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MANAGEMENT DISCUSSION AND ANALYSIS
INDUSTRY AND MARKET OVERVIEW

In 2021, the global economic situation has remained complex and
challenging. No matter it was due to the Sino-US trade wars or the
impact arising from the worldwide COVID-19 pandemic (the “Pandemic”),
these factors have exerted a certain degree of influence on the economic
condition and development of the People’s Republic of China (the
“PRC”). During the first half of 2021, the PRC’s gross domestic product
(GDP) increased by approximately 12.7% year-on-year, with its economy
showing strong resilience. The whole country aimed at strengthening its
Pandemic prevention and control measures as well as accelerating the
economic recovery and strived to achieve the annual goals and missions
of economic development, while it also brought more momentum and
opportunities to the global economic growth.

Various policy meetings held by the PRC’s government from 2020 to
2021 have continued to reiterate the principle of “housing is for living in
and not for speculation” and have normalized its long-term positioning.
From the enforcement of “Three Red Lines” on real estate enterprises
in August 2020 to the implementation of “Housing Loan Concentration
Management” by banks at the end of the year, and then to the carrying
out of the new policy of “Two Centralizations of Land Supply (centralize
the publishing of sales announcements; centralize the organization of
sales activities)” in February 2021, the regulatory policies have started
with the market participants at micro level, allowing the effects to be
more precise and quantitative. Under such context, the overall financing
environment in the real estate development sector has gradually
tightened, the difficulty and cost of financing have substantially increased,
and lowering debt has become one of the most important tasks for real
estate enterprises. Meanwhile, the short-term declining trend of gross
profit in the real estate industry continued, and the median of gross
profit margin dropped from approximately 29.5% to approximately
24.3%, which further challenged the comprehensive capabilities such
as operation, management and control of real estate enterprises. With
further tightening of the policies, resources in the real estate industry,
such as land reserve and credits, also continued to flow into those real
estate enterprises with stable and healthy financial positions and sound
financing resources.
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As the PRC’s economy continued to steadily recover and the government
has encouraged the development of consumer goods industry, which
had sped up the release of consumption potentials in the cultural,
sports, entertainment and health sectors, and the effects led by new
business phenomenon were enhanced. In the first half of 2021, the
cultural sports, entertainment and health sectors in the PRC showed
promising development, the number of stores and operating revenue of
cultural sports and entertainment sectors maintained rapid growth. The
suppressed consumer demand and the newly spawned awareness of
healthy consumption were further released during the Pandemic. In midst
of mid-and-long-term contradictions of the imbalance between demand
and supply, the cultural sports and entertainment industry in the post-
Pandemic era will be ushered to accelerated recovery.

The PRC has been vigorously promoting the “Belt and Road Initiative”,
which has pushed forward the infrastructure construction, connection
and building of logistic channels as well as economic and trade relations
of countries and regions along such route, thus has gradually deepened
the mutual communication and cooperation among all regions. In 2020,
the PRC'’s total social logistics volume reached a new level of RMB30
billion, representing an increase of approximately 3.5% year-on-year
calculated at comparable prices. Total revenue of the logistics industry
was RMB10.5 trillion, representing an increase of approximately 2.2%
year-on-year. The service capabilities of logistics companies in the PRC
were further enhanced, which provided crucial guarantee for opening
supply chains, coordinating industry chains and creating value chains.
The logistics industry maintained at a prosperous level. In order to
better support the development of enterprise economy, the country
has strengthened its investments and support policies in relation to the
construction of supply chains and logistics infrastructure for reducing the
overall logistics costs of supply chain, and enhancing the healthy and
stable long-term development of enterprises. With the increasingly close
economic and trade cooperation among countries and regions along the
“Belt and Road Initiative”, a new landscape of supply chain logistics with
openness in funding and win-win cooperation has continued to thrive.

Facing a complex and challenging market environment, in the first half of
2021, Glory Sun Land Group Limited (the “Company”) together with its
subsidiaries (collectively referred to as the “Group”) focused on high-tier
cities, steadily promoted its development strategy centering on property
investment and development and guaranteed by its cultural sports and
entertainment industry, and actively seized the valuable opportunities
arose during the period of industry recovery.

Glory Sun Land Group Limited 6

BEETBEQERERTERE  BUTEEER
TTEBR - XRIREREBEHEE N IIRER -
HERES|BERIER - — T —F L¥F
B NEREERSEXZRRINERE
P XRREEXFIERERERPRARSE
BIRIER - FERIE BN HIR0 B & F LA
ERRRFOBEBMGIE—TBR  BefT
TGP RTE  RERBHRAEBRE
ERDRINREOEER ©

FREEROE—F K] BAENBERA
e F R R MEERER © WA iR IE BB R RN
KEZSERER TIBANHESNER  Sith
EEELEBAEERS R S _ZTFHH
HeneEE L TEARE0ETHTE
B LA LLERETE R RAI35% 9
MEBWAEAREI058ET RLIER
H2.2% - R ERIGRE Nt — P
A BITBMEER - AEXE  AEEA
HIRHEBEERE - YRTELEFESSRK
o BTEINMY BEBMELENER B
R ON5& T E AL FE SR B R E M AR BRI
MPAFBUR - BER BB EEENYIRRA - 1§
REOENBREBEREERE - BE—F 5K
WEBIRANMENEESERSRY) - FRE
B AEEEAEERY AT A EETE T
HERKE ©

EHBRIREMNTIZRE  — T —F L+F
ENENEEBERAR ([ARF ) REKMBEA
A (gER((AKE ) BRERELET  BF
HEE AR B BERBZL - AXBIREE
ERRENRRER - BRICETERERA
HY R AP IR

Interim Report 2021



BUSINESS REVIEW

Property investment and development

Taking root in the Guangdong-Hong Kong-Macao Greater Bay Area,
the Group’s property investment and development sectors continued to
consistently maintain its development strategy of “deeply exploring the
business of property investment and development in strong first-tier cities,
new first-tier cities and strong second-tier cities”, seized opportunities
in mergers and acquisitions as well as urban renewal, and created a
community with high quality and sustainable development. As of the
date of this report, the Group has had a total of twelve land development
projects in eight PRC cities, including Shenzhen, Changsha, Changchun,
Shenyang, Weinan, Shantou, Yunfu and Nanning. With a gross floor area
of about 4.65 million square meters, such projects cover commercial
complexes, high-grade residences, hotels, commercial apartments, villas,
garden houses and other multi-format products.

Due to the impact of the Pandemic, the fair value of the Group’s
investment properties and other assets dropped in last year, and
construction delay occurred in certain development projects which led
to delay in delivery as well. However, throughout the first half of 2021, all
people in the Group worked together to actively respond to the negative
effects of the Pandemic and promptly adjusted the project operation and
management processes in order to adapt the Group itself to the new
environment. Despite encountering radical adjustment in the current real
estate market, projects within the sector still achieved great progress,
and construction of all projects was able to advance in an orderly manner.

With gradual emergence of impacts from policies such as the “Three Red
Lines” and the bank credit red lines, it is expected that the overall capital
funding trend in the real estate development industry will continue to be
tight throughout the year, and the overall market response will gradually
become rational. Facing economic pressure, the Group will proactively
seize market opportunities, constantly optimize its debt structure,
enhance the flexibility of capital management, adjust its competitive
strategies in time, and strive to provide strong support for business
development.

During the first half of 2021, the Group performed well in the node
completion of projects in several cities. Changsha Project, Shantou East
Coast Project, Yunfu Villa Project, Changchun Project, Weinan Project
Phase Il and Nanning Financial Centre Project were successfully opened
for sale, and the delivery of residential and commercial properties of
Shantou Chaoyang Project was also completed successively.
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Cultural sports and entertainment business

Relying on its proprietary property resources, the Group has actively
unblocked the industrial chain and has developed an innovative platform
that integrates culture, sports and entertainment. In this way, the
Company strives to offer customers healthy leisure and entertainment
activities with the excellent experience, launch traditional business form
and promote the integrated development of the culture and sports
sectors, while further enhancing the industry’s ability to resist various
risks so as to realize optimal allocation of resources. The Group’s main
cultural sports business includes New Sports Marine Sports Centre
(“Sports Centre”), New Sports Marine Training Centre (“Training Centre”)
and Bihaiwan Golf Practicing Court (“Bihaiwan Golf”), and its cultural
entertainment operation in new business form which includes high-
end children entertainment project Xiao Mu Tong Playroom, high-end
gymnasium project Xin Dong Neng Fitness Club, and KTV T.T. Club.

Affected by the volatile Pandemic situation and the tightened Pandemic
prevention control measures, cultural sports, tourism and entertainment
sectors have not fully recovered yet. In the first half of 2021, the
development of sailing sports and marine entertainment projects in
Sports Centre, and nautical culture training and short-term training
of nautical sports in Training Centre was not as expected due to the
Pandemic. On the other hand, Bihaiwan Golf showed a good trend in
operation. It has completed the leasing of all-inclusive rooms for the
first time since the opening of the practicing court. The overall revenue
and number of visits of customers both continued to rise, with half-year
revenue, profit and net cash flow hitting the highest record over the past
several years. Xiao Mu Tong Playroom quickly gained its market presence
through funny and innovative physical fitness education projects such
as family trip, video games, light meals, etc., and received nearly 70,000
customers in the first half of the year. Xin Dong Neng Fitness Club has
achieved steady growth in performance through a strong management
model, personalized and high-standard services, as well as effective
marketing activities and brand building. KTV T.T. Club has been currently
undergoing internal operational testing and adjustment and staff training,
and it is committed to developing differentiated health and entertainment
products to provide customers with a comfortable environment and high-
end services. It is now planned to commence business in the first half of
next year.

Trading of commodities

Through the understanding and involvement in various kinds of trade
and leveraging its own strengths, the Group is engaged in the trading
of commodities and has owned a large-scale trading platform for non-
ferrous metals, mainly involving in the supply of non-ferrous metals
(which are raw materials for industrial purpose). The Group has further
expanded its business scale, enhanced customer stickiness, and
improved its business flexibility and turnover rate, which has led to a
breakthrough growth.
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Other operations

In the first half of 2021, with strengths in channels and platforms,
the Group expanded its supply chain business in trading of building
materials and home appliances by providing high-quality upstream
and downstream customers with services ranging from orders taking,
warehousing logistics, transportation logistics, payment and settlement to
risk management.

At the same time, the Group actively explored new business models such
as supply chain finance, and also actively sought various possibilities for
the development of supply chain finance, supply chain management, and
logistics service business at various nodes in the supply chain. The Group
also made good use of the state’s investment and support policies in the
building of logistics infrastructure, tapped the momentum of business
growth to accelerate the overall development of its enterprises.

Organizational changes

Since the outbreak of the Pandemic, the Group’s imported fresh food
business has continued to be adversely affected, and it was expected
that it would not be able to recover within a short period of time. In order
to focus on the core business to further optimize its profit structure, the
Group completed the disposal of its entire equity interest in its non-wholly
owned subsidiary JFRIIFTHE A B E B PR A ] (Shenzhen Xinpeng Fresh
Food Industrial Company Limited®) (“Shenzhen Xinpeng”) on 23 June
2021 and ceased the related seafood trading business.

The Board considered that the disposal of Shenzhen Xinpeng is in the
interest of the Group and the shareholders of the Company as a whole,
as it can allocate more resources to the core business segments of the
Group and strengthen the equity interest of the Group.

Moreover, due to the high debt ratio and relatively slow sales of the
Nanning real estate development projects, in order to optimize the
gearing ratio so as to effectively reduce the Group’s financial risks,
the Group disposed the entire equity interest of its non-wholly owned
subsidiary J&IIFTEEIE ZEFBR AR (Shenzhen Xinhengchuang Industrial
Company Limited*) (“Xinhengchuang”) on 20 July 2021. Xinhengchuang
and its subsidiaries held the Nanning Real Estate Development Projects,
the Shenyang Real Estate Development Project and the corresponding
land use rights. As at the date of this report, the relevant disposal has
not yet been completed. Details of such disposal were set out in the joint
announcement published by the Company on 20 July 2021.

* For identification purpose only
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Due to the impact of the Pandemic, the revenue of Sports Centre and
Training Centre dropped significantly and thus incurring huge losses. It is
foreseen that business operations will not return to the previous normal
state in the short term. In order to prevent continuous loss and reduce
the Group’s overall liabilities, the Group completed the disposal of the
entire issued share capital of its wholly-owned subsidiary Yue Jin Asia
Limited (“Yue Jin Asia”) on 23 July 2021.

