar of Companies in accordance
with section 662(3) of, and Part 3 of Schedule 6 to, the Hong Kong
Companies Ordinance (“CO"). The Company’s auditor has reported on
those financial statements for 2019. The auditor’s report was unqualified;
did not include a reference to any matters to which the auditor drew
attention by way of emphasis without qualifying its report; and did not
contain a statement under sections 406(2), 407(2) or (3) of the CO.

1.1 Significant events in the current interim period

The outbreak of the coronavirus disease 2019 (“COVID-19") and the
subsequent quarantine measures imposed by the PRC and the Hong Kong
government as well as the travel restrictions imposed by other countries
have had negative impact on the economy of the PRC and Hong Kong,
and directly and indirectly affect the operations of the Group.

Due to the unfavorable economic environment in the PRC, the sales of
completed properties in the PRC have been negatively affected.
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1. WREE(E

1.1 REPHHRZEXER ()

BR—_E-NFHEERRSE  BENTERP
EEREBARB TR RGN - BEN - A%
EREFPRHIESRER MAKEEEMAYE
MHESBARPHAEERERENENORAE
BEINERFEE

F—hE - BEBFCEMEEM BRGNS
TEERMHBANRTESRKOBEZE

Rt - RSB P SAHORMRIRE B E 77 E
BRERTVENHEEMES WA DA
R B — T — N AT A S AR R B O IK
FFER) -

2. FESEBX

=
=

BETYEMREBRTARAAEBEFENIGRIER
) - ARERERE MTEIRR THIRE L AR E AR

2o

BRREREAMBREEN(TEEMBREE
A DWERTAMELN S ERRESI  BE—
Z_TFEANA=ZTRIEANEAZERAERA M ER
KRB Gt BR M EEEAREEHE
T-NF+-A=+—"BUEFEZFEFEME
WERAZ2NEN—2 -

NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2020

1. BASIS OF PREPARATION (continued)

1.1 Significant events in the current interim period
(continued)

Retail tenants in Hong Kong are facing substantial business drop and
temporary closure as a result of COVID-19. In response of these, the
Group granted rent concessions to tenants and the rental income
from the Group’s Hong Kong commercial properties decreased that
have impacts over the fair value of the Group’s Hong Kong investment
properties.

On the other hand, the Hong Kong government has announced various
financial measures and supports for corporates to overcome the negative
impact arising from the pandemic.

As such, the financial positions and performance of the Group were
affected in different aspects, including reduction in sales of completed
properties and rental income and the receipt of government grants in
respect of COVID-19 related subsidies.

2. PRINCIPAL ACCOUNTING POLICIES

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

Other than changes in accounting policies resulting from application of
amendments to Hong Kong Financial Reporting Standards (“HKFRSs”),
the accounting policies and methods of computation used in the
condensed consolidated financial statements for the six months ended
30th June, 2020 are the same as those presented in the Group’s annual
consolidated financial statements for the year ended 31st December,
2019.
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2. EFEETBEE
B E BB RS ERNNETE

KA EERE  AEEEEREREBYBRS
BN Z SERNSI A ZEFT AR T HE
BEMAGEMN T _BF—A—Hxkzik
a2 FE B Bl A M BB BRE LR 2
BRI - RS AR BB RRR S MEHE

EEGEIERIE 158
REEGT AR
EFIEFTA

BB RS %R
FEIFIEFTA

BB RS %R
FEo5R - BB G
AEBIEE 3957 A K

EWNES:

XBHER

EF e

BRI IRELER
EVEACTIRN
BT XAt ESN - AR A EE M IRE%E

AR Z B SE RN S| B2 BT AR BB 5]
SEAMEFTAHAEBRN A HE M BERE
BIIRR MR KR ENZ S GRS U
WRZWBELBEEATE -

2.1 BREEESHERNFIRREEEHER
FOMETTEEX A E BT

ZEEFTAREREREANESE © JIAMHE
W R EMEN T ASEEREYE —
RAGE T BHRRNEIBEREERNZSRMIHE
MR ERSERZMBENNM BRI 2R
R AZEHBEKX - [ZFEIANESERERE
BHmROBERN - E2UHIURRER MBS
B (EEREEMERERER) °

RAHEERZEERT AL ERGAMEHRRL
BYE  RRAZSEIANZZ27 MEENES (10
BERBE_Z_TF+_A=t—HLFEZ
ARE TSR R o

NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2020

2. PRINCIPAL ACCOUNTING POLICIES (continued)

Application of amendments to HKFRSs

In the current interim period, the Group has applied the Amendments
to References to the Conceptual Framework in HKFRS Standards and
the following amendments to HKFRSs issued by the HKICPA, for the first
time, which are mandatorily effective for the annual period beginning on
or after 1st January, 2020 for the preparation of the Group’s condensed
consolidated financial statements:

Amendments to HKAS 1 Definition of Material
and HKAS 8

Amendments to HKFRS 3 Definition of a Business

Amendments to HKFRS 9, Interest Rate Benchmark Reform
HKAS 39 and HKFRS 7

Except as described below, the application of the Amendments to
References to the Conceptual Framework in HKFRS Standards and the
amendments to HKFRSs in the current period has had no material impact
on the Group’s financial positions and performance for the current
and prior periods and/or on the disclosures set out in these condensed
consolidated financial statements.

2.1 Impacts of application on Amendments to HKAS 1 and
HKAS 8 Definition of Material

The amendments provide a new definition of material that states
“information is material if omitting, misstating or obscuring it could
reasonably be expected to influence decisions that the primary users of
general purpose financial statements make on the basis of those financial
statements, which provide financial information about a specific reporting
entity.” The amendments also clarify that materiality depends on the
nature or magnitude of information, either individually or in combination
with other information, in the context of the financial statements taken as
a whole.

The application of the amendments in the current period had no
impact on the condensed consolidated financial statements. Changes in
presentation and disclosures on the application of the amendments, if
any, will be reflected on the consolidated financial statements for the year
ending 31st December, 2020.
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2020

3. A 3. REVENUE
KA Disaggregation of revenue
(REBER)
(Unaudited)
BE/AA=tHL-ER
Six months ended 30th June,
—E-EF —NF
2020 2019
FHET FAT
HK$'000 HK$'000
REFEE At a point in time
BRTYEHEE Sales of completed properties 530,563 679,868
B FF Over time
MEER Property management 57,004 61,004
HihiE Other operations 10,321 14,071
BmERBHEA Revenue from goods and services 597,888 754,943
HE Leases 237,385 251,037
835,273 1,005,980

4. DEER

AEBNAH 2 WA T EREEPE
REBEE 2R - ARBE 2 EMA
B ETENRN-BTITEEYR  WER
B MEREMEMLEE(ZZREY
XERE) - A RERTARFHR
TEF(RREEARE)RERIER
AR AR 2 AEE T 20N EE
DEBIRERINZ=IAT 2T - shE
RENE - HER—MLmHmEKRE
MEBARCAEXEE - NEBLEHRZ
Lﬁ%%&ﬁ%%@ﬂZﬂ%%&@%
DEAFEN - AR AMKRIRF A
5 OHEE BEENBEDEAREEZ
BRI E RS —fHasd -

4. SEGMENT INFORMATION

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

NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)

for the six months ended 30th June, 2020

4. SEGMENT INFORMATION (continued)

REIEEHRE - AEEIRA2HELELS  The following is an analysis of the Group’s segment revenue, results, assets and
2O A - ¥4 BERAENS  liabilities by reportable and operating segments for the period under review:
MranT -
MERR MERE HiheE
Property Property Other bt
development investment  operations Consolidated
THxT TET TEL THxT
HK$'000 HK$'000 HK$'000 HK$'000
BE-_Z-_ZFA=1HIARA For the six months ended 30th June, 2020
AEHA SEGMENT REVENUE
HIMNHE External sales 530,563 237,385 67,325 835,273
E RESULTS
DEEFI(EE) Segment profit (loss) 124,531 189,998 (1,687) 312,842
R ONSLen Other income and gains 165,161
Ry CEBR Unallocated corporate expenses (143,505)
BOARK AN Finance costs (111,374)
ERBENAEE Share of loss of associates (6,481)
ElEa 8tz Share of profit of joint ventures 105,590
BRI A ) Profit before tax 322,233
RZE-ZF-A=+H As at 30th June, 2020
BE ASSETS
DEEE Segment assets 10,530,556 13,913,705 38,406 24,482,667
Wﬁ%%ﬂ a7 Interests in associates 196,224 2,684,240 - 2,880,464
NE BN 7S Interests in joint ventures 2,572,764 4,083,851 248,846 6,905,461
A UNCIUEN Amounts due from associates 2,563 11,229 - 13,792
BECERK Amounts due from joint ventures 1,116,918 - 97,687 1,214,605
RegnE s DEEE Unallocated corporate assets 5,269,066
BHEEE Consolidated total assets 40,766,055
B LIABILITIES
HEafE Segment liabilities 5,886,211 2,391,631 163,339 8,441,181
Ko hERE Unallocated corporate liabilities 7,318,233
AffEaf Consolidated total liabilities 15,759,414
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4. DEER(E

NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)

for the six months ended 30th June, 2020

4. SEGMENT INFORMATION (continued)

MEER MERE Hip2id
Property Property Other Gl
development investment operations  Consolidated
FEL FET FEL FET
HK$'000 HK$'000 HK$'000 HK$'000
BE_Z-NE& A=tHIAEA For the six months ended 30th June, 2019
DEWA SEGMENT REVENUE
HONEE External sales 679,868 251,037 75,075 1,005,980
¥i5 RESULTS
SEEFI(ER) Segment profit (loss) 174,057 285,648 (12,458) 447,247
Hi A R Other income and gains 166,006
RENBILEER Unallocated corporate expenses (65,551)
BEKAE Finance costs (78,949)
[EIGEE D AlEF Share of profit of associates 4,867
BlEEECERT Share of profit of joint ventures 527,293
BRI A ) Profit before tax 1,000,913
RZE-NF+=-A=+—H As at 31st December, 2019
BE ASSETS
NEEE Segment assets 10,354,836 13,937,015 34,387 24,326,238
REE DA 2 s Interests in associates 200,428 2,690,680 - 2,891,108
NEBNE 7R Interests in joint ventures 2,660,461 3,626,006 240,155 6,526,622
NG Amounts due from associates 2,563 90,229 - 92,792
BETERT Amounts due from joint ventures 948,295 = 99,682 1,047,977
ReenB b¥EEE Unallocated corporate assets 6,164,887
BHEEE Consolidated total assets 41,049,624
afE LIABILITIES
DEEE Segment liabilities 5,446,267 2,414,657 165,221 8,026,145
ReepsvhEEE Unallocated corporate liabilities 7,428,308
AptEEE Consolidated total liabilities 15,454,453

A] 23 MG E D AR & T R A 2
AT AR B S ET R — 5 - i
BB RERDBEEMEA R IRES -
AN - BB ZE AT RS ZEREE
MBR)ARRGED B EEBRZE
7 ERFTEREAR A A (B R ) © 9 FER T
RABRTEERERD B MFHERR
RBEMZITE -

The accounting policies of the reportable and operating segments are the same as
the Group’s accounting policies described in note 2. Segment profit (loss) represents
the profit earned by (loss from) each segment without allocation of other income
and gains, finance costs, share of profit (loss) of associates and joint ventures and
unallocated corporate expenses. This is the measure reported to the Executive
Directors of the Company for the purposes of resource allocation and performance

assessment.
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5. HfbWARUE

NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2020

5. OTHER INCOME AND GAINS

(REER)
(Unaudited)
BEAXA=tHLAEAR
Six months ended 30th June,

—E-EHF —E-NF
2020 2019
FBT FET
HK$'000 HK$'000
A& S A Dividend income

— I LMk H — unlisted shares 1,789 1,903
— ikt — listed shares 89 1,833
RITERZFBUA Interest income on bank deposits 21,689 24,459
U E K2 F B A Interest income from loans receivable 92,008 98,410
RE—FEEETEZFBEMRA Interest income from a joint venture 33,950 1,491

RBEFEEFHED Recoveries of receivable written off
FEUBR R 2 ) in prior years - 21,872
Hth Others 15,636 16,038
165,161 166,006
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)

for the six months ended 30th June, 2020

6. BB 6. FINANCE COSTS
(REEX)
(Unaudited)
BZEANA=1tHIEAREA
Six months ended 30th June,
—®-®E T A%
2020 2019
FET FHBT
HK$'000 HK$'000
MEST - Interest on:
RITER Bank loans 121,073 108,593
EmER Other loans 9,170 1,509
BERTHER Loans arrangement fee 2,581 1,871
132,824 111,973
W BRMERERA Less: amount capitalised on properties under
MESRE development (21,450) (33,024)
111,374 78,949
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)

for the six months ended 30th June, 2020

7. HiE 7. TAXATION
(REER)
(Unaudited)
BEAXA=tHLAEAR
Six months ended 30th June,
—E-BF —E-NF
2020 2019
FHET FAT
HK$'000 HK$'000
S HBeE The charge comprises:
REATIIE Current tax
—EFBMER — Hong Kong Profits Tax 2,866 1,805
— R EMER — PRC Enterprise Income Tax 36,796 46,915
— B ER — Land Appreciation Tax 44,208 43,538
83,870 92,258
WTFERENE (BERE) Under (over) provision in prior years
—BBMNER — Hong Kong Profits Tax (532) 5
— BN A — Overseas Tax - (6,495)
— BTSN — PRC Enterprise Income Tax 2,379 (240)
1,847 (6,730)
85,717 85,528
IEIERIE Deferred tax 35,067 49,983
120,784 135,511

BRMNSHIZRE < fhFT BB AEIA
16.5% 2 HEE - REBEMAEHIZ
1ERPH 2~ BE AR R AT B4R

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

applicable to respective subsidiaries.



REFEREARAE
“ECRFRHEARS

23

SRS M BEERERMEF)
BE - -_ZTFNNA=F+HINEA

8. ZAHIE&A

NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)

for the six months ended 30th June, 2020

8. PROFIT FOR THE PERIOD

(REER)

(Unaudited)
BEANA=tTHLEARER
Six months ended 30th June,

—E-BF ZE-NEF
2020 2019
FHER FAT
HK$'000 HK$'000
N EARENE M 2 40k Profit for the period has been arrived at after
(FtA) charging (crediting):
W BB NMRETE Depreciation of property, plant and equipment 6,194 9,779
W BMERERFYE Less: amount capitalised on properties under
Gl development (312) (837)
5,882 8,942
e Depreciation/amortisation of:
HtEE - WEER Other assets — properties interests 239 247
FERYE Properties for development 29,121 13,549
FREEE Right-of-use assets 351 352
EMEEERE Total depreciation and amortisation 35,593 23,090
FEZRAIEERRE Cost of inventories recognised as expenses 324,074 402,963
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9. BRER

DA 2 SRERRFTVET
BB -

NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2020

9. EARNINGS PER SHARE

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

(REER)
(Unaudited)
BZEANA=1THILAEA
Six months ended 30th June,

—BEfF —TNF
2020 2019
FTEx FHT
HK$'000 HK$'000
2R Earnings
FAGHEBIREREF 2 Earnings for the purpose of basic earnings per
BN (KR AR &G share (profit for the period attributable to
REARD R F) owners of the Company) 200,205 853,472
(REER)

(Unaudited)
BZEARA=THLREA
Six months ended 30th June,

—B-EE —ZT-hF
2020 2019
Fo Tz
‘000 ‘000
B Number of shares
R ESRELRETZ Number of ordinary shares for the purpose of
e = basic earnings per share 1,500,647 1,506,769

R-ZE-_TER_T-NEREE I
RE2HEHREERF  AR=Z=F
FR-F-NFEMFEILREHTBE
LImAY -

No diluted earnings per share for both 2020 and 2019 were presented as there
were no potential ordinary shares in issue for both 2020 and 2019.
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2020

10. lRE 10. DIVIDEND
(REER)
(Unaudited)
BEAA=tHLAEAR
Six months ended 30th June,
—ECEF —h4F
2020 2019
FHET FAT
HK$'000 HK$'000
REINTER D IR Z Dividend recognised as distribution during the
IRE period:
oN—E-NFE Interim dividend (in lieu of final dividend) of
(ZZE—NF: —T—)\FE) HK20 cents (2019: HK20 cents) per share
FHEARR B (AR B REAR B) paid in respect of 2019 (2019: in respect
BRR0BI(ZF—1%F : 2081l) of 2018) 300,129 301,354
1. W%  BMERFEUR 11. PROPERTY, PLANT AND EQUIPMENT AND
EREEE RIGHT-OF-USE ASSETS
REEZZT_ZFA=FTHIEMEA  During the six months ended 30th June, 2020, the Group acquired property, plant

A REBE AR SR {B47,774,00078 7T
(ZZE—NF/NA=1A8 : 3,585,000/
TOEAME - BEMEE -

REBE_Z_ZER-_FT-AFKA
=+BIXEAR $%l13ﬁ1\$¢%’§1{r
MERYEEREME -

R -_EFXA=1tHE-Z—H
Ft+ZA=+—8 FAEEEAG
37,995,000/ 7t % 38,548,000/8 7T &7
Bk o

12. REVE

REE-_ZT-_TFA=FTHIEA
" ZK%IEAEX_L%%*TEE%E@AJ;
FEE 224,123,000 T (— T — h4F
NAZTH 64,302,000/ 7T ) B 2 ik
IMEFEZREDE -

and equipment for a cash consideration of HK$47,774,000 (30th June, 2019:
HK$3,585,000).

During the six months ended 30th June, 2020 and 2019, the Group did not transfer
any owner-occupied properties to investment properties.

As at 30th June, 2020 and 31st December, 2019, right-of-use assets amounting to
HK$37,995,000 and HK$38,548,000 represent interest in leasehold lands.

12. INVESTMENT PROPERTIES

During the six months ended 30th June, 2020, the Group transferred inventories
of completed properties of HK$224,123,000 (30th June, 2019: HK$64,302,000) to
investment properties upon the inception of operating leases to other parties.
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12. REWEE)

AEEREVENBRER —T—NF+-A
=t—BER-E_EFERA=TBRZAREET
Bﬂiﬁﬁ‘ilﬂﬁﬂfaﬁﬁﬁﬁi BIRRNERFG
— EREEFEERAANE BETHE
E%E{EE EREREE  FEARITHEZ R AEKY
HECHREAES - RERIZEENYENS @ 4
BNREBEMEERN —RBOERRSEEE
HEE - ERREREMSHEENTE - AWE
HERTYEFEEREREMEMNS @ HED
BIREE - BRTPREMENGEDRAKEE
WIRZEMEMRIBERFFHE T RAE R TH
X SR ERE TR EERAMEL
IRMBRIHEEANES - BESBHEFE
FRAEEIDEL BER) -

RIEFTMEN AR BER  UENES REER
BRHERAGRNTERAR -

13. FREVE
RZEZTEFARNA=ZFTAERZZE—NFE+=A

=t+—HA HETHNEREEAESES A
3,290,020,000% 7T 12 2,998,046,000 % T8 & 7E
FERRYEF

NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2020

12. INVESTMENT PROPERTIES (continued)

The fair values of the Group’s investment properties at the date of
transfer, 31st December, 2019 and 30th June, 2020 have been arrived at
on the basis of valuations carried out on those dates by Norton Appraisals
Holdings Limited, a firm of independent and qualified professional valuers
not connected with the Group. The valuation was principally based on
investment method by taking into account the current rents passing and
the reversionary income potential of tenancies. For the properties which
are currently vacant, the valuation was based on each of the property
interests by capitalisation of the hypothetical and reasonable market rents
with a typical lease term and also make reference to the direct comparison
approach. For the properties which were transferred from inventories of
completed properties to investment properties, the valuation was based
on investment method. The valuations of investment properties under
development were arrived at by the adoption of the residual approach
on the basis that they will be developed and completed in accordance
with the latest development proposals and having taken into account the
construction cost that will extent to complete the development to reflect
the quality of the completed development. There has been no change
from the valuation technique used in the prior periods/years.

In estimating the fair value of the properties, the highest and best use of
the properties is their current use or expected use.