PROSPECT

Looking forward to the second half of 2021, it is expected that the
domestic regulation policies for real estate industry and monetary
supervision shall remain strict. Due to the weakening of the low base
effect and the notable effect of the strengthened regulatory policies,
the increment in the saleable area of the industry will continue to slow
down. The result of the tightening of financing policies will continue to be
reflected, and the capital chain of real estate enterprises will continue to
be tightened. In the second half of the year when financial policies remain
prudent and risk events continue to simmer, the Group expects stable
real estate enterprises to welcome a window of development once again.
If the “two-centralized” land supply policy can be further standardized in
the second and third rounds, it will benefit the active development of high-
quality and stable real estate enterprises. The National People’s Congress
of the PRC passed the resolution of the “14th Five-Year (2021-2025) (“14th
Five-Year”) Plan for National Economic and Social Development and the
Outline of Visions for 2035 of the People’s Republic of China ((FREAR
HMBEBERLHEMT S EHRE TOER S (20215F-2025%) ([ +HA )
HEIF2035F = 5 HIZME))” (“14th Five-Year Plan”) in March 2021,
which clearly defined the goal of building a great modern socialist country.
The 14th Five-Year Plan provides positive directions to the development
of various industries (including the real estate industry), fully indicates the
improvement in the external environment and also gives clearer guidance
to subsequent industrial planning.
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In order to implement the 14th Five-Year Plan and the National “14th
Five-Year” Cultural Reform and Development Plan (BZ + PO X{t2k
F 3R ZE), facilitate the cultural and tourism development and fully
promote consumption, the Development and Reform Commission issued
the “Implementation Opinions on Promoting Consumption Expansion,
Improving Quality and Accelerating the Formation of a Strong Domestic
Market (KEARMEEHEBEBREMREKBABATISHERER))”,
while the Ministry of Culture and Tourism issued the “14th Five-Year Plan
For Cultural and Tourism Development (V0T X/t MR B3 R AR ZE] ).
The latter proposed to implement policies for promoting cultural and
tourism consumption such as building national exemplary cities of cultural
and tourism consumption and regional cultural and tourism consumption
centers during the 14th Five-Year Plan period. It also aimed to accelerate
the improvement of the consumption system and mechanism, strengthen
effective supply and meet consumers’ demand, as well as further improve
the consumption environment to give full play to the fundamental role of
consumption with focus on facilitating the advancement and upgrading
of consumption. Thus, the cultural consumption sector is welcoming
an important favourable policy environment. The Tokyo Olympics in the
second half of 2021 and the orderly development of various cultural
sports activities in the community will ignite the vigorous development of
the cultural sports and entertainment industry which will also embrace a
stronger consumption demand.

In 2021 as the first year of the 14th Five-Year Plan, both opportunities
and challenges will coexist. Confronted with various new situations and
changes, the Group will seek to realize a high-quality and diversified
industry layout, enhance the overall competitiveness of the life cycle,
advance to high-quality development, and plan the layout of supply chain
and logistics business. At the same time, the Group will make full use of
diversified financing channels from home and abroad and actively prepare
refinancing plans. The Group will continue to shoulder the mission
of creating more value for shareholders and assuming more social
responsibilities, implement the vision of “Building the Beauty of Life” and
strive to achieve the goal of property investment and development, and
leading development of the cultural sports and entertainment industry.

REVIEW OF RESULTS AND OPERATIONS

Revenue of the Group for the six months ended 30 June 2021
(the “Period”) mainly consists of revenue derived from the property
development and property investment and the trading of commaodities.
Revenue of the Group for the Period amounted to approximately
HK$3,194.0 million, representing an increase of approximately 42.9%
from approximately HK$2,235.6 million for the corresponding period of
2020.
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Revenue from property development represents the proceeds from sales
of properties held for sales by the Group. The Group recognises revenue
from the sale of properties at a point in time when the customer obtains
the control of the completed property and the Group has present right
to payment and the collection of the consideration is probable. Revenue
derived from property development dropped by approximately 11.7%
to approximately HK$244.1 million for the Period from approximately
HK$276.3 million for the corresponding period in 2020, which was
primarily due to the decrease in the unit price of property units sold
during the Period.

Meanwhile, as the Group has built up a large-scale trading platform
for non-ferrous metals with a team of staff equipped with specialized
experience and expertise, revenue derived from the trading of
commodities increased by more than 52% to approximately HK$2,905.3
million for the Period from approximately HK$1,911.1 million for the
corresponding period in 2020. Gross profit from trading of commodities
for the Period was approximately HK$4.8 million representing an increase
of 30% from approximately HK$1.2 million for the corresponding period
of 2020. The gross profit margin from trading of commodities was
approximately 0.17% as compared with the corresponding period of
2020 which was approximately 0.06%.

Gross profit of the Group for the Period was approximately HK$87.8
million, representing an increase of 31.6% from approximately HK$66.7
million for the corresponding period of 2020. Gross profit margin for
the Period remained steady at approximately 2.7% as compared with
the corresponding period of 2020 which was approximately 3.0%. The
respective gross profit of the Group for the Period and the corresponding
period of 2020 was mainly attributable to the sales of properties.

During the Period, the Group’s selling expenses amounted to
approximately HK$41.7 million (six months ended 30 June 2020:
approximately HK$30.4 million), representing an increase of approximately
37.2%. The increase was mainly due to the increment in advertising
expenses and commission in relation to the promotion of sales of
property development projects. In addition, administrative expenses
increased by approximately 47.8% as compared with the corresponding
period of last year which amounted to approximately HK$67.1 million
mainly attributable to increase of PRC tax levies, salaries and bank
charge (six months ended 30 June 2020: approximately HK$45.4 million).

The investment properties portfolio of the Group comprised of residential
and commercial properties in Shenyang, Hefei, Shenzhen and Hunan,
as well as certain properties under construction in Shantou and Nanning
which were held for investment purpose. As at 30 June 2021, the gain
resulting from the fair value appreciation of these investment properties
amounted to approximately HK$75.9 million was recognised, while it
amounted to approximately HK$62.1 million during the corresponding
period of last year.
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Following the uncertainty brought by the outbreak of the Pandemic, the
directors of the Company (the “Directors”) considered that the anticipated
cash flows to be generated from the future use of the asset in relation to
the operation of Sports Centre and Training Centre would face a serious
challenge. The business of the Sports Centre and Training Centre suffered
from the declining performance in the first half of 2021. Hence, based on
valuation of fair value changes in relevant businesses, impairment for the
other intangible assets of operation of Sports Centre and Training Centre
amounted to approximately HK$10.4 million (six months ended 30 June
2020: approximately HK$131.2 million).

During the Period, the Company disposed its entire equity interest in an
indirect wholly-owned subsidiary of the Company to an independent
third party and resulted a gain on disposal amounting to approximately
HK$1.8 million (six months ended 30 June 2020: HK$NIl).

Besides, a fair value gain of approximately HK$3.1 million for the Period
(six months ended 30 June 2020: approximately HK$3.6 million) was
resulted from the adjustment on derivative financial assets in relation to
the put option as part of the consideration for the acquisition of Yue Jin
Asia in 2016.

Finance costs mainly consisted of interest expenses and other borrowing
costs in relation to bank as well as imputed interest expense on non-
current trade payables calculated using the effective interest method.
During the Period, finance costs amounted to approximately HK$139.4
million (six months ended 30 June 2020: approximately HK$135.4
million). There is no significant variance compared to the corresponding
period of last year.

Income tax expense for the Period was approximately HK$23.9 million
as compared with the corresponding period of last year of approximately
HK$20.0 million, representing an increase of approximately 19.5%.

Given the foregoing factors, the Group recorded a net loss of
approximately HK$84.1 million for the Period, as compared with a net
loss of approximately HK$266.0 million for the six months ended 30
June 2020. The decrease in net loss was mainly attributable to the
significant drop in the impairment loss of financial assets of the Group
by approximately 95.3% for the Period and the significant drop in the
impairment loss of other intangible assets of the Group by approximately
92.1% for the Period as compared to the corresponding period of last
year.
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LIQUIDITY AND FINANCIAL RESOURCES

As at 30 June 2021, the Group had bank and cash balances of
approximately HK$870.4 million (31 December 2020: approximately
HK$735.5 million), while the pledged and restricted bank deposits
amounted to approximately HK$826.1 million (31 December 2020:
approximately HK$618.1 million).

Total borrowings of the Group amounted to approximately HK$12,263.3
million as at 30 June 2021 (31 December 2020: approximately
HK$12,363.7 million), among which approximately HK$1,817.9 million (31
December 2020: approximately HK$1,388.0 million) and approximately
HK$10,445.4 million (31 December 2020: approximately HK$10,975.7
million) were denominated in Hong Kong dollars and Renminbi
respectively.

Total borrowings included bank and other loans of approximately
HK$11,297.6 million (31 December 2020: approximately HK$11,271.9
million), corporate bond of approximately HK$903.5 million (31
December 2020: approximately HK$874.0 million) and notes payable
of approximately HK$62.2 million (31 December 2020: approximately
HK$217.8 million). Except for interest-free for note payables, all loans
bore fixed interest rates and exposed the Group to fair value interest rate
risk.

As at 30 June 2021, the Group had a net current asset of approximately
HK$4,961.3 million, as compared to an amount of approximately
HK$5,710.9 million as at 31 December 2020. As at 30 June 2021, the
gearing ratio of the Group was approximately 2.442 (31 December 2020:
approximately 2.700), which was calculated on the basis of the total
borrowings less bank and cash balances and pledged and restricted
bank deposits divided by the total equity as at the respective reporting
date.

CAPITAL EXPENDITURE

The spending on the acquisition of property, plant and equipment and
investment properties amounted to approximately HK$12.0 million and
approximately HK$260.4 million for the Period respectively (six months
ended 30 June 2020: approximately HK$5.1 million and approximately
HK$262.5 million respectively).

CHARGE OF ASSETS

As at 30 June 2021, the carrying amount of investment properties
amounting to approximately HK$2,675.1 million (31 December 2020:
approximately HK$2,395.8 million) was pledged as security for the
Group’s bank loans and approximately HK$1,236.9 million (31 December
2020: approximately HK$1,127.0 million) was pledged as security for the
Group’s other borrowings.
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As at 30 June 2021, the carrying amounts of properties under
development and properties held for sale amounting to approximately
HK$5,358.3 million (31 December 2020: approximately HK$3,124.0
million) and approximately HK$1,295.5 million (31 December 2020:
approximately HK$1,324.7 million) respectively were pledged as security
for the Group’s bank loans.

As at 30 June 2021, the carrying amount of properties under
development amounting to approximately HK$2,846.5 million (31
December 2020: approximately HK$3,354.3 million) was pledged as
security for the Group’s other borrowings.

The pledged and restricted bank deposit amounted of approximately
HK$826.1 million (31 December 2020: approximately: HK$618.1 million)
was pledged to banks to secure bank borrowings and notes payable
granted to the Group and guaranteed deposits for construction of pre-
sale properties.

EMPLOYEE AND REMUNERATION POLICIES

The Group had a total of 597 full time staff as at 30 June 2021 (31
December 2020: 614) in Hong Kong and the PRC. The Group reviews
remuneration and benefits of its employees annually according to the
relevant market practice and individual performance of the employees.
Save for the social insurance scheme in the PRC and the mandatory
provident fund scheme in Hong Kong, the Group has not set aside or
accrued any significant funds to provide for retirement or similar benefits
for its employees.

FOREIGN EXCHANGE AND CURRENCY RISKS

Most of the Group’s revenue and expenses were generated from the
PRC and were denominated in Renminbi. During the Period, the Group
had not hedged its foreign exchange risk because the exposure was
considered insignificant. The management of the Company will continue
to monitor the foreign exchange exposure and will consider hedging the
foreign currency exposure when necessary.

SHARE CAPITAL

On 18 March 2021, the Company entered into a placing agreement
with the placing agent in relation to the placing of ordinary shares. The
placing was complete on 7 April 2021 in accordance with the placing
agreement in which an aggregate of 910,020,000 placing shares were
successfully placed to not less than six placees at the placing price of
HK$0.3 per placing share. The net proceeds from the placing, after
deduction of related costs and expenses, amounted to approximately
HK$272,535,000, would be applied for financing the general working
capital of the Group. Details of the share placing were disclosed in the
announcement and the joint announcement of the Company dated 18
March 2021 and 7 April 2021 respectively.
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CONTINGENT LIABILITIES

As at 30 June 2021, the Group had no material contingent liabilities (31
December 2020: Nil).

COMMITMENTS

As at 30 June 2021, the Group’s commitment was approximately
HK$10,776.7 million (31 December 2020: approximately HK$15,961.7
million) in respect of contracted but not provided for capital expenditures
on properties under development, investment properties under
construction and the acquisition of property, plant and equipment.
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REPORT ON REVIEW OF CONDENSED
CONSOLIDATED INTERIM FINANCIAL
STATEMENTS

IBDO

FEEE 1 +85222188288
{8H : +85228152239

Tel : +8522218 8288
Fax: +852 2815 2239
www.bdo.com.hk

B4R S P H B S Rk 2B
W&

25t Floor Wing On Centre
111 Connaught Road Central
Hong Kong

HETFHEER11158
KL HI2518

www.bdo.com.hk

TO THE BOARD OF DIRECTORS OF
GLORY SUN LAND GROUP LIMITED
(incorporated in Cayman Islands with limited liability)

INTRODUCTION

We have reviewed the condensed consolidated interim financial
statements set out on pages 19 to 62 which comprise the condensed
consolidated statement of financial position of Glory Sun Land Group
Limited and its subsidiaries (collectively referred to as the “Group”) as
of 30 June 2021 and the related condensed consolidated statement of
profit or loss and other comprehensive income, condensed consolidated
statement of changes in equity and condensed consolidated statement
of cash flows for the six-month period then ended, and a summary
of significant accounting policies and other explanatory notes (the
“condensed consolidated interim financial statements”). 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 (“HKICPA”).
The directors are responsible for the preparation and presentation of the
condensed consolidated interim financial statements in accordance with
HKAS 34. Our responsibility is to express a conclusion on the condensed
consolidated interim financial statements based on our review. This report
is made 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 INTERIM 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
HKICPA. A review of interim financial information 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 interim financial statements
are not prepared, in all material respects, in accordance with HKAS 34.