13. PROPERTIES FOR DEVELOPMENT

As at 30th June, 2020 and 31st December, 2019, right-of-use assets for
leasehold lands amounting to HK$3,290,020,000 and HK$2,998,046,000
respectively are included in properties for development.
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Fﬁﬂﬂﬁ-éﬁiiﬁﬁimﬁi(ﬁ) NOTES TO THE CONDENSED CONSOLIDATED
BE—E—TENH=FH I ANEA FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2020
14. EIRERK 14. LOANS RECEIVABLE
(REEZ) (#&E%)
(Unaudited) (Audited)
_ ? —= ﬂi :%7j-|4ﬂ5
RA=tH +ZA=+—H
As at As at
30th June, 31st December,
2020 2019
k3 FHER T
NOTES HK$'000 HK$'000
REBERERBLE The Group's loans receivable comprise:
RIERIARRE - Gross amount before impairment:
HiEE Secured (i) 748,112 623,179
IR Unsecured (if) 1,084,713 1,063,100
1,832,825 1,686,279
S RE Less: impairment (350,104) (278,164)
1,482,721 1,408,115
TMEFRENOMEL ZHTT - Analysed for reporting purpose as:
IETED Non-current 265,770 318,846
nED Current 1,216,951 1,089,269
1,482,721 1,408,115
Mzt Notes:

JEM B 3£20,698,000E T (—E—N,
F+=-HA=+—H :55,759,000/8
JL) C EFER30%(ZE—NE+=
BA=Z+—H :30%) * AERAN
BRI IR RS RA N EKERIES
ER - YEBHRESEAREE
Hﬁz% (=2 NF+=ZA=+—
: //@)JJELBZ%*”)

& U & X 200,000,000 i 7T ( —
TE-—hF+=—A=+—8":
200,000,000 7T ) + F F| &L 18%
(Z2—NAF+=ZA=+—8":
18%) + LA—M LT R R 8 IR
HIERER - H%ﬁé:§:§¢+ﬁ
(ZE—hNF+=-A=+—8:
ZEF+A)FHRE - 1%&““*52%
RBEVER(ZE—hE+=A
E+_E| . méb%ﬂﬁl%?ﬂ) °

(i) Loan receivable of HK$20,698,000 (31st December, 2019: HK$55,759,000) bears interest at
30% (31st December, 2019: 30%) per annum, is secured by share mortgage of guarantor
and loans receivable of the borrower, is past due and is classified as current loans receivable
(31st December, 2019: current loans receivable).

Loan receivable of HK$200,000,000 (31st December, 2019: HK$200,000,000) bears interest
at 18% (31st December, 2019: 18%) per annum, is secured by share mortgage of a listed
company, is due for repayment in October 2020 (31st December, 2019: October 2020) and is
classified as current loans receivable (31st December, 2019: current loans receivable).
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14. BRER(E)

it -

0]

(ii)

(&)
(&)
JE UL & 096,890,000 T (—E— LFE+ A
=+—8 : 97,515,000/ 7T ) © BEEFF XA

15%(ZZF—F+A=+—H :15%) ' I
BRANMB AR Z REKEIERER EA_
T-—F+A(ZE—hEFE+=A=+—H: =
T—F+A)IPRERE D ERIERBENK
BER(ZZ— n¢+ B=+—8: kngE
uﬁz%w —E-TEXNA=Z1H BifiEZ
ﬂﬁﬁéﬁ%LWS,OOO%E(f? hFE+=A
=+—H :363,000/57T) °

JfE U & 345,000,000 7T (= 7n¢+:ﬂ
=+—H : 45,000,000/ 7T) * Eﬂ%%(
—NE+ZA=+—H :6%) - Fi*”/\éma
BB (BEHHESS BT MFBEE) -9
ENBEEBER R_Z-_TF+—A(ZZ
—NE+-—A=+—8: ZZ-ZF+— )3
HigRIE - WA ‘*EZ%/ML%NE%Z“TA( T-NF
+=ZA=+—8 ABEKER) -HR=_T=F
#XA=+A8" EEHEZ/ME@M%;%%,OOO
B (ZZE—AF+-_A=+—H : 562,000
I

JEWE 3X35,524,0008 (=T — L F+=A

=+—8:&): ﬁiﬁfss% B FRAR £

tﬁg&%ft@ SERER R-ZTE-_—F_-A%F
BRIE I?ﬁ iﬁi,mmiﬁ%%%%’w

JE U B 7350,000,0008 .( —E—NF+_A
=+—08 &) FRENT30%E36% ' LK
R ERER - qﬂr@fuﬁz%%’xso,ooo,ooo;‘%
OB I%Fx""*ﬁf%b@jréuﬁz% o BT
I E 300,000,000 TR —E_EF+AE =
§:T¢+HiIJH,ﬁE 3R WS B ATBER

- NF+-A=1+—H8 BREZR
224,905,008 7T * FHF6% - LT AE
R-RZZEZZFHARNEE  UHEHEAR
/MEJJJW&C%A"E%EHSZ% EEAEY —ZE-F
FARAZTHIENEAMPRERE -

& IR & 3X1,084,713,00058 7T ( — & — hL 4
+=-A=+—8 : 1,063,100,000 7T ) * 4F
FIENF565%%E36%(ZFT—NF+=A
=+—H :565%%36%) & AEEIE - Hh
169,955,000 T(ZE—hF+ A=+ —
A : 221,694,000/ 7)) DB AIERBEKRE
/T:)\( T— jl¢+ A= + A : 3'5//\14@5}—%”5(%
XN —E-_—FNAE-_T_MNF+—A
(Z2—NF+=-A=+—H: ZFT=—F=A
BT _MF+—R)IHMBERFANENT
575%i12%< T-NF+ZA=+—8:
5.65%ZE12%) c R=ZTE=ZTF A A=1+H" B
sHHE 2 BB B 8 5 348,331,0008 L (ZZ—H
F+=-HF=+—8 :277,239,000/87T) °

NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2020

14. LOANS RECEIVABLE (continued)

Notes:

(0]

(i)

(continued)
(continued)

Loan receivable of HK$96,890,000 (31st December, 2019: HK$97,515,000)
carries a fixed interest rate of 15% (31st December, 2019: 15%) per annum, is
secured by share mortgage of subsidiaries of borrower, is due for repayment in
October 2021 (31st December, 2019: October 2021) and is classified as non-
current loans receivable (31st December, 2019: non-current loans receivable). As
at 30th June, 2020, impairment allowance of HK$1,075,000 (31st December,
2019: HK$363,000) has been made.

Loan receivable of HK$45,000,000 (31st December, 2019: HK$45,000,000)
bears interest at 6% (31st December, 2019: 6%) per annum, is secured
under a debenture incorporating second fixed and floating charge over its
undertaking, property and assets of the borrower, is due for repayment in
November 2020 (31st December, 2019: November 2020) and is classified as
current loans receivable (31st December, 2019: current loans receivable). As at
30th June, 2020, impairment allowance of HK$698,000 (31st December, 2019:
HK$562,000) has been made.

Loan receivable of HK$35,524,000 (31st December, 2019: nil) bears interest at
5.5% per annum, is secured by land and improvements of the borrower, is due
for repayment in February 2021 and is classified as current loans receivable.

Loans receivable of HK$350,000,000 (31st December, 2019: nil) bear interest
ranging from 30% to 36% per annum and are secured by share mortgage. Of
which, loan receivable of HK$50,000,000 is past due and is classified as current
loans receivable. The remaining loans receivable of HK$300,000,000 are due
for repayment from July 2020 to October 2020 and are classified as current
loans receivable.

As at 31st December, 2019, loan receivable of HK$224,905,000 bore interest
at 6% per annum, was secured by land, was due for repayment in May 2020
and was classified as current loans receivable. This loan receivable had been
repaid during the six months ended 30th June, 2020.

Loans receivable of HK$1,084,713,000 (31st December, 2019:
HK$1,063,100,000) bear interests ranging from 5.65% to 36% (31st
December, 2019: 5.65% to 36%) per annum and are unsecured. Of which
HK$169,955,000 (31st December, 2019: HK$221,694,000) are classified
as non-current loans receivable (31st December, 2019: non-current loans
receivable), are due for repayment from August 2022 to November 2024 (31st
December, 2019: from March 2021 to November 2024) and carry interests
ranging from 5.75% to 12% (31st December, 2019: 5.65% to 12%) per
annum. As at 30th June, 2020, impairment allowance of HK$348,331,000 (31st
December, 2019: HK$277,239,000) has been made.
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15. X5 REMRYERR -
BERANK

HEME ST ENEEFIARTPIZRE

B AN IGTREEE

BT HEMERBARRAYEHENH
SRARREBREN GRS - A%
E—RETEFP=THE—B_THK
EMRA -

R|ERAR - RIEBAZZEH - X
SIEYSRIR Z BREE DI T

NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2020

15. TRADE AND OTHER RECEIVABLES, DEPOSITS AND
PREPAYMENTS

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

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

The following is an aged analysis of trade receivables by date of debit note at the
end of the reporting period:

(REER) (&%)

(Unaudited) (Audited)

—EEHF —ZT—hF

NA=t+HE +ZA=1+—H

As at As at

30th June, 31st December,

2020 2019

FHET FHT

HK$'000 HK$'000

=EAA Within 3 months 25,912 15,764
mEREA Between 4 and 6 months 263 -
+t=+=@A Between 7 and 12 months - 1
R im 1 —{E A Over 12 months 457 1,306
26,632 17,071

6. PEAFEEENRER

RZE-NF+—A=+N\H  KEH
H—EAREENS0% AL EITYE
Bz  BEZSTEERHE A58
RENReREARE1,188,100,000
T(RZZE_ZFA=Z+THHEER
1,291,413,000/870) HEH W B 55
R =R B AR 100%Es » &
BER 5B =M B A RLE
B RS _FEENA=TH "
AREE B UETT,251,970,000/8 0 (=&
—hWF+=—A=+—8 : 748,354,000
BIL)NIES - Wit AR S R EME
IR - R BTEFHRIREARE =
&8 A RFERK °

16. ASSETS AND LIABILITIES CLASSIFIED AS HELD FOR SALE

On 28th November, 2019, the Group entered into sale and purchase agreements
with a 50% joint venture of the Group. Pursuant to the sale and purchase
agreements, the Group agreed to sell its 100% equity interest of three subsidiaries,
which are engaged in property development for a cash consideration of
RMB1,188,100,000 (equivalent to HK$1,291,413,000 as at 30th June, 2020)
and will result in loss of control of these three subsidiaries when the transactions
are completed. As at 30th June, 2020, the Group received a deposit of
HK$1,251,970,000 (31st December, 2019: HK$748,354,000) and included in trades
and other payables. The transactions are expected to be completed within twelve
months from the end of the reporting period.
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2020

16. ASSETS AND LIABILITIES CLASSIFIED AS HELD FOR SALE

(continued)

As at 30th June, 2020, the assets and liabilities attributable to these three
subsidiaries in this note had been classified as assets and liabilities held for sale
(see below). The operations were included in the Group’s property development

and property investment as appropriate for segment reporting

purposes (see note

4). The proceeds of disposal were expected to exceed the net carrying amount of
the relevant assets and liabilities at 30th June, 2020. Accordingly, no impairment
loss had been recognised upon the classification of these operations as assets and

liabilities held for sale.