BDO Limited

Certified Public Accountants

Lo Ngai Hang

Practising Certificate no. P04743

Hong Kong, 26 August 2021
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CONDENSED CONSOLIDATED STATEMENT f& BA
OF PROFIT OR LOSS AND OTHER Wz
COMPREHENSIVE INCOME

For the six months ended 30 June 2021

BE - —FNA=1HIEA

REBRERAEMEE

%=

Six months ended 30 June
BZEAA=1THIEAEA

2021 2020
—B-—-F —E-THF
Notes HK$’000 HK$'000
ks FET FiBT
(unaudited) (unaudited)
(RIEER) (RECFEZ)
Revenue EER 6 3,194,019 2,235,635
Cost of sales SHER AR (3,106,254) (2,168,886)
Gross profit EX 87,765 66,749
Selling expenses HEMY (41,659) (30,369)
Administrative expenses TS (67,079) (45,442)
Gain on disposal of a subsidiary & — R B A R s 26(a) 1,806 -
Fair value gain on investment WEWERN AT ERE
properties 75,854 62,105
Fair value gain on derivative PTESREEN A FERE
financial assets 3,097 3,592
Gain from derecognition of financial IR TERM SRR 2 W
guarantee - 32,972
Impairment losses on other intangible EffmEEERERE
assets (10,390) (131,168)
Impairment losses on financial assets CRIEERAHEE
and contract assets — net BEEE - 5 (2,554) (53,785)
Other income, gains/(losses) — net EUr A~ Uezs (E5i8) - 58 7 32,485 (15,232)
Profit/(loss) from operations mERR (B18) 79,325 (110,578)
Finance costs LY VDN 8 (139,439) (135,444)
Loss before income tax expense FMRETEHBEAZAIER (60,114) (246,022)
Income tax expense FriS iR = 9 (23,947) (20,026)
Loss for the period REAEE R 10 (84,061) (266,048)
Other comprehensive income, BB RHMEERE
net of tax
Item that will not be reclassified THEHHEZEHEE -
to profit or loss:
Fair value changes of equity BAFESBEMEERETR
instruments at fair value through ([BAFEBEBAMEE
other comprehensive income WK ]) < AT A
(“FVTOCP) BWATHEE 594 (39,353)
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CONDENSED CONSOLIDATED STATEMENT
OF PROFIT OR LOSS AND OTHER
COMPREHENSIVE INCOME (continued)

For the six months ended 30 June 2021

BHRGeEEREMEE
W3R )

BE - —FNA=1HI A

Six months ended 30 June
BZEAA=1THIEAREA

2021 2020

=F=—F —F_FF

Notes HK$’000 HK$’000
liEss FET FHET
(unaudited) (unaudited)

(RIBEX) (RIEEIZ)

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

AEJEH T EEBHHER -

BEIBINEFROE X5

foreign operations 71,773 (103,777)
Exchange differences reclassified to PE—HRBARREN Y EEER
profit or loss on disposal of a subsidiary K& =58 (2,759) -
69,014 (103,777)
Other comprehensive income FHBENBRH AR MEE RS
for the period, net of tax 69,608 (143,130)
Total comprehensive income AHE 2 EKRAE
for the period (14,453) (409,178)
(Loss)/profit for the period FEMLZHARE (518) A
attributable to:
Owners of the Company ZIN/NCIEEEDN (87,589) (261,177)
Non-controlling interests AR A 3,528 (4,871)
(84,061) (266,048)
Total comprehensive income AR mRESEAEE
for the period attributable to:
Owners of the Company ZA/NSIESFS DN (67,025) (343,444)
Non-controlling interests FEFE SRR 52,572 (65,734)
(14,453) (409,178)
Loss per share attributable to AR aAHEEAFEE
owners of the Company FEEERER
during the period
Basic and diluted loss per share TREEAR R EE (B(L)
(HK cents) 12 (1.76) (5.74)

Glory Sun Land Group Limited
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CONDENSED CONSOLIDATED STATEMENT

OF FINANCIAL POSITION

AR S MR &

As at 30 June 2021 R-IE-_—FNA=+H
30 June 31 December
2021 2020
—E-—F —E-FF
ANB=+tH +=-A=+—H
Notes HK$’000 HK$’'000
B 5T FHT FH&TT
(unaudited) (audited)
(REERK) (eEZ)
Non-current assets kRBEE
Property, plant and equipment Y% - BEMEE 13 163,377 159,448
Investment properties B 14 6,559,905 6,034,541
Goodwill EES 15 = -
Other intangible assets HEmEpEE 16 90,782 101,348
Financial assets at FVTOCI AT EFBHMEEW S
IR S BB E 8,071 7,477
Deferred tax assets IR E = 34,835 36,657
6,856,970 6,339,471
Current assets REEE
Inventories FE 18 12,200,410 10,875,059
Contract assets BHEE 34,334 33,293
Derivative financial assets PTESBEE 17 35,141 32,044
Trade and other receivables 5 R E M WIS 19 5,151,944 5,002,498
Tax recoverable AU EI R IR 83,017 30,616
Pledged and restricted bank deposits A R ZREIRTTFR 826,063 618,133
Bank and cash balances RITRIREE5% 870,355 735,501
19,201,264 17,327,144
Current liabilities REEE
Borrowings BN 20 5,846,156 5,420,474
Trade and other payables B 5 NEMENFIA 21 4,481,989 4,058,138
Consideration payable JERE - 589
Contract liabilities AHEE 3,724,783 1,923,928
Lease liabilities HEaE 6,073 6,521
Current tax liabilities BIHATR T B & 180,965 206,553
14,239,966 11,616,203
Net current assets REBEETFE 4,961,298 5,710,941
Total assets less current liabilities EEABERRBERS 11,818,268 12,050,412

2021 EF R HRERE
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CONDENSED CONSOLIDATED STATEMENT

OF FINANCIAL POSITION (continued)

fHRGEMBERRER @

As at 30 June 2021 RoF-—F NHA=+H
30 June 31 December
2021 2020
et —E-TF
A~NA=+H +=ZRA=+—H
Notes HK$’000 HK$’000
B FHET FHET
(unaudited) (audited)
(REEER) (e&E=Z)
Non-current liabilities FREBEME
Borrowings (EE 20 6,417,177 6,943,190
Consideration payable JERRAE 180,573 163,747
Lease liabilities HEaE 52,394 53,430
Deferred tax liabilities FEEFRTBEE 841,205 812,689
7,491,349 7,973,056
NET ASSETS EEFE 4,326,919 4,077,356
Capital and reserves EARREE
Share capital &N 23 273,006 227,505
Reserves e 2,220,417 2,055,344
Equity attributable to owners PAYNSIESFEWNYISE: £
of the Company 2,493,423 2,282,849
Non-controlling interests FEIEFIME R 1,833,496 1,794,507
TOTAL EQUITY EREE 4,326,919 4,077,356

Glory Sun Land Group Limited
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CONDENSED CONSOLIDATED STATEMENT fSEAGZESRAEE R
OF CHANGES IN EQUITY

For the six months 30 June 2021

He2—F——FNHA=+HIFNEA

Attributable to equity holders of the Company

ADARBREARE
Share Non-
Share Share  redemption Merger  Statutory Other ~ Shareholder's  Translation FVTOCI  Accumulated controlling Total
capital premium resenve resenve Tesenve reserve  contribution Tesenve resenve losses Total interests equity
BAVERE
v Rh2EkE gk
B BfEE BF  ARER  EEE  REEE  RREE ERBE  GBGE  EiER it B ReeE
HKS'000. HKS 000 HKS 000 HKS000. HKS 000 HKS 000 HKS 000 HKS'000. HKS'000 HKS 000 HKS'000. HKS 000 HKS 000
T T T T T T T i T Tn T T T
Forthe sk months end 30 June 2021 BEIRC-EASTRLAER
At Jenuary 2021 faudited) RoRo-E-A-B(EER) 27505 3189824 2269 (%40,026) 96433 902111 4149 102630 (13839 (1,208207) 2282849 1794507 4077366
Loss for the period (unaucfted) - - - - - - - - - (67,589) (67,589) 3528 64,061)
Fair value changes of financil asset at FVTOCH
(unaucited) - - - - - - - - 54 - 594 - 54
Exchange diferences on translating foreign operations
(unaucited) - - - - - - - 279 - - 2729 49,04 nm
Bxchange diferences reclassifed to proft orloss
ondlsposal of a subsidary (unaudited) - - - - - - - (2759) - - (2759) - (2759
Total comprehensiv income fr te period (unaudted) - - - - - - - 19970 504 (67,589) (67,08) 52,672 (14453
Disposal of a subsidary (unaucited) pote 26) D7 (KAL) (3260 - - - - - - - - - - - 8519) (8519)
Demed prtel dsposal of subsiares ithoutloss ARl FEXEHE)
of control unauctec) (note 26(0) - - - - - 4351 - 3 - - 5,004 (5,064) -
Issue of shares on placement (unaucited) note 23) 45,501 21,034 = = = = = = = = 212,5% = 212,53
Chenges in equity for the perod (unaudted) 45501 21,03 - - - 4351 - 20,683 5% (67,589 210574 38969 249,563
At30 Jung 2021 (inauaited) RoR-§RACTAREER) 73006 3416858 2269 (940,026) 9433 906,462 4149 123313 (13245) (1975796 2493428 1833496 4326919
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CONDENSED CONSOLIDATED STATEMENT FHAZESRASEH R =
OF CHANGES IN EQU'TY(Continued)

For the six months 30 June 2021 BE—F = —F NA=1FHiA~EA

Atrbutable to equity holders of the Company

FATREREARE
Share Non-
Share Shae  redemption Merger Statutory Ofer  Shareholders ~ Tranglation FTOCH  Accumulated controling Tota
caplal premium Tesene Teserve Tesene reseve  confribution Tesene Tesene losses Tota nferests equiy
Rh%E HodEhs e
R BiEE BE  ANER  ERE ERBE  RRIE ENBR JBRE  ZHEE &t B g
HKS 000 HK$ 000 HKS 000 HKS 000 HKS 000 HKS'000 HKS 000 HKS 000 HKS000 HKS 000 HKS 000 HK$ 000 HKS 000
Tin Tin T Tin Tin T Tin TEn Tin Tin Tn Tin T
For the s months ended 30 June 2020 HECRCTERACTRLAER
At danuary 2020 (i) A-2-2E-A-A(820) WA 316984 260 (o002 W it 418 30 (839 075 20TT% 17T 46MBRS
Loss forthe peiod snaucited) TEREE(REER) - - - - - - - - - T e [ I
Fairvalue changes offrencial aset at FYTOCI RATERRELEIARIIR SRER

(unaucited) JLTERE REEY) - - - - - - - - (39,353 - (39,353 - 39,353
Exchange diferences on tenslating foregn operaions. ~ ES EHAE N 28 (7 8%%)

(unaucited) - - - - - - - (#2914 - - (#2914 60863 (108777)
Tote comprehensive ncome forthe period (inaucited)  AEHAERGELE (REER) - - - - - - - (42914 03y LT () 6573 (@097
Captal contbouton fom non-contiolingequiy hoiders ~ SER 1B BEA 2L (REEH)

(unaudied) - - - - - - - - - - - 236 2346
Changes n equiy for the period (unaudited) KBRS (7R - - - - - - - (#2914 (39388 QLT (343 63368 (40683
At30 June 2020 (inauaited) RoZ-RE7AZTR(REER) 21505 3180824 2269 (%40026) 9142 902111 4118 @320 (orge) (9192 25434 16T 41T
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CONDENSED CONSOLIDATED STATEMENT EBHGEREERER

OF CASH FLOWS

For the six months 30 June 2021

BE —E——FNA=1HIUNEA

Six months ended 30 June
BZEASA=1THLAEA

2021 2020
—E-—F —E-TE
HK$’000 HK$'000
FET FAT
(unaudited) (unaudited)
(re-presented)
(REBER) (REgeEZ)
(geE=5)
NET CASH GENERATED FROM/ REFEME (i) REFHE
(USED IN) OPERATING ACTIVITIES 1,274,836 (600,336)
CASH FLOWS FROM INVESTING REFHRERE
ACTIVITIES
Disposal of a subsidiary, net PEWRBAT (IREEHES)
of cash disposed 15,787 -
Increase in pledged and restricted B R R IR T SR AN
bank deposits (207,930) (230,861)
Payment of consideration in relation SABEFEUREN B AR ZEENRE
to acquisition of subsidiaries
in prior year (548) (298,729)
Payment for investment properties TR EME (199,245) (207,675)
Payment for intangible assets B EE (128) (525)
Purchases of property, EEWME - BB L&
plant and equipment (11,954) (5,107)
Proceeds from disposal of financial RBAFERERATEEBEM
assets at FVTOCI in prior year 2HEWRFIRN S REEFSRIA 9,841 -
Proceeds from disposal of property, HEWE - WE REENFTSHIE
plant and equipment 102 4
Proceeds from disposal of investment HEREYER S KIE
properties 20,747 -
Net cash used in investing activities KEEBAEIRSIFHE (373,328) (742,893)