The major classes of assets and liabilities, comprising the disposal group, classified as

held for sale are as follows:

(REBER) (&%)

(Unaudited) (Audited)

o =523 —ZE—-NF

AA=+A +ZA=+—H

As at As at

30th June, 31st December,

2020 2019

FET FHET

HK$'000 HK$'000

W - B &R Property, plant and equipment 15,408 15,388

CEREEE Right-of-use assets 444 460

WEYE Investment properties 1,447,700 1,398,200

FEEME Properties for development 106,559 109,426

BERTYERE Inventories of completed properties 630,933 707,630

RSN E A EUERRR Trade and other receivables 14,741 16,694

BITEFERERES Bank balances and cash 38,927 85,036

PRHAGEEE Assets classified as held for sale 2,254,712 2,332,834

X5 N EMEMNBRR Trade and other payables 197,720 215,399

aHAaE Contract liabilities 23,063 20,804

HiEaE Tax liabilities 362 507

B S E Interest-bearing borrowings 607,655 653,981

G BER Interest-free borrowings 167,377 361

FREFIEE & Deferred tax liabilities 190,277 187,636
WA AGFEEEL Liabilities associated with assets classified as

A=k held for sale 1,186,454 1,078,688
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2020

16. ASSETS AND LIABILITIES CLASSIFIED AS HELD FOR SALE

(continued)

Cumulative amounts relating to the disposal group classified as held for sale, which
have been recognised in other comprehensive income and included in equity, are as

follows:

(REBER) (&%)

(Unaudited) (Audited)

o =523 —E-NF

AA=+A +=ZA=+—H

As at As at

30th June, 31st December,

2020 2019

FHET FHET

HK$'000 HK$'000
E X ) F B Exchange translation reserve (60,577) (38,502)
= Revaluation reserve 66 66
(60,511) (38,436)

7. X RHMBIIRR

RBEMR  RPENER(BEER
SREMENERA)REEREAHE
Sz R AfTan T

17. TRADE AND OTHER PAYABLES

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

reporting period:

(REBER) (ge&wiz)

(Unaudited) (Audited)

—ECEF —E—-NF

AB=+H +=—A=+—H

As at As at

30th June, 31st December,

2020 2019

FHET FHET

HK$'000 HK$'000

=@AR Within 3 months 312,142 524,753
NZE7X{EA Between 4 and 6 months 6,109 6,467
+Z=+=-@A Between 7 and 12 months 33,779 37,171
BiE+ @A Over 12 months 255,789 253,802
607,819 822,193
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7. X5 REMBIIRK
(&)

RZEBEZZFNA=Z+H  EMEMEE
R eE—E N E =B A F FTER
—M&&1%1,251,970,0008 (=&
—hF+=-A=+—8 : 748,354,000
BILNES - MEEXSRARE S
RIEKRTERK °

Mj-/l_:\ 7.|—A
REE=Z Ti/\ﬂ +H 1R
BAR AEBESHERSH

464,720,000/%71:(@?:*? NER
A=+H817"@A :1,342,212,000
BL) REERITEEME R
304,189,000 T (HE=-ZT—NLF X
AZ=Z+HI1E/<MA : 658,358,000%
L) e RZE-FFEXA=ZTHHKD
HEFNAFREERZTELELTS
FEFEGE  MEFENT1.40%2
10.00%(=ZE—hF+=-A=1+—8:
2.01%210.00%) ° $EFFISFIEMH
RYNASEEEMETREERLE
BT o

19. REMER

NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2020

17. TRADE AND OTHER PAYABLES (continued)

As at 30th June, 2020, other payables included a deposit of HK$1,251,970,000
(31st December, 2019: HK$748,354,000) which was received from a joint venture
for disposal of three subsidiaries and the transactions have not yet completed at the
end of the reporting period.

18. INTEREST-BEARING BORROWINGS

During the six months ended 30th June, 2020, the Group obtained new
loans in the amount of HK$464,720,000 (six months ended 30th June, 2019:
HK$1,342,212,000) and repaid bank and other loans of HK$304,189,000 (six
months ended 30th June, 2019: HK$658,358,000). The majority of the loans as at
30th June, 2020 are repayable within five years and bear interest at fixed or floating
market rates ranging from 1.40% to 10.00% (31st December, 2019: 2.01% to
10.00%) per annum. Proceeds from new borrowings were used to finance the
progress payments for properties under development and operating activities of the
Group.

19. INTEREST-FREE BORROWINGS

(REER) (f&&=%)

(Unaudited) (Audited)

/\ﬁ_'f'E +=-—A=+—H

As at As at

30th June, 31st December,

2020 2019

FH&T BT

HK$'000 HK$'000

FEfTEE A7) Amounts due to associates 21,751 17,251
FEHAM/\i Amounts due to joint ventures 1,350,993 1,372,202
R E IR RS e X Advances from non-controlling interests 158 161
1,372,902 1,389,614

%5 LBAMER - REKNERKT

The amounts are unsecured, interest-free and repayable on demand.
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)

for the six months ended 30th June, 2020

20. IR 20. SHARE CAPITAL
ZERROEE
Number of S5
ordinary shares Amount
FAT
HK$'000
BEITREE Issued and fully paid:
RZZE-—NF—A—HK At 1st January, 2019 and
—E-NFARA=1H 30th June, 2019 1,506,769,491 3,788,814
f& 5 Bl 88 F sk 54 Shares repurchased and cancelled (6,122,000) -
R-E-NFE+-_BA=+—HK At 31st December, 2019 and
—EFFA=1H 30th June, 2020 1,500,647,491 3,788,814
21. BAEGE 21. CAPITAL COMMITMENTS
(REEER) (f&E=%)
(Unaudited) (Audited)
—ECEF ZE-NF
~A=+RA +=ZA=+—H
As at As at
30th June, 31st December,
2020 2019
FET FAxT
HK$'000 HK$'000
L8 B AP B+ b {5 PR A Capital expenditure in respect of contracted
B REFEE R commitments for acquisition of land use
53 rights in the PRC 852,250 98,967
BERRAZFEBEREANEE Capital contribution to a financial asset at
RIEZEHERE fair value through profit or loss 24,266 4,771
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22. EEE

(a) AEER-_ZE-_ZFTF,A=1H

NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2020

22. CONTINGENT LIABILITIES

(@) At 30th June, 2020 and 31st December, 2019, the Group had guarantees as

EZF-NF+-A=+—RH2 follows:
R
(RBER) (f&=%)
(Unaudited) (Audited)
b 23 —TNEF
RA=tHB +=ZA=+—H
As at As at
30th June, 31st December,
2020 2019
FEx F&T
HK$'000 HK$'000
RIES=E N S Pk Guarantees given to banks in respect of
BERMIRITIEE 2 mortgage loans granted to property
PR purchasers 79,141 14,160
HEEEERIBHER Guarantees given to banks in respect of
ZIRITEEMRITEL banking facilities granted to and utilised
ZER by joint ventures 557,359 619,167
HEBEERRERKER Guarantees given to banks in respect of
Z BITEEMRITER banking facilities granted to but not yet
2R utilised by joint ventures 202,967 18,056
HEBREBREZAREEREZ Guarantees given to banks in respect of
PREEEREMRERAZ banking facilities granted to but not yet
RITEEMIRITIELH Z utilised by a financial asset at fair value
R through profit or loss 235,158 -
MYEZERIER RN Guarantees granted in respect of utility
PR &4 e 7 M2 B AT AL supplies and government authorities for
Rt R the property development works 533 545
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2020

22. CONTINGENT LIABILITIES (continued)

(b)

Two pieces (31st December, 2019: two pieces) of properties for development
that are held by joint ventures of the Group with carrying value of
approximately HK$86,945,000 (31st December, 2019: HK$88,627,000)
and a property for development that is held by a subsidiary of the Company
with carrying value of approximately HK$37,476,000 (31st December, 2019:
HK$37,865,000) are under idle land investigation by the local authorities.
These pieces of lands owned by the joint ventures and the subsidiary were
held under several land use right certificates. The development of more than
half of the pieces of lands were either completed or under development,
except for the portions which are retained for the remaining development of
the whole projects.

Further, property for development that is held by another joint venture of
the Group with carrying value of approximately HK$322,913,000 (31st
December, 2019: HK$433,044,000) had been identified as idle land by the
local authority. The construction works for the first phase of development has
been completed in previous year while the second phase of development has
started since last year.

The Group is currently working diligently to prevent the possible classification
as idle land for those under idle land investigation and taking remedy action to
prevent from prosecution for those had been identified as idle land, including
negotiating the feasibility of development plans with local authorities. Based
on legal advices, the Group has assessed the issue and considers that the
idle land confiscation can be reversed. In the opinion of the directors of the
Company (”Directors”), the economic outflows caused by above cases are not
probable.
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2020

22. CONTINGENT LIABILITIES (continued)

(0

(f)

A property purchaser who previously purchased properties in
Shenzhen from a joint venture of the Company initiated legal
proceedings against the joint venture for a claim of approximately
HK$12,595,000 due to the failure to arrange issuance of the
ownership certificate of the properties under the new policy. The
court judgement was held in favour of the joint venture and the
property purchaser appealed. The case is still pending trial by the
court. The Group has assessed the claim and considers that the
final outcome of the claim will not have material effect on the
condensed consolidated financial statements.