2021 EF R HRERE
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CONDENSED CONSOLIDATED STATEMENT SHHSESRERER @

OF CASH FLOWS (Continued)

For the six months 30 June 2021

BE —E——FNA=1HIUNEA

Six months ended 30 June
BZEASA=1THLAEA

2021 2020
—E-—F —E-TE
HK$’000 HK$’000
FET FHET
(unaudited) (unaudited)

(re-presented)

(REEER) (RIEEZ)

(FeE5))

CASH FLOWS FROM FINANCING RETHRERE

ACTIVITIES
Capital contribution by non-controlling FIEFIMERRHEACHE

equity holder - 2,346
Repayment to non-controlling interests BB IR R MR A = (1,202)
(Repayment of)/advance from B 2 (B8) /83K

related parties (79,503) 217,817
Proceeds from borrowings BIRPE A 2,595,517 5,642,854
Proceeds from issue of BITRRIESFTSRIA

corporate bonds 130,000 603,000
Proceeds from issue of shares Ao & RFEE 1 TAR 1) P15 50E

on placement 272,535 -
Repayment of borrowings BEEN (3,067,733) (3,655,358)
Repayment of corporate bonds BERTES (100,500) (1,192,500)
Repayment of principal portion BEHEEBEs ALY

on lease liabilities (3,345) (729)
Repayment of interest portion ERHEaB ey

on lease liabilities (3,150) (1,028)
Interest paid BRFE (515,665) (317,742)
Net cash (used in)/generated RVEIEE) (FT#E) TSR & 558

from financing activities (771,844) 1,297,458
NET INCREASE/(DECREASE) IN ReRBRSZSEYEMN (RD) FHE

CASH AND CASH EQUIVALENTS 129,664 (45,771)
CASH AND CASH EQUIVALENTS HMAzBERASEEY

AT BEGINNING OF PERIOD 735,501 634,120
EFFECT OF FOREIGN EXCHANGE ERgH o L8

RATE CHANGES 5,190 (8,076)
CASH AND CASH EQUIVALENTS BMARZEERASEEY  HER

AT END OF PERIOD,

REPRESENTED BY 870,355 580,273
Bank and cash balances SRIT IR S48 870,355 580,273
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NOTES TO THE CONDENSED CONSOLIDATED
INTERIM FINANCIAL STATEMENTS

For the six months 30 June 2021

1. General Information

Glory Sun Land Group Limited (the “Company”) was incorporated
in the Cayman lIslands with limited liability. The address of its
registered office is Cricket Square, Hutchins Drive, P.O. Box
2681, Grand Cayman KY1-1111, Cayman Islands. The address
of its principal place of business in Hong Kong is Unit 2602, 26/
F., Lippo Centre, Tower 1, No. 89 Queensway, Admiralty, Hong
Kong. The Company’s shares are listed on the Main Board of The
Stock Exchange of Hong Kong Limited (the “Stock Exchange”).

The immediate parent of the Company is Hong Kong Bao Xin
Asset Management Limited, a company incorporated in Hong
Kong with limited liability and the directors of the Company
consider its ultimate holding company is Glory Sun Financial
Group Limited, a company incorporated in the Cayman Islands
with limited liability and with its shares listed on the Main Board of
the Stock Exchange.

The Company is an investment holding company. The Company
and its subsidiaries (collectively referred to as the “Group”) are
principally engaged in operation of a yacht club, a golf practising
court, a children playroom and a fithess room, provision of training
services, construction works, property development and property
investment, trading of commodities as well as home appliances
and building materials.

2. Basis of Preparation

These condensed consolidated interim financial statements
have been prepared in accordance with Hong Kong Accounting
Standard 34 (“HKAS 34”) issued by the Hong Kong Institute
of Certified Public Accountants (“HKICPA”) and the applicable
disclosures provision of Main Board Listing Rules Governing the
Listing of Securities on The Stock Exchange.
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Basis of Preparation (Continued)

These condensed consolidated interim financial statements
contain condensed consolidated interim financial statements and
selected explanatory notes. The notes include an explanation of
events and transactions that are significant to an understanding
of the changes in financial position and performance of the Group
since the annual financial statements for the year ended 31
December 2020. These condensed consolidated interim financial
statements and notes do not include all of the information required
for a complete set of financial statements prepared in accordance
with Hong Kong Financial Reporting Standards (the “HKFRSs”)
and should be read in conjunction with the annual financial
statements for the year ended 31 December 2020.

These condensed consolidated interim financial statements
have been prepared with the same accounting policies adopted
in the annual financial statements for the year ended 31
December 2020, except for those that relate to new standards or
interpretations effective for the first time for the period beginning
on or after 1 January 2021 and the early adopted COVID-19-
Related Rent Concessions beyond 30 June 2021 (Amendment to
HKFRS 16). Details of any changes in accounting policies are set
out in note 3.

The preparation of these condensed consolidated interim financial
statements in compliance with HKAS 34 requires the use of
certain judgements, estimates and assumptions that affect
the application of policies and the reported amounts of assets
and liabilities, income and expenses on a year to date basis.
Actual results may differ from these estimates. The areas where
significant judgments and estimates have been made in preparing
the financial statements and their effect are disclosed in note 4.

For the purpose of the consistency and comparability of the
financial reporting, the comparative figures of the interest paid
of approximately HK$317,742,000 presented in the condensed
consolidated statement of cash flows has been reclassified
from the cash flows from operating activities to the cash flows
from financing activities to conform with the current period’s
presentation.

These condensed consolidated interim financial statements are
presented in Hong Kong Dollars (“HK$”), unless otherwise stated.

These condensed consolidated interim financial statements are
unaudited, but has been reviewed by BDO Limited 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 HKICPA. BDO Limited’s report
on review of condensed consolidated interim financial statements
to the Board of Directors is included on pages 17 to 18.
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Adoption of New and Revised Hong Kong
Financial Reporting Standards (“HKFRSs”)

In the current period, the Group has adopted all the new and
revised HKFRSs issued by the HKICPA that are relevant to
its operations and effective for its accounting year beginning
on 1 January 2021. HKFRSs comprise Hong Kong Financial
Reporting Standards, Hong Kong Accounting Standards, and
Interpretations.

The adoption of the new HKFRSs and amendments to HKFRSs
has no material impact on the Group’s condensed consolidated
interim financial statements.

In addition, the Group has early adopted COVID-19-Related Rent
Concessions beyond 30 June 2021 (Amendment to HKFRS 16)
ahead of its effective date and applied the amendment from 1
January 2021. The adoption of this new amendment does not
have a material impact to the Group’s results of operations or
financial position.

Use of Judgements and Estimates

In preparing these condensed consolidated interim financial
statements, the significant judgements made by the management
in applying the Group’s accounting policies and the key sources of
estimation uncertainty were similar to those that applied to annual
financial statements for the year ended 31 December 2020.

Fair Value Measurements

Except as disclosed below, the carrying amounts of the
Group’s financial assets and financial liabilities as reflected in
the condensed consolidated statement of financial position
approximate their respective fair values.

Fair value is the price that would be received to sell an asset or
paid to transfer a liability in an orderly transaction between market
participants at the measurement date. The following disclosures
of fair value measurements use a fair value hierarchy that
categorises into three levels the inputs to valuation techniques
used to measure fair value:

Level 1 inputs: quoted prices (unadjusted) in active markets for
identical assets or liabilities that the Group can access at the
measurement date.

Level 2 inputs: inputs other than quoted prices included within
level 1 that are observable for the asset or liability, either directly or
indirectly.
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5.  Fair Value Measurements (Continued) 5. 2AYEE@
Level 3 inputs: unobservable inputs for the asset or liability. FoRMAEE - EERBEN TR
i ABUE o
The Group’s policy is to recognise transfers into and transfers out REE 2 B TR E 8 A G B
of any of the three levels as of the date of the event or change in ZERHIRES 2 A - wREAME
circumstances that caused the transfer. ZEERFERz— -
Disclosures of level in fair value hierarchy at: RTINABMZAFEERZHE :
At
30 June
2021
R-B=-F
~A=TH
Description Level 1 Level 2 Level 3 Total
i F—& E= FE=R st
HK$’000 HK$°000 HK$’000 HK$’000
THET THERT THERT THERT
(Unaudited)  (Unaudited) (Unaudited) (Unaudited)
(REER) CREER) (REER) CREER)
Recurring fair value REMATETE:
measurements:
Financial assets CREE
Derivative financial assets THESREE
Put option Rk EiE - - 35,141 35,141
Financial assets at FVTOCI BATEFREMEEE
PR &RMEE
Listed equity securities TR F 8,071 - - 8,071
Investment properties iR AES
Properties in the People’s AFREAREREE ([HE])
Republic of China (“PRC”) S - 1,063,070 5,496,835 6,559,905
Total #st 8,071 1,063,070 5,531,976 6,603,117

Glory Sun Land Group Limited
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2021 EF R HRERE

Fair Value Measurements (Continued) 5. 2AYEE@
Disclosures of level in fair value hierarchy at: (Continued) RTIBHzAFESERZFE
(8)
At
31 December
2020
i
+-RA=+—8H
Description Level 1 Level 2 Level 3 Total
it F—1K E-R FE=1 fBEt
HK$’000 HK$'000 HK$'000 HK$'000
FHT FHIT FHIT FHL
(audited) (audited) (audited) (audited)
(REZ) (RE%) (5&1%) (fe2&i%)
Recurring fair value REMATETE:
measurements:
Financial assets CREE
Derivative financial assets TESREE
Put option Rk EiE - - 32,044 32,044
Financial assets at FVTOCI BATEEBEMEEWRE
PR SREE
Listed equity securities FHRAES 7,477 - - 7,477
Investment properties BEWH
Properties in the PRC NP ES - 1,069,035 4,965,506 6,034,541
Total st 7,477 1,069,035 4,997,550 6,074,062
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Fair Value Measurements (Continued) 5. 2AYEE@
Disclosures of level in fair value hierarchy at: (Continued) RTIBHzAFESERZEE
(&)
Reconciliation of assets measured at fair value based on level 3 RIEE =Rz FlEGEZ EELR
2021
—E-—F
Assets
EE
Investment
Description Put option properties Total
Ht P HARE REYE st
HK$’000 HK$’000 HK$’000
FHET FET FET
At 1 January (audited) R—A—RB (BE%R) 32,044 4,965,506 4,997,550
Total gains or losses PIB &R E
recognised in profit or loss o BB 4R RE 3,097 96,713 99,810
Additions =S - 260,350 260,350
Exchange difference IE =% - 174,266 174,266
At 30 June (unaudited) RAB=18 (REEX) 35,141 5,496,835 5,531,976
2020
—E-TF
Assets
Investment
Description Put option properties Total
it TR B AW @5t
HK$’'000 HK$’000 HK$’000
T FHT FAT
At 1 January (audited) R—B—B (8%&%) 13,753 4,321,668 4,335,421
Total gains or losses RIE R A
recognised in profit or loss S ETIB A EE 18,291 (17,563) 728
Additions NE - 390,071 390,071
Exchange difference EHZR - 271,330 271,330
At 31 December (audited) R+ZA=+—H (8F&K) 32,044 4,965,506 4,997,550
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Fair Value Measurements (Continued)

Disclosure of valuation process used by the Group
and valuation techniques and inputs used in fair value
measurements:

The Group’s chief financial officer is responsible for the fair value
measurements of assets and liabilities required for financial
reporting purposes, including level 3 fair value measurements.
The chief financial officer reports directly to the Board of Directors
for these fair value measurements. Discussions of valuation
processes and results are held between the chief financial officer
and the Board of Directors at least twice a year.

For level 3 fair value measurements, the Group will normally
engage external valuation experts with the recognised professional

qualifications and recent experience to perform the valuations.

Level 2 fair value measurements

5. DAY EFE®E

AEEET AT ESEFREANG
EBERF  HERTREBASBHE
mE
AEENEEYHREAEETHBRS
FrEskmBEERBEATEE B
F=HAFEFE - BEEYEEEER
EFCERZELATETZE - 5B
BHEBRFFELETMABBEMEER
FFRERFERF R o

RE=BLATEFEMS  NEE R
SR AHA RN BEER LT HETE
BB EETRIET °

FE RN FEE

Fair value as at

Description Valuation technique Inputs 30 June 2021

R-B=-—f

~NA=1+H

it fh{E i AR ZAFE

HK$’000

THET

(unaudited)

(REEZ)

Investment properties Direct comparison approach Market price of comparable 1,063,070
REYE BELEOE A E LIS ER

Fair value as at

Description Valuation technique Inputs 31 December 2020

NZE_THF

+=-—A=+—8

Ep (GEE0] B ABIR ZAFE

HK$’000

T

(audited)

(eFE=Z)

Investment properties Direct comparison approach Market price of comparable 1,069,035
REWE BEELBUE A& LR T5ER
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5. Fair Value Measurements (Continued)

Disclosure of valuation process used by the Group
and valuation techniques and inputs used in fair value
measurements: (Continued)

Level 3 fair value measurements

5 Q¥{ER

B e
)

= (%)

REMET AP EFEREANG
EHREF  GERNEBABBRE

mE (@)

FE=RAFEE

Effect on
fair value
Observable/ forincrease  Fair value as at
Description Valuation technique  unobservable inputs Range of inputs 30 June 2021
BABELH  R=B=-F
HAYE ~A=1H
it fRERM TBE/FTUBERAHE &E Mg ZAYE
HK$’000
TR
(unaudited)
(REER)
Investment properties Direct comparison Price per square meter, Approximately Increase 5,496,835
under development approach taking into account the HK$32,090-
differences in time, HK$42,630
location, condition, size, per square
age and other individual meter
factors between the
comparables and the
property
ERREMS RV BYHARER - &5t R BYRK &
WERMERZMECRE 432,008
Ro0E R R E426308T
HiE - EERMEM
ERRENHER
Put option Income approach The Company’s share price HK$0.01 Increase 35,141
RoL e Yoz ik ADARME 0.01 87T 1
Fair value of Yue Jian Asia 1% Decrease
(@s defined in note 17)
BRTNALTE 1% e
(EZFMEHT)
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5. Fair Value Measurements (Continued)

Disclosure of valuation process used by the Group
and valuation techniques and inputs used in fair value
measurements: (Continued)

Level 3 fair value measurements (Continued)

AFEFE @)

AEEETAVEFERFERNMG
BEREF  AERNTRBAZRBEE
mE (&)

F=RLFEsE(8)

Effect on
fair value
Observable/ for increase Fair value as at
Description Valuation technique unobservable inputs Range of inputs 31 December 2020
BABEEA RZZ=EZ
HOTE +ZA=+—-A
S fhE R BRI BRRASE & N E ZOTE
HK$'000
TET
(audited)
(k&%)
Investment properties Direct comparison Price per square meter, Approximately Increase 4,965,506
under development approach taking into account the HK$26,387-
differences in time, HK$42,212
location, condition, size, per square
age and other individual meter
factors between the
comparables and the
property
ERREMS RV BYHARER - &5t R BYRK 10
WRMERZMEFE 426387 BTE
R - SR - 42212370
HiE - EERMEM
EREENZR
Put option Income approach The Company’s share price HK$0.01 Increase 32,044
RoL e Wans ARRRE 0.01 87T bl
Fair value of Yue Jian Asia 1% Decrease
(@s defined in note 17)
BREMORTE 1% e
(EZFMEHT)
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Segment Information

The Group determines its operating segments based on the
reports reviewed by the chief operating decision-maker that are
used to make strategic decisions.

The Group has several operating segments as follows:

Yacht club - operation of a yacht club

Training S provision of training services

Real estate and property property development and
investment property investment

Trading of commodities

trading of commaodities

Construction - provision of construction works

Others - operation of a golf practising

court;

- operation of a children
playroom;

- operation of a fitness room;
and

- trading of home appliances
and building materials

The Group’s revenue is principally attributable to a single
geographical region, which is the PRC.

The Group’s reportable segments are strategic business units
that offer different products and services. They are managed
separately because each business requires different technology
and marketing strategies.

The operating segments of others included operation of a golf
practising court, operation of a children playroom and a fitness
room, and trading of home appliances and building materials
during the six months ended 30 June 2021 (for the six months
ended 30 June 2020, others included only operation of a golf
practising court and trading of seafood). The Group disposed of
its business of trading of seafood during the six months ended 30
June 2021.
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6. Segment Information (Continued) 6. DIER @
Segment revenue and results DEE TR ES
Revenue reported below represents revenue generated from TXEHZEXBIEITZFEEZE
external customers. There were no inter-segment sales in both FE o A ERRE I AR ) FRFEISHE o
periods.
The following is an analysis of revenue and results by operating REBIREE N EEI DR E X R EE
segment of the Group: ST -
For the six months ended 30 June 2021 BE-—Z-—FXA=1+HLKEA
Real estate
6 months ended BE-Z--%XA=1H and property  Trading of
30 June 2021 (unaudited) FA{EA (REEH) Yacht club Training  investment commodities Construction Others Total
BHER
BRESH Bl NERE ARRE B Hitr @t
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TAR Tin TAR Ti#n Tin TAR FAn
Revenue 2ER 5,474 - 252,429 2,905,302 - 30,814 3,194,019
Segment results PEEE (4,214) (7,831) (28,748) 1,848 (89) 12,466 (26,568)
Gainon disposal of asubsiclary ~ HE—RHMBAEIRE 1,806
Fair value gain on investment REMENATEKE
properties 75,854
Fair value gain on dervative T eRAENDTEYE
financial assets 3,097
Other income, gains/(losses) -net ~ EAMA « Wi/ (Bi8) - 58 32,485
Finance costs BEKA (139,439)
Unallocated corporate expenses I FARMIMERE (7,349)
Loss before income tax expense RIS HRA T ATEE (60,114)
Time of revenue recognition BRI
At apoint in time RE-RRHH - - 244,056 2,905,302 - 30,814 3,180,172
Transferred over time R-BRRENES 656 - - - - - 656
656 - 244,056 2,905,302 - 30,814 3,180,828
Revenue from other sources REEWRELE$8 4,818 - 8,373 - - = 13,191
5474 - 252,429 2,905,302 - 30,814 3,194,019
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6. Segment Information (Continued) 6. DIER @

Segment revenue and results (Continued) DEPE R A (E)
For the six months ended 30 June 2020 BE-ZE-ZHEARA=+HLEANEAR
Real estate
6 months ended HE-T-TF A=1A andpropety  Trading of
30 June 2020 (unaudited) IEAEA (REER) Yacht club Training ~ investment ~ commodities ~ Construction Others Total
EHER
BREEH B MERE ATRS Bt Eftr it

HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TEL TEL TAL TEL TEL TEL TEL

Revenue BB 3,062 8,460 281,786 1,911,052 - 31,275 2,235,635
Segment results PEEE (97,541) (44,811) 27,609 (8,290) (55,300) (4,612 (182,945)
Fair value gain on investment REMENATEKE

properties 62,105
Fair value gain on dervative TS REENATEYE

financial assets 3,592
Gain from derecognition RIS B ER W

of financial guarantee 2,972
Other income, gains/(losses) -net ~ EAtlA « Wi/ (Bi8) - 58 (16,232)
Finance costs BERA (135,444)
Unallocated corporate expenses I FAERMIMERT (11,070)
Loss before income tax expense RIS AT AIEE (246,022)

Time of revenue recognition BRI

Atapoint in time NE-BEY - - 276,314 1,911,052 - 31275 2,218,641
Transferred over time R-RERRES 262 8,460 - - - - 8,722
262 8,460 216,314 1,911,052 - 31275 2,227,363
Revenue from other sources REEWRELE$E 2,800 - 5472 - - - 8272
3,062 8,460 281,786 1,911,052 - 31275 2,235,635
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6. Segment Information (Continued)

6. OEHEREE

Segment assets and liabilities PHEERARE
As at 30 June 2021 N—EE-—%xXA=+AH
Real estate
and property  Trading of
Yacht club Training  investment commodities Construction Others Total
BHER
i =701 13 NERE AZRS B it fagt
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
T#x T Ti#x THT THx T#x THT
(unaudited)  (unaudited)  (unaudited)  (unaudited)  (unaudited) (unaudited) (unaudited)
(REER) (REER) (REER) (REER)  (REEHR) (REBR)  (REER)
Segment assets DHEE 59,166 48,043 25,238,075 6,798 69,444 422,749 25,844,275
Unallocated assets TFARMEE
- Bank and cash balances - BTRReES 140,948
- Others -Efp 73,011
213,959
Consolidated total R 26,058,234
Segment liabilities PHEE 187,536 69,2711 19,290,284 135,601 128,766 68,438 19,879,896
Unallocated liabilities AR RE
- Borrowings -fBR 1,817,944
- Others -Eft 33,475
1,851,419
Consolidated total A 21,731,315
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6.

Segment Information (Continued) 6. DIER @
Segment assets and liabilities (Continued) THEEREE (H)
As at 31 December 2020 R-ZE-ZF+-A=+—H
Real estate
and property Trading of
Yacht club Training  investment  commodities ~ Construction Others Total
BHER
EEEH i NERE AR BiE Efth &3t
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
ThL FHL TAL ThL T ThL FhL
(audited) (audited) (audited) (audited) (audited) (audited) (audited)
(&&%) (5ER) (&E%) (557 (5&R%) (&5%) (&&R)
Segment assets PHEE 62,066 54693 22,987,632 25,057 67,241 185,366 23,382,055
Unallocated assets TFARMEE
- Bank and cash balances - BORBESHER 205,834
- Others - Bt 78,726
284,560
Consolidated total Faumst 23,666,615
Segment liabilities PHEE 117,181 119,150 16,579,955 199,486 124,538 65,725 17,206,035
Unallocated liabilties TFHRNEE
- Borrowings - fax 2,297,745
- Others -Eft 85,479
2,383,224
Consolidated total A 10,589,259
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7.  Other Income, Gains/(Losses) — Net Hal A - iz (BE) - %
-
Six months ended 30 June
BEZAA=1+THLEAEAR
2021 2020
—B-—F —ECTEF
HK$’000 HK$’'000
FH&T T
(unaudited) (unaudited)
(REEER) (RigEZ)
Interest income from RITHESHREF BUA 7,236 1,367
bank balances
Government grants LIS 132 1,830
Foreign exchange gain/(loss) — net  SMN&EUzE(E518) - /%458 23,183 (26,060)
Gain on early termination of lease ~ {2AIAR IFFHE W 2 -
Loss on disposal of property, HEME - BE L& EEE
plant and equipment - (1)
Others Hit 1,932 7,632
32,485 (15,232)
8. Finance Costs L5 %N
Six months ended 30 June
BEAA=+THLEAEAR
2021 2020
—EB-—F —T-TF
HK$’000 HK$’000
FH&T FAET
(unaudited) (unaudited)
(REEER) (R#g#EZ)
Interest on bank borrowings RITERF B 232,800 123,349
Interest on other borrowings HEREF S 201,492 121,578
Interest on note payables JERRIRRF B - 6,213
Interest on corporate bonds NREHFFE 42,933 58,259
Interest on PRC corporate bonds B RBIEHFNFE - 11,742
Interest on loans from related RAE R ERHFE (FiFE25)
parties (note 25) 42,643 24,591
Imputed interest on ERRENGHEF S
consideration payable 16,827 8,986
Interest on lease liabilities HEBENHE 3,150 1,028
539,845 355,746
Amount capitalised KENMEEEE (400,406) (220,302)
139,439 135,444
2021 hEER S 41 ENEERGRAT



9. Income Tax Expense

Income tax has been recognised in the condensed consolidated
statement of profit or loss and other comprehensive income as

follows:

FRigHiR

PISHENERGRA B LMK

mARARERT

Six months ended 30 June
BZEAA=1THILEAEA

2021 2020
—B-—-F —E_TF
HK$’000 HK$'000
FExT FHT
(unaudited) (unaudited)
(REBER) (RE&EZ)
Current tax: BIEATRIE -
PRC Enterprise Income Tax HR B TSR
(“EIT”) (TE¥P1EHD) 6,980 24,654
PRC Land Appreciation Tax AR B (AR
(“LAT") ([ LHbIBETR ) 8,591 18,111
15,571 42,765
Under provision in prior years BEFERETR 5,178 -
20,749 42,765
Deferred tax: RAETRIA -
Expenses/(credit) I, (F%) 3,198 (22,739)
Income tax expense TSt X 23,947 20,026

(@) Corporate income tax

No provision for Hong Kong Profits Tax is required since
the Group has no assessable profits in Hong Kong for the

six months ended 30 June 2020 and 2021.

PRC EIT has been provided at a rate of 25% (six months

ended 30 June 2020: 25%).
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0.

Income Tax Expense (Continued)

(b)

()

PRC withholding income tax

PRC withholding income tax of 10% shall be levied on the
dividends declared by the companies established in the
PRC to their foreign investors out of their profits earned
after 1 January 2008. A lower 5% withholding tax rate
may be applied when the immediate holding companies
of the PRC subsidiaries are incorporated or operated in
Hong Kong and fulfill the requirements to the tax treaty
arrangements between the PRC and Hong Kong.

PRC LAT

LAT is levied at progressive rates ranging from 30% to
60% on the appreciation of land value, being the proceeds
of sales of properties less deductible expenditures
including lease charges of prepaid lease payments and
all property development expenditures, which is included
in the condensed consolidated statement of profit or loss
and comprehensive income as income tax. The Group
has estimated the tax provision for LAT according to the
requirements set forth in the relevant PRC tax laws and
regulations. The actual LAT liabilities are subject to the
determination by the tax authorities upon completion of
the property development projects and the tax authorities
might disagree with the basis on which the provision for
LAT is calculated.
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10.