A bank has initiated legal proceedings against a joint venture of
the Group as one of the guarantors claiming for outstanding loan
and interest of totalling approximately HK$233,621,000. The bank
reported that the loan was granted to a former shareholder of the
joint venture before the acquisition of interest in that joint venture
by the Group. The court judgement was held in favour of the
bank and the joint venture appealed. Based on legal advices, the
Group has assessed the claim and in the opinion of the Directors,
the Group has rigid grounds against the claim and the claim will
not have material effect on the condensed consolidated financial
statements.

Certain subcontractors have initiated legal proceedings against
a subsidiary of the Group claiming for outstanding construction
costs of approximately HK$11,243,000 which are being disputed.
Investment properties of approximately HK$18,671,000 equivalent
was held in the custody of the court. The case is still pending trial
by the court. The Group has assessed the claim and considers that
the final outcome of the claim will not have material effect on the
condensed consolidated financial statements.

The main contractor of an associate of the Group suspended works
and requested to increase the contract sum, the associate has
refused and initiated legal proceedings against the main contractor
for the cancellation of the construction contract and compensation
for the loss, approximately HK$112,675,000. However, the main
contractor has counterclaimed against the associate of the Group
claiming for outstanding construction costs, penalty and loss
suffered from the construction schedule delay of approximately
HK$141,580,000 which are being disputed. The case is still pending
trial by the court. The Group has assessed the claim and considers
that it is too early to assess the possible liability at this stage.
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2020

23. FAIR VALUE MEASUREMENTS OF FINANCIAL
INSTRUMENTS

Some of the Group'’s financial assets 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 are determined (in particular,
the valuation techniques and inputs used), as well as the level of the fair
value hierarchy into which the fair value measurements are categorised
(Levels 1 to 3) based on the degree to which the inputs to the fair value
measurements are observable.

Level 1 fair value measurements are those based on quoted prices
(unadjusted) in active market 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 (i.e. as prices) or indirectly (i.e.
derived from prices).

. Level 3 fair value measurements are those derived from valuation
techniques that include inputs for the asset or liability that are not
based on observable market data (unobservable inputs).
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for the six months ended 30th June, 2020

23. ERMIBEZAREE

NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)

23. FAIR VALUE MEASUREMENTS OF FINANCIAL

STE(E INSTRUMENTS (continued)
DMEBER
Fair value as at
ZBIRE I
A=t TZA=t-A MEERFTEE
30thJune,  3istDecember,  AREE HERE EXNETEESY SENBR
2020 019 & k254 Significant Relationship of
(REEH) (=)  Fairvalue Valuation techniques  unobservable unobservable
(Unaudited) (Audited) ~hierarchy and key inputs inputs inputs for fair value
TR ThnL
HKS'000 HKS'000
AERERRRRN RERE(FEEREL, BERE] IRAES 52972 5898  EF-f  NEEWAAEZ axcki AER
FhE LT REES Level 1 MREAR NiA A
Equity securiies isted in the PRC classified as equity securities at Quoted bid prices in
fair value through profit or oss (“FVTPL") an active market
AEREAAENGRN RERR(EEL N2 AN RERR)) 21,54 089 E-H  REETHEL axcki Bl
JRAIEERE Lz fAds Level 1 MZENE NiA A
Equity securities listed in the PRC classified as equity instruments at Quoted bid prices in
fair value through other comprehensive income (“FVTOCI") an active market
PRREERO2ENERA BERR RETA ARR [T 327303 %4 F-H RERETRFEC  TER 0¥l
RS Level 1 THEAR WA NA
Equity securities isted in Hong Kong classified as equity instruments at Quoted bid prices in
AToc an active market
NERERERRL BRRE CRAR ENE [T BAEs - 0% F-H ANEEWAAEC ¥k 0l
Equity securites fisted in the PRC dlassified as financial assets at FVTPL Level 1 MFEAE NIA N/A
Quoted bid prices in
an active market
AEREARRRNABERE SRAR F TRAES 15312 3824 BZR BEREERENER AER ER
Unlisted equity fund classified as financil asset at FVTPL level 2 Prce provided by a NIA N/A

financial institution
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2020

23. ERMIBEZAREE 23. FAIR VALUE MEASUREMENTS OF FINANCIAL
STE(E) INSTRUMENTS (continued)
DAMEER
Fair value as at
IEIRE RN
ABEHR f2A=1-6 MEEEFTEE
Nthune, 3stDecember,  AAEE  EERE EXNETERSH SUNBR
2020 019 4l RIZ3% Significant Relationship of
(REEH) (=)  Fairvalue Valuation techniques  unobservable unobservable
(Unaudited) (Audited) ~hierarchy and key inputs inputs inputs for fair value
Tén Fin
HKS'000 HKS'000
AERERAAENGEA EERE RATA L TRATA 3130 BIS g4 EEEW: ﬁ%%é%(%ﬁJth%%&ﬁ ﬁﬂwmimmﬂéﬁ
Unlisted equity instruments classified as equity instruments at FVTOC! level 3 Asset based approach BURBRERETUEOEEN  ALEETR
NABRTUFECNER) B Theincrease n the term
TERER: J00%E350% (ZF-RETZA  yieldwould resuftina
The key inputs are: =8 1300%2350%) decrease in fair value
Term yield, taking into account of
() s yield generated from comparable
(i) Term yield: oroperties and adjustment to reflect
the certainty of term income secured
i) ERkEE: and to be received, of 3.00% to

(i) Reversionary yield;

(i) WEELRS: R
(i) Madrketunit rent;
an

(i) 42 el
W?ZWDI

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

3.50% (315t December, 2019;
3.00% t0 3.50%)

BENER (2L W%E’ﬁ EhaEENeER
;gifimfm§ﬁ§uy)\&i1imf ) B TEM
E3S0%EA00% (“E-AET- Theindeasein the

A=1-R : 350%%4.00%) reversionary yield would
Reversionary yield, taking into account ~ resultin a decrease in fair

annual unit market rentalincome and~ value

unit market value of the comparable

properties, of 3.50% to 4.00% (31st

December, 2019: 3.50% t0 4.00%)
TRENHHERTAULANE  T5E Jﬁéﬁ’ﬁ%b 28y

i TERMAAARERIR  LuRERN

The increase in the market

2 MGG MEAMIRE - ¥

f]m%imﬁﬁu FOSYHRE  unitrentwould result n

ﬂ30 ETEETIREA 185 ’575 an increase in fai value
(CE-NETZA=1-H:§

Fﬁ)itmo%mt%ﬁtﬂ

18070)

Market unit rent compares with
direct market comparables and
taking into account of location
and other individual factors such
as road frontage, ize of property
and facilies. The range of average
market unit rent is from around
HK§305q.ft /month to HK§185
0. ft./month (31st December, 2019:
HK$3050.ft /month to HK$ 180
0.1t /month)

2 R VAR \%F@J BeEAmRRE
REIERE) A0T% (C2-N N ﬁk?ﬁ/‘“ H
F+=A=+-0:205%) TR

Discount for lack of control and lack ~ The increase in the discount
of marketabilty, taking into account ~forlack of control and
median control premium, of 20.7%  lack of marketabilty
(315t December, 2019: 20.5%) would resultin a decrease

in fair value
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2020

23. TRMITE2AREE 23. FAIR VALUE MEASUREMENTS OF FINANCIAL
STE(E INSTRUMENTS (continued)
DMEER
Fair value as at
IEDRE I
RABETR TZA=T-H MEERFTER
Nthlune, 3stDecomber,  AREE {HERE EWGEE] LY SEUNBE
2020 019 Gl JjEEE Significant Relationship of
(REEH) (=)  Fairvalue Valuation techniques  unobservable unobservable
(Unaudited) (Audited) ~hierarchy and key inputs inputs inputs for fair value
TR T
HKS'000 HK$'000
NERREERE A EARE AR AR LA 466,803 15943 £28 BEERE ARBEHASRIARRRENE  EREndneeyin
Investments in property projects classiied as financial asset at FVTPL level 3 Discounted cash flow BENTIS%E% (50 EETH
E+ZR=1-B:20%) The increase in the
Discount rates Used in discounting discounted rates would

E=RRREEN A AGREE T
BRANEMEREERSREBENE
EEEEQAAEBEEABHES

the estimated cash flows to the net
present values ranging from 7.25%
t 20% (315t December, 2019: 20%)

BHSEERENRERELA

result in a decrease in fair
value

I%MEU ﬂ@ﬁ@(/ L

124,895, 00027 [
(ZE-PETZR=1-R: The increase in the cash
34,514,00047) flows would result in an

Cash flows used to calculate the
net present values, aggregately
amounted to AU$124,895,000 (315t
December, 2019: AU$34,514,000)

increase in fair value

RRGESRENERAAIRE, BERRTRNENEEY
FE2ERZEIEA MEETR
(ZE-NEtzA=t-R: The increase in the
154088) remaining durations of

Remaining durations of the projects the projects would result

used to calculate the net present
values ranging from 1 year and 2
months to 5 years and 1 month
(315t December, 2019; 1 year and
4 months)

in a decrease in fair value

The Directors consider that the carrying amounts of other financial assets and
financial liabilities recorded at amortised cost in the condensed consolidated
financial statements approximate their fair values.
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2020

24. RELATED PARTY TRANSACTIONS AND BALANCES

During the six months ended 30th June, 2020, the Group had transactions and
balances with related parties as follows:

(REBER)
(Unaudited)
BEXA=1HLEAEAR
Six months ended 30th June,

k- Sl %23 —Z-NF
2020 2019
TEx THT
HK$'000 HK$'000
(@ EBEAYENZEERR (@ A major shareholder with significant influence,
GHAMEEE)BRAR Allied Properties (H.K.) Limited (“APL") and its
(M & 10E ) REMB AR subsidiaries and its ultimate holding company
AR B R “"T&H and subsidiaries of its ultimate holding
REERAT B R company
—Fﬂl"%ﬂﬂlﬂiﬁﬁﬂﬁ . %%Eﬁ& ~ Rent, property management and air-
TEHRER conditioning fees charged to the Group 2,760 2,358
—MA%E LI&(HS(E’]%?I@E)% - Management fee charged to the Group 23,150 26,286
—AASBERERNF 2B ~ Interest expenses charged to the Group 3,140 2,747
- W$%IH&ZHXEUE1‘@%% — Sundry expenses charged to the Group 348 643
() BEMEZ-HENBLR-HBE (b)  Asubsidiary of APL, Sun Hung Kai & Co. Limited
BRAR([FBE]) REANBEAF ("SHK") and its subsidiaries
—AEERDNEERMEERD - Rental and property management fee
BRAKA income earned by the Group 1,095 1,447
—AEERBAF A — Interest income earned by the Group 2,225 2,761
© FEEREASHH (0  Key management personnel compensation
— e REMEBET — Salaries and other short-term benefits 54,756 53,006
—RIENER — Post-employment costs 342 347
d) BELRkAERE (d)  Associates and joint ventures
—AEERDHES — Rent earned by the Group 364 809
—AEERDAFI A — Interest income earned by the Group 33,950 1,491
—REEREKHRELA - Dividend income receivable by the Group - 13,843
— AR EYE = - Property management fee charged to
EREH the Group 2,901 3,431
— B FRER HO BERS ~ Consultancy fee income earned by
ZERBA the Group 7,389 14,398
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24, ERABALTZRER 24. RELATED PARTY TRANSACTIONS AND BALANCES

HEER(E (continued)
(REBER) (f&E%)
(Unaudited) (Audited)
—BoEHE —T-NF
~NA=+HB +=—A=+—H
As at As at
30th June, 31st December,
2020 2019
FHER FT
HK$'000 HK$'000
(e) HEAMEKREMBAR APL and its subsidiaries and its ultimate
AN H &R AT R E holding company and subsidiaries of its
BEER AT 2 B AR ultimate holding company
— EAb FERBR R — Other payable 12,086 6,086
—ENERAT 7 — Loan payable (Note i) 224,443 155,505
— REEERMAGER — Loan facility granted to but not yet
2 B Em utilised by the Group 47,373 100,321
()  FBEREWBEAF SHK and its subsidiaries
— W E (KT a2i) — Loan receivable (Note i) 77,500 78,000
— B A EHAR SR — Other receivable 562 578
— B A FERTBR SR — Other payables 955 1,134
(99 BEREIRAELE Associates and joint ventures
— E A FERTERR — Other payable 589 409
— I EHTE A B AU AT — Deposit received on disposal of
bioara subsidiaries 1,251,970 748,354
- HEEEERK — Financial guarantees given to banks
EFERAMRTEE in respect of banking facilities
MERITHRAE 2 B 75 granted to and utilised by joint
EIR ventures 557,359 619,167
—REEREERE — Financial guarantees given to banks
i AR AV ERTT in respect of banking facilities
EEMIRITIRME granted to but not yet utilised
2 T HEAR by joint ventures 202,967 18,056




REFEREARAE
“ECRFRHEARS

43

SRS M BEERERMEF)
BE - -_ZTFNNA=F+HINEA

24, ERABALZRER
R (E

BRANA B BB S M 2 S AR AR A BIET
32 BERTITIRR TS KB IR AR TS 0 #E 17
& ANDE A E 2 RRIERAF
Nt EEL —FMB AR L2 M
AR AEEEITRE L —HME QR
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RABEA R 2 RAWEME - %A
AIMASEBERHERRE - ARAEE
HERFEABREMUIAREZ TRE
EEASMRERGEIERER - %
ERERAC BEEANNE(@)E AR
BoEEEBMAT -

Tl ERERNEEEEABRA
SEEEMNEZERAE  Yao
RErRETEEREAS - BHES
%1 /538,311,0008 L (=& — NLF :
37,783,000/%870) + WEBEE Ly
FEEBEEABHINA -

wfit

(i) ERERZFMNENT25%FE4.6%
(ZE—NF+ZA=+—8: N T
25%E46%)  BEBLER =T
—ZEF+RAEZE-_—FWMA(ZE
—“NE+ZA=1t—R: ZZ2_FF
MAZERA)EE -

iy BERERZFEMNERSTS%(ZF
—NF+ZA=+—H:575%) *
AT BN T _NFE+—A(=
Z-NE+-A=1+—H:=F=-Q"
F+—H)EE-

NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2020

24. RELATED PARTY TRANSACTIONS AND BALANCES
(continued)

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

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

The above-mentioned management fee is calculated by reference to the time
devoted by the management personnel on the affairs of the Group and can
be apportioned to the above key management personnel. The total of such
apportioned amounts, which has been included in the key management personnel
compensation above, is HK$38,311,000 (2019: HK$37,783,000).

Notes:

(i) The loan payable bears interest ranging from 2.5% to 4.6% (31st December, 2019: ranging
from 2.5% to 4.6%) per annum, is unsecured and repayable from October 2020 to April
2021 (31st December, 2019: from April to May 2020).

(i) The loan receivable bears interest of 5.75% (31st December, 2019: 5.75%) per annum, is
unsecured and repayable in November 2024 (31st December, 2019: November 2024).
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25.

A

TODERAZTH UTABERNEE :

(a

26.

BEERA

RETWBARBAE ZIRITER - W% -
BMELEZEB(BEIBEAGELE) %
EWME(BEIBAGTEEE) BEF
WE BERIVEGFE(BEIEAEEE
BE)REREVE(BEIBAGFEEE)
8 18 9 Bl £597,029,0008 T (ZZF— A,
F+-A=+—H :592,521,000/87T) *
53,309,000 T( ZE—NF+=_A=+—
H : 54,533,000 JT ) * 52,092,000 /& T
(ZZ—h&E+=-A=+—8 : 53,296,000
IT) ~ 1,331,999,000 T (=T — h &
+=ZRA=+—H :1,258,064,000/ 7T ) *
1,103,632,000 B L (ZE— L F+ = A
=+ — B : 1,044,059,000 & 7T ) &
9,816,630,000 8 T (=T — N F+ = A
=+—H :9,749,514,000 70 ) 45 tR1T1E A
AEBESEAFEEENNBA RERR
TEEZEM -

BREEA104,0008 T (ZE—NF+=A
=+—H : 121,000/ 70) NIRITERIEE
MEBFERLBER BT o

BRMEI{E A533,0008 L (=2 —hLF+ =8
=+—H8 : 545,000/ 7T ) ERTTERE K
HIEBERE TR M A ARG HEER RBA
HEARIEIR -

BRME{E /510,870,000 L (=ZE— L F+=
A=+—8 : 11,111,000 7T ) BR1TERX
EARNEE —HAEEERIBTEEZ
A -

RERERBHE

BMINARRBHR—ZE_ZEF+A=HHOQMMA

st
AT
AT

HE -
=N

CARBENEEEEMBAR(TES ) RA
BESOREENARELEZEEZEWNE
(TEF)RILEERZ Bt BEHTRAE
MESREBERNAR—RHBEZ2EM

AZE2MEBETRARKRRER - RKER

61,760,000 7T (F8E R 49478,640,000/8 7T ) ° 5%
THERZBE_TEL AKX -

NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2020

25. PLEDGED ASSETS

At 30th June, 2020, the following assets were pledged:
(@) Bank deposits, property, plant and equipment (including assets
classified as held for sale), properties for development (including
assets classified as held for sale), properties under development,
inventories of completed properties (including assets classified as
held for sale) and investment properties (including assets classified
as held for sale) of certain subsidiaries with carrying values of
HK$597,029,000 (31st December, 2019: HK$592,521,000),
HK$53,309,000 (31st December, 2019: HK$54,533,000),
HK$52,092,000 (31st December, 2019: HK$53,296,000),
HK$1,331,999,000 (31st December, 2019: HK$1,258,064,000),
HK$1,103,632,000 (31st December, 2019: HK$1,044,059,000) and
HK$9,816,630,000 (31st December, 2019: HK$9,749,514,000)
respectively were pledged to banks for banking facilities granted to
the Group and the subsidiaries classified as assets held for sale.

Bank deposits with carrying value of HK$104,000 (31st December,
2019: HK$121,000) were pledged against mortgage loans granted
to property purchasers.

Bank deposits with carrying value of HK$533,000 (31st December,
2019: HK$545,000) were pledged for guarantees in respect of
utility supplies and government authorities for the development
works.

Bank deposits with carrying value of HK$10,870,000 (31st
December, 2019: HK$11,111,000) were pledged for banking
facility granted to a joint venture of the Group.

26. EVENT AFTER THE END OF THE REPORTING

PERIOD

As detailed in the announcement of the Company dated 3rd July, 2020,
an indirect wholly-owned subsidiary of the Company (the “Vendor”) and
a direct wholly-owned subsidiary of a 50% joint venture of the Company
(the “Purchaser”) entered into the Sale and Purchase Agreement,
pursuant to which the Vendor has agreed to sell, and the Purchaser
has agreed to purchase the entire issued share capital of an indirect
wholly-owned subsidiary of the Company and the shareholder’s loan,
at the consideration of US$61,760,000 (equivalent to approximately
HK$478,640,000). The transaction has been completed in July 2020.
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REPORT ON REVIEW OF CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

=ED

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

Introduction

We have reviewed the condensed consolidated financial statements of
Tian An China Investments Company Limited (the “Company”) and its
subsidiaries set out on pages 4 to 44, which comprise the condensed
consolidated statement of financial position as of 30th June, 2020
and the related condensed consolidated statement of profit or loss,
statement of profit or loss and other comprehensive income, statement
of changes in equity and statement of cash flows for the six-month
period then ended, and certain explanatory notes. The Rules Governing
the Listing of Securities on The Stock Exchange of Hong Kong Limited
require the preparation of a report on interim financial information to
be in compliance with the relevant provisions thereof and Hong Kong
Accounting Standard 34 “Interim Financial Reporting” (“HKAS 34") issued
by the Hong Kong Institute of Certified Public Accountants. The directors
of the Company are responsible for the preparation and presentation
of these condensed consolidated financial statements in accordance
with HKAS 34. Our responsibility is to express a conclusion on these
condensed consolidated financial statements based on our review, and
to report our conclusion solely to you, as a body, in accordance with
our agreed terms of engagement, and for no other purpose. We do not
assume responsibility towards or accept liability to any other person for
the contents of this report.
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REPORT ON REVIEW OF CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS
(continued)

Scope of review

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

Conclusion
Based on our review, nothing has come to our attention that causes us

to believe that the condensed consolidated financial statements are not
prepared, in all material respects, in accordance with HKAS 34.