Loss for the Period

10.

Loss for the period has been arrived at charging/(crediting) the

following:

FHEEEE
AEEEEE MR () THIEA :

Six months ended 30 June

BEAA=1THILEXNEA

2021 2020
—B-—F —ETF
HK$’000 HK$'000
FE T FET
(unaudited) (unaudited)
(RE&ER) (REgEEZ)
Cost of inventories FEKA 3,093,440 2,075,029
Write-down of inventories FEMR - 4,146
Cost of inventories recognised HRAFZHFEERAR
as expenses 3,093,440 2,079,175
Amortisation of other intangible HibmA &= GT ASEERAE)
assets (included in cost of sales) 3,689 18,152
Depreciation e
— Owned property, plant and -BEME - BEREE
equipment 6,420 6,743
— Leasehold land for own use -BREE T 2,112 3,129
— Properties leased for own use - HEEERAMNYE 4,595 2,178
Directors’ remuneration Etea 1,556 1,488
Impairment losses on other intangible {24 ZE R (E 518
assets 10,390 131,168
Impairment losses on financial assets & RIAE N A WA ERERE - $58
and contract assets — net 2,554 53,785
Foreign exchange (gain)/loss — net N (W), B8 - 55 (23,183) 26,060
Gain on early termination of lease IR IEEE WS 2 -
Short-term lease expenses R ER Y 946 917
Direct operating expenses arising BEAHERANKEME
from investment properties that WEELERX
generated rental income 1,350 505
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11. Dividends

The directors of the Company did not recommend payment of an

interim dividend for the current period (2020: Nil).

12. Loss Per Share

The calculation of basic and diluted loss per share attributable
to the ordinary equity holders of the Company is based on the

following data:

11.

12.

RE
ARREEL N EFAL A HIAR

B(ZZ=BF @)
ZREE

EAYNCIR S il g hﬁ)\!ﬂﬁtﬂx%$
NESEEETORBIA TBURETHE ¢

Six months ended 30 June
BZEAA=1THIEAEA

2021 2020
—B-—F —E_TF
’000 '000

TR F %
(unaudited) (unaudited)

(REEER) (RIEEZ)

Number of shares &
Weighted average number of B ASE e~ %N = Gopiliv=3

ordinary shares for the purpose FHEmRE R

of calculating basic loss per share

4,972,435 4,550,105

Six months ended 30 June

BEAA=tHILEAEA

2021 2020
—B-—F —ECTEF
HK$°000 HK$’000
FE T FAT
(unaudited) (unaudited)

(REEZ) (RIEEZ)

Loss for the purpose of calculating & &}

R EAERANER

basic loss per share (87,589) (261,177)
Basic and diluted loss per share SR EAR R #EEE (B1L)
(HK cents) (1.76) (5.74)

There was no dilutive potential ordinary shares outstanding for the

six months ended 30 June 2021 and 2020.
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13.

14.

Property, Plant and Equipment

During the six months ended 30 June 2021, the Group incurred
expenditures of approximately HK$11,954,000 (six months ended
30 June 2020: approximately HK$5,107,000) and disposed of
property, plant and equipment of approximately HK$146,000 (six
months ended 30 June 2020: approximately HK$5,000) of which
approximately HK$44,000 (six months ended 30 June 2020: Nil)
were disposed of through disposal of a subsidiary.

As at 30 June 2021, the carrying amount of property, plant
and equipment amounting to approximately HK$5,124,000 (31
December 2020: approximately HK$5,050,000) was pledged as
security for the Group’s bank loan.

Investment Properties

During the six months ended 30 June 2021, the Group incurred
expenditures of approximately HK$260,350,000 (six months
ended 30 June 2020: approximately HK$262,506,000) and
had recorded a fair value gain on investment properties of
approximately HK$75,854,000 (six months ended 30 June 2020:
approximately HK$62,105,000). During the six months ended 30
June 2021, the Group disposed of certain investment properties
of approximately HK$20,747,000 (six months ended 30 June
2020: Nil).

As at 30 June 2021, the carrying amount of investment properties
amounting to approximately HK$2,675,122,000 (31 December
2020: approximately HK$2,395,811,000) was pledged as security
for the Group’s bank loans and approximately HK$1,236,937,000
(81 December 2020: approximately HK$1,126,955,000) was
pledged as security for the Group’s other borrowings respectively.
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15. Goodwill 15. B8
HK$’000
FBT
Cost AR
At 1 January 2020 (audited) RZZE-ZTF—F—AH (8F%) 301,810
Exchange differences FEH Z%8 17,625
At 31 December 2020, R-E-TF+—_A=1+—HK
1 January 2021 (audited) —E-—F—A—H((EEZR) 319,435
Exchange differences EH =R 10,847
At 30 June 2021 (unaudited) AR —FRA=THCREERZ) 330,282
Accumulated impairment ?;*‘I'iﬁﬁfﬁ
At 1 January 2020 (audited) RZZE-ZTF—F—H (KFZ) 283,635
Impairment losses RIEEE 18,566
Exchange differences PEH =58 17,234
At 31 December 2020, NZE_TF+_A=+—HK
1 January 2021 (audited) —E-—F—A—H((EEZR) 319,435
Exchange differences PEH Z%8 10,847
At 30 June 2021 (unaudited) RZBE-—FA=1+H CREER) 330,282
Carrying amount BREE
At 30 June 2021 (unaudited) R-E-—FRA=18(CR&EEX) -

At 31 December 2020 (audited) RZE-TF+-_A=+—8 (EFE®R) -

Note: PE -

The goodwill had been fully impaired in prior year. AEERNBEFEEERE -
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16.

Other Intangible Assets

During the six months ended 30 June 2021, the Group incurred
expenditures of approximately HK$128,000 (six months ended
30 June 2020: HK$525,000).

For the six months ended 30 June 2021, the outbreak of
COVID-19 pandemic and the subsequent quarantine measures
as well as the travel restrictions imposed have had continuously
negative impacts to the economy, business environment and
directly and indirectly affect the operations of yacht club as well as
training services of the Group. As such, the financial performance
of the segment of yacht club as well as training were affected. The
Group assessed the recoverable amount of the other intangible
assets allocated to its respective CGUs and as a result the
carrying amount of the other intangible assets was written down
to its recoverable amount of approximately HK$90,782,000.
An impairment loss of approximately HK$10,390,000 was
recognised in the condensed consolidated statement of profit or
loss and other comprehensive income of which the amount of
approximately HK$4,894,000 arose in the segment of yacht club
and approximately HK$5,496,000 arose in the segment of training
respectively.

The recoverable amounts of the CGUs related to Shenzhen
Dapeng Yacht Club Company Limited (“Dapeng Yacht Club”)
and Shenzhen Dapeng International Education Company Limited
(“Dapeng International Education”) have been determined based
on value in use calculations, which is arrived at on the basis of
valuation carried out by an independent professional valuer. These
calculations use cash flow projections based on the most recent
financial forecasts approved by the directors of the Company
covering a five-year period. Cash flows beyond the five-year
period are extrapolated using an estimated weighted average
growth rate of 1%. The growth rates do not exceed the long-term
average growth rates for the business in which the CGUs operate.
The pre-tax discount rate used is 17.6% for Dapeng Yacht Club
and 14.2% for Dapeng International Education.
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17. Derivative Financial Assets

17. {TEEREE

30 June 31 December
2021 2020
—E-—F —ECTF
AA=+H +ZA=+—H
HK$’000 HK$’000
FET FET
(unaudited) (audited)
(R&ERK) (&%)
Current: B
Financial assets at FVTPL BATEEBERIE CRIEE
Put option Roh HARE 35,141 32,044

As a part of the consideration for the acquisition of Yue Jin Asia
Limited (“Yue Jun Asia”) and its subsidiaries (collectively referred
to as “Yue Jin Asia Group”) in 2016, the Group shall have the
option (the “Put Option”) to, at the Group’s discretion, sell the
Option Shares (as defined below) to the seller of Yue Jin Asia at
any time within 5 calendar years from 28 December 2016 upon
the Shenzhen Dapeng New District Management Committee
or any other relevant governmental authority enforcing its rights
under the Operation Entrustment Agreement for any breach of the
Operation Entrustment Agreement by any member of the Yue Jin
Asia Group before 28 December 2016 at the Option Share Price
(as defined below).

The consideration for the Option Shares (“Option Share Price”)
shall be the higher of (i) the cash equivalent of the sum of (a) the
amount paid in cash by the Group to the seller of Yue Jin Asia
and (b) the value of all the consideration shares (as defined below)
issued by the Company to the seller of Yue Jin Asia as at the date
when the Put Option is exercised; or (i) the fair market value of the
Option Shares to be determined by an independent professional
valuer as at the date when the Put Option is exercised.
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17.

18.

Derivative Financial Assets (Continued)

Where:

Option Shares means all of the issued shares in the capital of Yue
Jin Asia as at the completion date of the sale and purchase of the
issued shares in the capital of Yue Jin Asia after exercise of the
Put Option.

Value of all the Consideration Shares means the higher of (i)
issue price (i.e. HK$1.24) x such number of consideration shares
issued and (i) the closing price of such consideration shares as
at the date when the Put Option is exercised x such number of
consideration shares issued.

As at 30 June 2021 and 31 December 2020, the Put Option
was stated at fair value based on the valuation performed by
Valtech Valuation Advisory Limited, an independent firm of
professional valuer. The valuer conducted the valuation based
on a profit forecast obtained from the Company (level 3 fair value
measurements).

Inventories

The Group’s inventories represent properties under development
and properties held for sale.

As at 30 June 2021, the carrying amounts of properties
under development and properties held for sale amounting
to approximately HK$5,358,298,000 (31 December 2020:
approximately HK$3,123,958,000) and approximately
HK$1,295,479,000 (31 December 2020: approximately
HK$1,324,689,000) respectively were pledged as security for the
Group’s bank loans.

As at 30 June 2021, the carrying amount of properties under
development amounting to approximately HK$2,846,525,000
(31 December 2020: approximately HK$3,354,329,000) was
pledged as security for the Group’s other borrowings.
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18.

Inventories (Continued)

According to the state-owned land use rights grant contract
(“Land Use Rights Contract 2014”) dated in March 2014, the
parcels of land in the PRC for the property development project
of which certain properties under development of approximately
HK$149,111,000 and properties held for sale of approximately
HK$218,830,000 held by a subsidiary namely Yunfu Baoneng
Property Limited (“Yunfu Baoneng”) was required to be completed
by March 2017. As at 30 June 2021, the development was still
under construction. A failure to meet any development milestones
contained in the Land Use Rights Contract 2014 may lead to
a daily penalty of 0.01% of the consideration of the Land Use
Rights Contract 2014 in according with the terms of the Land
Use Rights Contract 2014. The Group had made submissions to
relevant land authority on application of extension of completion
of development on the ground amongst others that such delay
has been due to various reasons beyond its control. During the
period, a written notice has been served to Yunfu Baoneng by the
relevant land authority stating that Yunfu Baoneng shall accelerate
the progress of construction works and the relevant land authority
reserves the right to pursue penalty. After consultation with the
PRC legal advisor, the directors of the Company consider that
the probability for penalty by the relevant land authority in respect
of the possible breach of the Land Use Rights Contract 2014 is
minimal, and therefore no provision is to be recognised as of the
end of reporting period.

2021 A EER S 51

18.

FE@®=

BIEAPA-T—NF= ANBEE it
FRERTFTAELO(ZE—HFLHFE
BHEAH])  ZARFEZ it B R Y
¥FABEE HPh—HEWEAR (A
EFBERBEEARAR(ZZER])
FE#149,111,0008 T2 & TEEY
AR 49218,830,0008 T2 HIEHE
%%Mﬁ_f tFE=ZRRRT - K=

——FXA=1tH - E@HEZEEAN
EL S o IKAEERI —F—UF it
{FREA KRRl 2 a2 R 228
Bt B — T —F T iFRES

Wz BRI - T —ME e
FREAHREZ001%T R - NEH

PIEHIR R (P BHE) 18 h Hiz
BHENSBREMBMEABELHLE
2 RIER T TR FAENERE - WA
HifE - AL ERRMEFERXE
EEEA  RATFEREMRERT
REE  MEBELIERRREEBRE
SEVRER o A B EH AR
$”ﬂ§$%ﬁ ERLHEE /A
BER T -NFLMERREENME
M AT BE RN - Rt EEREH
XI%%%EH%%°

BENEWEEERAE



19. Trade and Other Receivables

19.