Deloitte Touche Tohmatsu
Certified Public Accountants

Hong Kong, 21st August, 2020
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INTERIM DIVIDEND

The Board considers that it is prudent to retain an appropriate level of
funds to take advantage of business opportunities as and when they
arise, and therefore does not intend to declare an interim dividend for the
six months ended 30th June, 2020 (2019: Nil).

MANAGEMENT DISCUSSION AND ANALYSIS
Financial Results

The revenue of the Group for the six months ended 30th June, 2020
was HK$835.3 million (2019: HK$1,006.0 million), a decrease of 17%
compared to the same period of last year. The profit attributable to
owners of the Company amounted to HK$200.2 million (2019: HK$853.5
million), representing a decrease of 77% over the corresponding period
of last year.

The profit attributable to owners of the Company for the six months
ended 30th June, 2020 is lower than the same period of last year. Some
material items are as follows:

o a decrease in the share of results of joint ventures of HK$421.7
million

o a decrease in fair value in respect of the Group's investment
properties of HK$31.8 million as compared with an increase in fair
value of HK$131.7 million for the six months ended 30th June,
2019

Earnings per share amounted to HK13.34 cents (2019: HK56.64
cents), while the net asset value per share attributable to owners of the
Company was HK$15.77 at the end of June 2020 (31st December, 2019:
HK$16.16).

Business Review

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

An outline of our achievements in the first half of 2020 is described
below:

(1) Total attributable registered sales (including sales from joint
ventures and pre-sales of properties under construction) of the
Group amounted to 106,300 m2 in the first half of 2020 (2019:
69,700 m2), an increase of 53%. A total attributable gross floor
area ("“GFA") of approximately 86,600 m2 (2019: 215,100 m2)
was completed. For the first half of 2020, a total attributable GFA
of approximately 1,076,400 m2 (2019: 982,000 m2) was under
construction at the period end, representing an 10% increase over
the corresponding date of last year.
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MANAGEMENT DISCUSSION AND ANALYSIS
(continued)

Business Review (continued)

(2)  Rental income slightly decreased by 5% as compared with same
period of 2019.

(3) Cyberpark: There are a total of 17 cyberparks over 12 cities. Those
on the Pearl River Delta have been contributing most and we will
concentrate on developing new cyberparks and urban renewal
projects in this region where we have ample manpower and
marketing resources.

(4) Phase 2 Part 3 of Tian An’s urban renewal project, Tian An
Cloud Park, in Huawei New City Area in the Longgang District of
Shenzhen, with GFA of approximately 143,300 m2 was completed
in the first half of 2020.

(5)  We have acquired new residential projects in Jiangsu and Zhejiang
Provinces. We expect these projects will contribute a good return to
the Group in the coming years.

(6) For the six months ended 30th June, 2020, Asiasec Properties
Limited reported a profit of HK$6.7 million (2019: HK$64.1 million)
attributable to its shareholders.

Financial Review
Liquidity and Financing

The Group always maintains its liquidity at a healthy level with a balanced
portfolio of financial resources. As at 30th June, 2020, the total bank
balances and cash reserves of the Group were approximately HK$2,226.7
million (31st December, 2019: HK$3,546.6 million), providing sufficient
working capital for the daily operations of the Group.

As at 30th June, 2020, the total borrowings of the Group amounted to
approximately HK$6,769.9 million (31st December, 2019: HK$6,715.3
million), including current liabilities of HK$2,949.4 million (31st
December, 2019: HK$2,828.2 million) and non-current liabilities of
HK$3,820.5 million (31st December, 2019: HK$3,887.1 million). The
gearing ratio (net debt over total equity) of the Group was 18% (31st
December, 2019: 12%). The borrowings were mainly used to finance the
properties for development and properties under construction. Increase
in finance costs is mainly due to the increase in total borrowings and the
decrease in capitalisation of finance costs in properties under construction
compared to the same period of last year.
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MANAGEMENT DISCUSSION AND ANALYSIS
(continued)

Financial Review (continued)

Liquidity and Financing (continued)

Approximately 57% of the Group’s outstanding borrowings will mature
within 2 years. Since most of the investments and operations of the
Group are carried out in the PRC, most of the bank borrowings are
denominated in Renminbi which will be repaid in the same currency.
Around 35% of the Group’s borrowings bear interest at fixed rates while
the remainders are at floating rates.

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

Risk of Foreign Exchange Fluctuation

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

Pledge on Assets

As at 30th June, 2020, bank deposits of approximately HK$608.5 million,
aggregate carrying values of property, plant and equipment (including
assets classified as held for sales), development properties (including
assets classified as held for sales) and investment properties (including
assets classified as held for sales) of approximately HK$53.3 million,
HK$2,487.7 million and HK$9,816.6 million respectively, were pledged
for banking facilities granted to the Group and a joint venture, mortgage
loans granted to property purchasers and guarantees in respect of utility
supplies and government authorities for the development works.
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MANAGEMENT DISCUSSION AND ANALYSIS
(continued)

Financial Review (continued)

Contingent Liabilities

Two pieces of properties for development that are held by joint ventures
of the Group with carrying value of approximately HK$86.9 million and
a property for development that is held by a subsidiary of the Company
with carrying value of approximately HK$37.5 million are under idle land
investigation by the local authorities. These pieces of lands owned by the
joint ventures and the subsidiary were held under several land use right
certificates. The development of more than half of the pieces of lands
were either completed or under development, except for the portions
which are retained for the remaining development of the whole projects.
Further, property for development that is held by another joint venture
of the Group with carrying value of approximately HK$322.9 million had
been identified as idle land by the local authority. The construction works
for the first phase of development has been completed in previous year
while the second phase of development has started since last year. The
Group is currently working diligently to prevent the possible classification
as idle land for those under idle land investigation and taking remedy
action to prevent from prosecution for those had been identified as idle
land, including negotiating the feasibility of development plans with local
authorities. Based on legal advices, the Group has assessed the issue and
considers that the idle land confiscation can be reversed. In the opinion
of the directors of the Company, the economic outflows caused by above
cases are not probable.

As at 30th June, 2020, guarantees given to banks in respect of mortgage
loans granted to property purchasers and bank facilities granted to or
utilised by the joint ventures and a financial asset at fair value through
profit or loss as well as guarantees granted in respect of utility supplies
and government authorities for the property development works
amounted to approximately HK$1,075.2 million. All the guarantees
provided by the Group were requested by banks and under normal
commercial terms. Legal actions were taken against the Group resulting
in possible contingent liabilities of approximately HK$399.0 million. The
Group has assessed the claims and obtained legal advices, and considers
that either it is too early to assess the range of possible liability at this
stage or no additional provision is required to be made.

Employees

As at 30th June, 2020, the Group including its subsidiaries but excluding
associates and joint ventures, employed 1,423 (31st December, 2019:
1,427) persons. The Group maintains a policy of paying competitive
remuneration packages and employees are also rewarded on performance
related basis including salary and bonus.
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MANAGEMENT DISCUSSION AND ANALYSIS
(continued)

COVID-19 Pandemic Response

The COVID-19 spread globally during the first half of 2020. The Group
has implemented, since January 2020, certain protocols below to protect
the health and safety of our workforce, their families, local suppliers
and neighbouring communities while ensuring a safe environment for
operations to continue as usual:

o social distancing protocols;

o meetings are held off-site or by conference calls as far as possible;

o cancellation of all non-essential travel;

o flexible and remote working plans for employees;

o access to office restrictions and temperature screening;

o self-isolation following outbound travel, development of symptoms,

or interaction with a confirmed case of COVID-19 and do
coronavirus test as and when necessary at the Company’s cost;

o increased inventory of face mask, hand sanitiser and hygiene
supplies; and
o increased focus on cleaning and sanitation.

Business Outlook

The cut in the reserve requirement ratio by China’s central bank in
response to the COVID-19 pandemic has been well received by the PRC
property market, especially the residential sector. US Federal Reserve's
guantitative easing announcement and cuts in interest rates have
provided further relief to the Hong Kong property market.

We expect the economy of both the PRC and Hong Kong to remain
challenging in the second half of 2020. We are hopeful that the
development of a vaccine and medicines to counter COVID-19 will lead
to a global economic recovery. We remain confident of the long term
prospects of the property market in Mainland China and Hong Kong.
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OTHER INFORMATION

Financial assistance to affiliated companies

Since that the financial assistance by the Group to affiliated companies
and guarantees given by the Group for facilities granted to affiliated
companies together in aggregate exceeded 8% under the assets ratio
defined under Rule 14.07(1) of the Listing Rules continued to exist as at
30th June, 2020, the Group is required to comply with Rule 13.22 of
the Listing Rules. The following is a summary of unaudited combined
statements of financial position of those affiliated companies prepared
from their financial statements as at 30th June, 2020 and adjusted, where
appropriate, to conform with the Group’s accounting policies:

FET

HK$'000

IEMBNEE Non-current assets 20,733,807
MENEE Current assets 32,332,902
mEIaE Current liabilities (18,088,507)
JEREEE Non-current liabilities (20,445,154)
SEFERCHE S Non-controlling interests (166,495)
EEFE Net assets 14,366,553
AEEEGEEFE Net assets attributable to the Group 5,837,844
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DIRECTORS’ INTERESTS

As at 30th June, 2020, Messrs. Lee Seng Hui and Ma Sun, Directors,
had the following interests in the shares and underlying shares of the
Company as recorded in the register required to be kept under Section
352 of the Securities and Futures Ordinance (“SFO"):