B2 RHEMEBWRIER

30 June 31 December
2021 2020
—E-—F —ZT-TF
AA=+H +ZA=+—H
HK$’000 HK$'000
THET FAT
(unaudited) (audited)
(REER) (&%)
Trade receivables =)L E e 91,804 113,253
Less: loss allowance for B TREMEEEE 2 B R RS
expected credit losses (1,587) (782)
90,217 112,471
Other receivables H b fEUR FIA 201,229 183,596
Other receivables from related FEUR BRI 5 2 EAb UK IA (M FE 25(b))
parties (note 25(b)) 563 558
Consideration receivables FEUIRE 3,703 13,416
Prepayments and other deposits B 718 & H iz 4 (K5t (@)
(note(a)) 4,576,484 4,407,020
Other tax assets Hbm & &= 279,748 285,437
5,061,727 4,890,027
Total trade and other receivables 2 5 Rk Hth B I ZIB 4258 5,151,944 5,002,498
Note: BaE
(@) As at 30 June 2021, included in prepayments and other (@) RZEZ—FXA=1+H" A
deposits of approximately HK$2,198,437,000 (31 December ENREREMESZEED
2020: HK$2,017,710,000) represented an amount paid for 2,198,437,0008 L( — T — B F

redevelopment project of certain land parcels in the PRC
designated to a subsidiary of the Company by the local PRC
government. The demolition work of redevelopment project has
been completed. The remaining balance substantially represented
prepayments made to the contractors of property development.

The Group generally allows an average credit period of 2 days
(31 December 2020: 2 days) for sales of properties, 30 days
(81 December 2020: 30 days) for its tenants, operation of a yacht
club and provision of training services, 10 days (31 December
2020: 10 days) for its customers of trading of commodities and
30 days (31 December 2020: 30 days) for its customers of trading
of home appliances and building materials.
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19. Trade and Other Receivables (Continued) 19. EZ R HMEWFIE @)
Included in trade receivables are trade debtors (net of impairment R EARERELE FHRERCE
losses) with the following ageing analysis, based on invoice dates, SIEBERT - BIFEEE A RAEHNRRIE
as of the end of reporting period. E5igg - EERROMIT o

30 June 31 December

2021 2020

—B-—F —E_TF

A~NAB=+H +=ZA=+—8H

HK$’000 HK$'000

FET FiBT

(unaudited) (audited)

(REER) (Fe&E%)

0-30 days 0-30H 11,263 38,137
31-60 days 31-60 H 688 3,443
61-90 days 61-90 H 434 312
91-120 days 91-120H 486 301
Over 120 days 120 B F 77,346 70,278
90,217 112,471

20. Borrowings 20. &

30 June 2021 31 December 2020
ZEZ-FRA=ZtR C—T-TFE+-A=1—H
Current  Non-current Current  Non-current
TE FRE & FERE
HK$’000 HK$’000 HK$’000 HK$'000
THER TER FET FAT
(unaudited)  (unaudited) (audited) (audited)
(REBEZ) (REER) (EEZ) (EZ)
Secured BEHA
Bank loans RITEHK 1,431,394 4,281,514 505,951 4,857,200
Other borrowings HAEFR 2,416,012 496,335 1,847,999 1,453,522
Notes payables e E % 62,270 = 217,810 -
3,909,676 4,777,849 2,571,760 6,310,722
Unsecured R

Other borrowings HAfEFR 118,536 1,639,328 550,969 632,468
Corporate bonds NEfES 903,500 = 874,000 -

Loans from related parties BE R B (M 25(0))
(note 25(b) 914,444 - 1423745 -
1,936,480 1,639,328 2,848,714 632,468
5,846,156 6,417,177 5,420,474 6,943,190
20215 R ER 53 B BEHRERERAT



20. Borrowings (Continued) 20. B
As at 30 June 2021 and 31 December 2020, total current and RCE-—FRA=Z+HER-_ZE-ZTF
non-current borrowings were scheduled to repay as follows: TZA=1T—8  REBEIEREEKE
BB
Borrowings other than
Bank loans bank loans
RITER BH(FEERTER)
30 June 31 December 30 June 31 December
2021 2020 2021 2020
“B--f ZZCTE —B--F e 3
AB=tH  fTZA=1-H ~AAZTR  ftZA=1+-H
HK$'000 HK$'000 HK$'000 HK$'000
TEn Fidn Fhx TR
(unaudited) (audiited) (unaudited) (audited)
(REER) (BE7) (REEH) (BF%)
Within one year —FR 1,431,394 505,951 4,414,762 4,914,523
More than one year, but not BA—F - B BAME
exceeding two years 223,869 904,657 1,892,063 1,918,714
More than two years, but not BAmE - BBARE
exceeding five years 4,057,645 3,962,543 243,600 167,276
5,712,908 5,363,151 6,550,425 7,000,513
21. Trade and Other Payables 21. BEZRHEMEMNKIE
30 June 31 December
2021 2020
—B-—% —E-EF
ANA=tH +=-A=+—H
HK$°000 HK$'000
F#ET FHETT
(unaudited) (audited)
(RBEZX) &2
Trade payables B 5 ENFE 3,363,776 2,978,021
Wages and salaries payables EBNIERES 9,262 23,421
Accruals fEEtE A 1,743 5,706
Other tax liabilities HiFIEaE 141,532 2,943
Interest payables FEARTFIE 236,701 206,406
Interest payables to related parties FET AR 5 2 FI B
(note 25(b)) (FF3E 25(0)) 4,755 24,589
Secured deposits from contractors BIERFRBELS 360,377 341,204
Other payables EAb B SRR 280,944 314,867
Other payable to a non-controlling E A IR A M 2 2 FRIE
interest 48,412 46,916
Other payables to related parties Hoh A B 5 2 38 (M sE 25(0))
(note 25(b)) 34,487 114,065
1,118,213 1,080,117
4,481,989 4,058,138
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21. Trade and Other Payables (Continued)

The credit period of trade payables in relation to trading of
commodities is ranged from 10 to 360 days (31 December 2020:
ranged from 10 to 180 days); provision of real estate and property
investment is ranged from 7 to 30 days (31 December 2020:
ranged from 7 to 30 days) and trading of home appliances and
building materials is 30 days (31 December 2020: 30 days).

Included in trade payables are trade creditors with the following
ageing analysis, based on invoice dates, as of the end of the
reporting period:

21.

B 5 K E AR ROE ()

BRARRINESERNFENEE
BNMTF10E3608 (=2 =_EF += A
=+—B:NF10E180H) : AR
HEHERYELENE SR FIED
FEEENT7230H(ZE-_TF+=
A=Z+—B:NF72308) REEE
EXERMEEEMBNE SHEMNK
HWEESASB(ZE-ZTF+ A
=+—H:308)-

R R R IEE B SN A2 B
SRR - RIS B ER AT
T

30 June 31 December

2021 2020

—B-—fF —ETF

ANA=+H +=ZA=+—H

HK$°000 HK$'000

FE T FAT

(unaudited) (audited)

(REEERZ) (fe&%)

0-30 days 0-30H 1,788,633 1,963,931
31-60 days 31-60 H 37,254 11,936
61-90 days 61-90 H 302,336 2,503
91-120 days 91-120 H 59,679 517
Over 120 days 120 B 1,175,874 999,134
3,363,776 2,978,021
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22.

23.

Guarantees 22. #ER
As at 30 June 2021, guarantees amounting to approximately AT —FAA=1H  BHAEED
HK$524,978,000 (31 December 2020: approximately XETMERSNRBENR  MRITR
HK$501,299,000) are given to banks with respect to mortgaged HIER4524,978,000 8 T (ZE =&
loans procured by the purchasers of the Group’s properties. F+ZA=+—8 : #501,299,000 %
Such guarantees will be released by banks upon the issuance JL) e RITHRME A ELFEERKE
of the real estate ownership certificate to the purchasers or the FENIRBENRR (UREERE) 7
satisfaction of the mortgaged loans by the purchasers, whichever PRAEAER - BRIBZSERIER - 5%
is earlier. Pursuant to the terms of the guarantees, upon default EERHERIZERIE AEBEBEEE
in mortgage payments by these purchasers, the Group will BENBAXMNRITHRERIZBELRS
be responsible to repay the outstanding mortgage principals RIEFFIENU RS - BARSEGREE
together with accrued interest and penalty owed by the defaulted ERBMENEEEERESE - A2
purchasers to the banks and the Group is entitled to take over the RIEERAB TR RIBR A s T
legal title and possession of the related properties. The directors H o
of the Company consider that the likelihood of default in payments
by purchasers is minimal.
Share Capital 23. B&
2021 2020
—E-—fF “ET-EF
Number Number
of shares of shares
R EE fingr B
000 HK$’000 ‘000 HK$'000
T8 THER Tk TAT
(unaudited) (audited)
(REEERZ) (EERZ)
Authorised: EE
Ordinary shares of HK$0.05 FREE0.05B T L@
(31 December 2020:; HK$0.05) (ZBZZF+=A=1+—8:
each 0.057%7T)
At 1 January and W—A—BRKE~NA=1tH/
30 June/31 December +—A=+—H 8,000,000 400,000 8,000,000 400,000
Issued and fully paid: BEETRERE
At 1 January »n—HA—H 4,550,105 227,505 4,550,105 227,505
Shares issued on placement (note) BZ &R 21 TRRM (FMisE) 910,020 45,501 - -
At 30 June/31 December WARAZ+TEB/
+-A=+—H 5,460,125 273,006 4,550,105 227,505
Note: BT -

On 7 April 2021, 910,020,000 ordinary shares of the Company were
allotted and issued to the placees at HK$0.3 each, pursuant to a placing
agreement dated 18 March 2021. The placement was completed on
7 April 2021 and the premium on the issue of shares, amounting to
approximately HK$227,034,000 after deducting the share issuance
expenses, was credited to the Company’s share premium account.
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24. Commitments 24.

Commitments at the end of the reporting period contracted but
not yet provided for are as follows:

IR

RS BARE RTAE AR B AN

_|

N

30 June 31 December

2021 2020

—E-—F —E-TF

AA=+H +Z-A=+—H

HK$’000 HK$’000

FET FAT

(unaudited) (audited)

(REEER) (fe&Z)

Property, plant and equipment Y% BB 7,056 3,781
Investment properties under EEEEYERTE

construction and inventories 10,769,688 15,957,923

10,776,744 15,961,704
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25. Related Party Transactions

In addition to those related party transactions and balances
disclosed elsewhere in the condensed consolidated interim
financial statements.

(@) The Group had the following material transactions with its
related parties during the period:

25. BEFIRS

R4 & h EIR IS R Bt it 77 P
B2RERET R 5 MR o

@ HR AEBEEEREHEHE
TATEARRS :

Six months ended 30 June

BEAA=tHILEAEAR

2021 2020

—E-—F —E-FEF

Notes HK$’000 HK$’'000
PisE FET FET
(unaudited) (unaudited)

(REEEZ) (RIEEZ)

Ultimate holding company  HR&IER AT

— Interest expenses on loans - BEFFEHX (i) 7,794 10,239
Fellow subsidiaries EEA A
— Commission fee for issue - BITRRESRZ
corporate bonds HeER (ii) - 2,500
- Placing commission -RERAE (ii) 450 -
— Interest expenses on loans - EFF B (ii) 34,849 12,306
— Interest expenses on - AREHFFEBAEZ
corporate bond (i - 643
— Administrative expenses - T (ii) - 240
— Management fee income - BEEBERKA (ii) - (553)
Related companies BEEAT
— Interest expenses on loans - B B @), (i) - 2,046
— Administrative expenses - T @), (i) 5,737 21
— Selling expenses - HEKA @), (i) 2,234 -
Director 5=
— Interest expenses on - AREHFFBAEZ
corporate bond (i 4,883 83

(i) A director, Mr. Yao Jianhui, has significant influence over
the related companies.

(i) The transactions were entered into at terms mutually

agreed with the related party in the ordinary course of the
Group’s business.
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(0} A director, Mr. Yao Jianhui, has significant influence over
the related companies.

(i) The transactions were entered into at terms mutually

agreed with the related party in the ordinary course of the
Group’s business.
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M

(i)

Related Party Transactions (Continued) 25. BEFRZ @)
The Group had the following balances with its related () HAHRE NEBEHEHE@EES
parties during the period: WHAT S
30 June 31 December
2021 2020
—E-—F —TTF
AA=+H +=-A=+—H
Notes HK$’000 HK$'000
k=3 FBT FHT
(unaudited) (audited)
(REER) (Fe&E%)
Ultimate holding company  &&ER AT
— Interest payables (note 21) - FERTFRLE (Bii3E21) (ii) - (14,255)
- Loans (note 20) - B (K15 20) (i) - (320,745)
Fellow subsidiaries ERKE AR
— Interest payables (note 21) - FEARTFILE (FizE21) (ii) (1,997) (10,334)
— Other payables (note 21) - HM eI (H5E21) (i) (31,797) (30,753)
— Loans (note 20) - B (M7E20) (i) (829,349) (883,000)
Related companies BEEAT
- Other receivables (note 19) - EAbEUGRIE (FIEE19) (), (i) 563 558
— Other payables (note 21) - HAFERTERIE (BFE21) (), (i) (2,690) (83,312)
— Loans (note 20) - B (M7E20) (i), (i - (220,000)
Director 2=
— Corporate bonds - ERBARES
subscribed (i) (110,000) (112,000)
— Interest payables (note 21) - FERTFILE (FiisE21) (ii) (2,758) -
— Loans (note 20) - B (K15 20) (i) (85,095) -
Notes: BiE -

EEEEEEHEENR)
BEATEN -

ZEZXSHIINAEEREE
B2 1R B 5 AR EL 1

FERVRARETAL
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25. Related Party Transactions (Continued)

(©

Key management personnel comprises the directors
and other member of the Company. The remuneration
of directors and other member (2020: directors) of the
Company during the period was as follows:

25. BEARS ®)

©

TEEEABBEARAES
REMKE - BAXRRES
REMKE(ZT_TF: &
F)RFMT -

Six months ended 30 June
BZEAA=1THIEAREA

2021 2020

=F=—F =

HK$°000 HK$'000

FET FET

(unaudited) (unaudited)

(REBER) (RigEZ)

Salaries and other benefits  #r& R E 1 F 2,107 1,458
Retirement benefits scheme RIKEFIEH 214K

contributions 52 30

2,159 1,488

26. Disposal of Subsidiaries

(@

Disposal of Shenzhen Xinpeng Fresh Food Industry
Company Limited (“Shenzhen Xinpeng”)

On 23 June 2021, the Group disposed of its 51% equity
interest in Shenzhen Xinpeng which was principally
engaged in trading of seafood for a cash consideration
of RMB15,000,000 (equivalent to approximately
HK$18,270,000).
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26. Disposal of Subsidiaries (Continued) 26.