BEROR HEBRITRSD

HRRO2BE AHABZBNEIL

Number of Approximate %

shares and of the total

EEME ANEEB underlying number of ERME
Name of Directors Name of companies shares interested issued shares Nature of interests
Rk B ViN/NC]| 733,269,096 48.86% HE iz
Lee Seng Hui the Company (Hfaz1) Other interests

(Note 1)
DEMERRAR 930,376,898 74.98% H ez
([EEREHbEE |) (Hfaz2) Other interests

Asiasec Properties (Note 2)

Limited (“ASL")
L= NN 47,945 0.003% & A2
Ma Sun the Company Personal interests
(NEZHBAEHER)
(held as beneficial owner)
oo A EE 6,232 0.001% B AFEES
ASL Personal interests
(NEZHBAEGHER)
(held as beneficial owner)
Biat - Notes:

1. FREBLEACEREZREL T RERIE L LY Blee
and Lee Trust(2#{=5E) Z157EA ° Lee and Lee
TrustiF A EBARAR([BEE®]) B 3%
TR 422 4174.95% (B IR R IB 5t 4 2 (B A 12
=) R EREH A SERARRRG B 2 E
@ MEASEAREIEE R EMAT74.99% %
2B ARBESHE(FE)BRATNRARERK
DR RARER o

2. ERFREBEERARRZES  RERIEES
TREWE(RARRRZIFZENE R M E LA
AR ZEEHEE (BE R EH KRB FRIIEXV
)z Btk -

3. LuifAERmSEFE -

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

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

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

Save as disclosed above, as at 30th June, 2020, none of the Directors
and chief executive of the Company had any interests or short positions
in any shares, underlying shares or debentures of the Company or any
of its associated corporations, within the meaning of Part XV of the SFO,
as recorded in the register required to be kept under Section 352 of the
SFO or as otherwise notified to the Company and the Stock Exchange
pursuant to the Model Code for Securities Transactions by Directors of
Listed Issuers (“Model Code”) as set out in Appendix 10 of the Listing
Rules.

SUBSTANTIAL SHAREHOLDERS’ AND OTHER
PERSONS’ INTERESTS

To the best of Directors’ knowledge, as at 30th June, 2020, the following
shareholders of the Company (“Shareholders”) had interests in the shares
or underlying shares of the Company as recorded in the register required
to be kept under Section 336 of the SFO:

BERORAERRDZHE
Number of shares and underlying shares interested
BAER ZEER
(LEBREBA (ZE£E EERT
B58) ZHE) R EE 2
Personal Corporate BMABD
Interests Interests Approximate %
(held as (interest of HitrEs ERAE of the total
EES beneficial controlled Other Total number of
Name of Shareholders owner) corporation) Interests Interests issued shares
AHEEB)BRAR([HAE]) - 733,269,096 - 733,269,096 48.86%
Allied Properties (H.K.) Limited (“APL") (Hst1) (Hrs2)
(Note 1) (Note 2)
HEEBARAR([HMALE]) - 733,269,096 - 733,269,096 48.86%
Allied Group Limited (“AGL") (B7:#3) (Hy:#2)
(Note 3) (Note 2)
Lee and Lee Trust - 733,269,096 - 733,269,096 48.86%
(Hizz4) (Hz22)
(Note 4) (Note 2)
PIA Ltd (formerly known as Penta - - 285,060,570 285,060,570 19.00%
Investment Advisers Limited) (AREEIEA (B1its)
BHiEE) (Note 5)
(held as
investment

manager)
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FERRRAMALTZER(HF) SUBSTANTIAL SHAREHOLDERS’ AND OTHER
PERSONS’ INTERESTS (continued)
BREROREBRRS 2EE
Number of shares and underlying shares interested
BA RS EEER
(LEBHZHEBA (Z#E£E HER1T
BHEE) ZRER) Ri>EE
Personal Corporate BMABEDE
Interests Interests Approximate %
(held as (interest of Hi R ERAE of the total
BREERE beneficial controlled Other Total number of
Name of Shareholders owner) corporation) Interests Interests issued shares
Vigor Online Offshore Limited 139,796,000 - - 139,796,000 9.32%
("Vigor Online")
China Spirit Limited (“China Spirit”) - 139,796,000 - 139,796,000 9.32%
(Hy:6)
(Note 6)
M - 141,796,000 - 141,796,000 9.45%
Chong Sok Un (H1:#7)
(Note 7)
SKK Special Situation Fund (“SKK") 99,420,400 - - 99,420,400 6.63%
Argyle Street Management Limited - - 99,420,400 99,420,400 6.63%
("Argyle Street Management”) (ABREEEA (B1:#8)
F0RE) (Note 8)
(held as
investment
manager)
Argyle Street Management Holdings - 99,420,400 - 99,420,400 6.63%
Limited (“Argyle Street Holdings") (H7:#9)
(Note 9)
Pk - 99,420,400 - 99,420,400 6.63%
Chan Kin (Bizz10)

(Note 10)
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SUBSTANTIAL SHAREHOLDERS’ AND OTHER
PERSONS'’ INTERESTS (continued)

Notes:

The interest was held by China Elite Holdings Limited (“China Elite”), a wholly-
owned subsidiary of Fine Class Holdings Limited which in turn was a wholly-
owned subsidiary of APL. APL was therefore deemed to have an interest in the
shares in which China Elite was interested.

The figure refers to the same interests of APL in 733,269,096 shares.

AGL owned approximately 74.99% of the total number of issued shares of APL
and was therefore deemed to have an interest in the shares in which APL was
interested.

Mr. Lee Seng Hui, a Director, together with Ms. Lee Su Hwei and Mr. Lee Seng
Huang are the trustees of Lee and Lee Trust, being a discretionary trust. The
Lee and Lee Trust controlled approximately 74.95% of the total number of
issued shares of AGL (inclusive of Mr. Lee Seng Hui’s personal interests) and was
therefore deemed to have an interest in the shares in which AGL was interested.

These include (i) an interest in 266,505,570 shares; and (ii) an interest in unlisted
cash settled derivatives of the Company equivalent to 18,555,000 underlying
shares of the Company.

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

The interests include (i) 139,796,000 shares held by China Spirit; and (ii) 2,000,000
shares held by Diamond Success Limited (“Diamond Success”). Ms. Chong Sok
Un owned the entire issued share capital of Diamond Success and China Spirit
respectively and was therefore deemed to have an interest in the shares in which
Diamond Success and China Spirit were interested.

Based on the information provided by Argyle Street Management, Argyle Street
Management owned the entire issued voting share capital of SKK and was
therefore deemed to have an interest in the shares in which SKK was interested.
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SUBSTANTIAL SHAREHOLDERS’ AND OTHER
PERSONS'’ INTERESTS (continued)

10.

11.

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

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

All interests stated above as at 30th June, 2020 represent long positions as
recorded in the register required to be kept under Section 336 of the SFO.
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CORPORATE GOVERNANCE AND OTHER
INFORMATION

CORPORATE GOVERNANCE CODE

During the six months ended 30th June, 2020, the Company has applied
the principles of, and complied with, the applicable code provisions of
the Corporate Governance Code and Corporate Governance Report (“CG
Code”) as set out in Appendix 14 of the Listing Rules, except for certain
deviations which are summarised below:

Code Provisions B.1.2 and C.3.3

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

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

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

The reasons for the above deviations were set out in the Corporate
Governance Report contained in the Company’s Annual Report for the
financial year ended 31st December, 2019. The Board considers that the
Remuneration Committee and the Audit Committee should continue to
operate according to the relevant terms of reference as adopted by the
Company. The Board will review the terms at least annually and make
appropriate changes if considered necessary.
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CORPORATE GOVERNANCE AND OTHER
INFORMATION (continued)

CODE OF CONDUCT REGARDING SECURITIES
TRANSACTIONS BY DIRECTORS

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

CHANGES IN DIRECTORS’ INFORMATION

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

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

1. As informed by AGL, bonuses for the year ended 31st December,
2019 were paid to the Chairman and a Non-Executive Director,
namely Mr. Lee Seng Hui (“Mr. Lee”), and an Executive Director,
namely Mr. Edwin Lo King Yau (“Mr. Lo"”) by AGL. Out of the
total bonuses paid by AGL, the amounts of HK$28,937,000 and
HK$4,912,000 for Mr. Lee and Mr. Lo, respectively, were allocated
and charged to the Company. The remuneration of both Mr. Lee
and Mr. Lo is directly paid by AGL and allocated and charged to
the Company pursuant to the sharing of administrative services and
management services agreement entered into between AGL and
the Company.

2. Bonuses for the year ended 31st December, 2019 were paid to
the Deputy Chairman and an Executive Director, namely Mr. Song
Zengbin, in the amount of HK$840,000 and the Deputy Managing
Director and an Executive Director, namely Mr. Ma Sun, in the
amount of HK$2,555,000 by the Company.

3. Bonuses for the year ended 31st December, 2019 were paid to the
Managing Director and an Executive Director, namely Mr. Patrick
Lee Seng Wei (“Mr. Patrick Lee”) in the amount of HK$4,050,000
and an Executive Director, namely Mr. Tao Tsan Sang (“Mr
Tao”) in the amount of HK$3,407,453 by the Company. The
remuneration of both Mr. Patrick Lee and Mr. Tao is directly paid by
the Company and proportionally charged by the Company in the
form of management services fee to ASL pursuant to the sharing
of administrative services and management services agreement
entered into between the Company and ASL.
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AUDIT COMMITTEE REVIEW

The Audit Committee has reviewed with management the accounting
principles and practices adopted by the Group and discussed internal
controls and financial reporting matters including a general review of the
unaudited interim financial report for the six months ended 30th June,
2020. In carrying out this review, the Audit Committee has relied on a
review conducted by the Group’s external auditor in accordance with
Hong Kong Standard on Review Engagements 2410 “Review of Interim
Financial Information Performed by the Independent Auditor of the
Entity” issued by HKICPA as well as reports obtained from management.
The Audit Committee has not undertaken detailed independent audit
checks.

PURCHASE, SALE OR REDEMPTION OF SHARES

Neither the Company nor any of its subsidiaries has purchased, sold or
redeemed any of the Company’s shares during the six months ended
30th June, 2020.

On behalf of the Board
Patrick Lee Seng Wei
Managing Director

Hong Kong, 21st August, 2020
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