(@) Disposal of Shenzhen Xinpeng Fresh Food Industry
Company Limited (“Shenzhen Xinpeng”) (Continued)

Net assets at the date of disposal were as follow: REERE - EEFENOT :

HK$'000

FAET

(unaudited)

(RE&EZ)

Property, plant and equipment Y - RE MR 44

Bank and cash balances IRITMIRE A5 2,483

Trade and other receivables E 5 K H Ah EW IR 25,215

Net assets disposed of BHEEEFE 27,742

Release of translation reserve FRERIE KR (2,759)

Release of non-controlling interests AR BR JEPE B 1 M B (8,519)

Gain on disposal of a subsidiary HE—EMB AR K 1,806

Total consideration satisfied by cash MIRE X THBNRE 18,270
Net cash inflow arising on disposal HEEEZRESRAFE

Cash consideration received BUIRESRE 18,270

Cash and cash equivalents disposed BEHEREMREEEEY (2,483)

15,787

Deemed disposal of Shenzhen Ruiteng Enterprise
Management Company Limited (“Shenzhen Ruiteng”)
and Shenzhen Qianhai Virdom Education Investments
Company Limited (“Shenzhen Qianhai”)

On 15 and 18 January 2021, an indirect wholly owned
subsidiary of the Company has disposed of its entire
equity interest of two subsidiaries, Shenzhen Ruiteng and
Shenzhen Qianhai, respectively to an indirect non-wholly
owned subsidiary of the Company at a cash consideration
of RMB1 each, the Group’s effective equity interest in
Shenzhen Ruiteng and Shenzhen Qianhai were then
reduced from 100% to 85% upon completion. Accordingly,
the Group recognised an increase in equity attributable to
owners of the Company of approximately HK$5,064,000
directly in equity.
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27.

28.

Events after the Reporting Period

Subsequent to the end of the reporting period, on 20 July 2021,
an indirect non-wholly owned subsidiary of the Company entered
into an agreement with an independent third party in relation to the
disposal of its entire equity interest of Shenzhen Xinhengchuang
Industrial Company Limited (“Xinhengchuang”) which is a
company established in the PRC with limited liability, for cash
consideration of RMB300 million (equivalent to approximately to
HK$360 million). Xinhengchuang and its subsidiaries are principally
engaged in property development and property investment in the
PRC. The transaction has not been completed as of the date of
this report. For details of the transaction, please refer to the joint
announcement of the Company dated 20 July 2021.

Subsequent to the end of the reporting period, on 23 July 2021,
an indirect wholly-owned subsidiary of the Company entered into
an agreement with an independent third party in relation to the
disposal of the entire issued share capital of Yue Jin Asia (together
with an interest-free shareholder’s loan owned by Yue Jin Asia) for
a cash consideration of HK$1. Yue Jin Asia and its subsidiaries
are principally engaged in operation of a yacht club as well as
provision of training services in the PRC. The transaction was
completed on 23 July 2021.

Approval of Condensed Consolidated Interim
Financial Statements

The condensed consolidated interim financial statements were
approved and authorised for issue by the Board of Directors on
26 August 2021.
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OTHER INFORMATION

Directors’ and Chief Executive’s Interests and Short
Positions in Ordinary Shares of the Company (the
“Shares”), Underlying Shares and Debentures of the
Company

As at 30 June 2021, the interests and short positions of the Directors
and chief executive of the Company in the Shares, underlying Shares and
debentures of the Company or any of its associated corporation (within
the meaning of Part XV of the Securities and Futures Ordinance (“SFQO”))
which were required (a) to be notified to the Company and the Stock
Exchange pursuant to Divisions 7 and 8 of Part XV of the SFO (including
interests or short positions which they were taken or deemed to have
under such provisions of the SFO); or (b) to be recorded in the register
required to be kept under section 352 of the SFO; or (c) to be notified to
the Company and the Stock Exchange pursuant to the Model Code for
Securities Transactions by Directors of Listed Issuers (the “Model Code”)
as set out in Appendix 10 of the Rules Governing the Listing of Securities
on the Stock Exchange (the “Listing Rules”), were as follows:

(a) Interests and short positions in Shares and underlying

EERETETHAEREARATESE
(TR E 1) - ZREEBERD RE
ZFHP AR MRE

RZEZ—FRA=TH EBFKARAFE
TRABRARR S EEFBRER(EER
B LS ED (B RIS G ]) FEXVED)
Rty - ARG MMESFTEBA : (9 RIE
BHLAEERDIEXVEE 7 R8O HAEARLR
A R R P R MoK B (BIERIBRE 5 L
BIROIBRGXREEFRRRAERER
SAR) (o) BN IRIEE S KR GRHIE
352 FIFEMBERMARERIXR )R
IR R PR s E AR R (T ETARAN D) PSR 1P
B T AREFHETERFRRZHRESTA([1R
ST ANl FE AR R S B X A e i s MoK B AR
T

@ REXTRGRAEBEREDREST

Shares and Debentures of the Company WEREAR
() Interests and short positions in Shares and underlying () RER 17 RABR R (7 7 89 8 75
Shares KE
Approximate
Personal Corporate Total percentage
interests in interests in interests in of Shares
Name of Directors Shares Shares Shares in issue
(Note 1)
RRGHH RRGHH RRGOHH HERITRG
EEMR BIA R AT R B pa S5 S
(BaE1)
Mr. Yao Jianhui 1,314,000 (L)  3,147,899,700 (L)  3,149,213,700 (L) 57.68%
kB A (Note 2)
(7E2)
Mr. Zhang Xiaodong 675,000 (L) - 675,000 (L) 0.01%
SRR
(i) Interests in debentures of the Company (i) RAE R GEHF e

Capacity in which interests in

Principal amount of

Name of Director debentures are held debentures
EENE REFTHRHEEZNTH [EE %8
Mr. Yao Jianhui Beneficial Owner (Note 3) HK$110,000,000
ks BB A (H3E3) 110,000,00078 7T
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Notes:

Abbreviations:

Glory Sun Land Group Limited

As at 30 June 2021, the total issued share capital of the Company
amounted to 5,460,124,797 Shares.

As at 30 June 2021, these Shares were beneficially owned respectively
by Hong Kong Bao Xin Asset Management Limited being interested in
3,126,770,652 Shares and Glory Sun Securities Limited being interested
in 21,129,048 Shares. Hong Kong Bao Xin Asset Management Limited
is a wholly-owned subsidiary of Glory Sun Financial Group Limited
(“GSFG”), while Glory Sun Securities Limited is a non-wholly owned
subsidiary of GSFG in which GSFG holds 89.94% effective interest. GSFG
is deemed to be interested in all the Shares held by Hong Kong Bao Xin
Asset Management Limited and Glory Sun Securities Limited by virtue
of the SFO. As at 30 June 2021, Mr. Yao Jianhui, being the chairman
(the “Chairman”) and executive director (the “Director”) of the Company,
through Tinmark Development Limited, a wholly-owned subsidiary of him,
was a controlling shareholder (as defined in the Listing Rules) of GSFG. He
was deemed to be interested in the 3,147,899,700 Shares held by GSFG
by virtue of SFO.

On 18 September 2020, Mr. Yao Jianhui, the Chairman and the executive
Director, entered into a bonds subscription agreement with the Company,
pursuant to which the bonds with an aggregate principal amount of
HK$110,000,000 were subscribed by Mr. Yao at an annual coupon rate of
8.8% for a term of one year.

“L” stands for long position
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a

RZZBE-—FXA=1H " AQF2P2
TR 7R 5 5,460,124,797 BEAZ(D ©

RZE-_—FXA=Z1+8  ZERHD5
HEREGCEEERARARERES
3,126,770,652 fx & 1) R BT & HF AR A A
BB 21,120,048 /% h - BEBEEE
EEBEERARAENRERGRAA
((BEFem) 22EMBLAR  MBEFHFE
FERATIRBENERZIFZAMBELA
BN RMG A H80.94% BEEAER - RIFE
HREEED - EFeRERANEEER
BEEEARAAIRBHELSER AR
BZBEROPHEARERZ - R_ZT_—F~
A=+H  ARRERETERE]DFRRNITE
F(EFDHREBLEEEREZENBA
7] Tinmark Development Limited & & %1 &
BMZERRR(EER EMRA) o BREFH
HREBEED - BERIEREFSRFEZ
3,147,899,700 & Hh HE A #Eas -

RZZEZZTFAA+TNA - ERFPTES
PhEIB S AR BRI L ESFRETE  1R

It - WP AE R BB AR & 4258 110,000,000 7 7T
2 EHFEERE88% ZEH o

L] &R
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(b) Interests and short positions in shares and underlying (b) RARXTEBEBNRG REBR
shares of the associated corporation(s) of the Company BHRRERRXE

Glory Sun Financial Group Limited B emEBERAA]

Approximate

Personal Corporate Total percentage of

Interests in interests in interest in GSFG shares

Name of Directors GSFG shares GSFG shares GSFG shares in issue
HER1T

REFSE REFEHE REFEHE EFSRmKRHe

EEHNE B REAER R A R 1D B RS N E DL

Mr. Yao Jianhui 44,468,000 (L) 14,794,943,600 (L) 14,839,411,600 (L) 47.28%

PREEIE S A (Note 1)

(BFEE1)
Mr. Zhang Xiaodong 800,000 (L) 2,639 (L) 802,639 (L) 0.003%
KRR LA (Note 2)

(FfIzE2)

Notes: BisE -

1) As at 30 June 2021, Mr. Yao Jianhui, the Chairman and M ROE-—FXA=+H £FEHk
the executive Director, held GSFG shares through Tinmark BITESYEREEEBREEE
Development Limited, a company wholly and beneficially owned E 25 % A A Tinmark Development
by Mr. Yao. Mr. Yao was deemed to be interested in the shares Limited #5 5 E ¥ & gLAR 17 - 1RIK
owned by Tinmark Development Limited by virtue of the SFO. BHREEGE - P EERIER

Tinmark Development Limited # &
KR P B ©

@) As at 30 June 2021, Mr. Zhang Xiaodong, the vice chairman and @ RZZEZ—FA=1+H8 A7
the executive director of the Company, held GSFG shares through BlERERATEFTREREEER
Upright Hoist Limited, a company wholly and beneficially owned BrABERBEANEABRAR
by Mr. Zhang. Mr. Zhang was deemed to be interested in the BEMSRRGD - BREFHLPE
shares owned by Upright Hoist Limited by virtue of the SFO. & SREAWSEREAERR

A BENRN P EEER

Save as disclosed above, as at 30 June 2021, none of the bR EXHEEN RZTEZ—FXA

Directors nor the chief executives of the Company or their =+H  BEARFTEEREEITHA

respective associates had or was deemed to have any interests or B EEBNMEATHARTRE

short positions in any Shares, underlying Shares and debentures FREEE (FEREHFRBEED
of the Company or any of its associated corporation (within the FEXVED) MERARD - MR D REH
meaning of Part XV of the SFO) which were required (a) to be FHAEXERIEREA  (RIEFESH
notified to the Company and the Stock Exchange pursuant to NEFEEBIEXVEET7 8D B AR

Divisions 7 and 8 of Part XV of the SFO (including interests or NE|RE R TR AR (BERE

short positions which they were taken or deemed to have under BH N EEEDE B SUE F 2 ESE

such provisions of the SFO), or (b) to be recorded in the register RIEEBREZRSOAR) + ok (o) i8R
required to be kept by the Company pursuant to section 352 BIRF 5 RAIB G0 32 1 FEME
of the SFO, or to be notified to the Company and the Stock EftAm RO R - IR EIR%ESFR

Exchange pursuant to the Model Code. HEARRR MR TR AR
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Interests and Short Positions in the Shares and
Underlying Shares of the Substantial Shareholders

As at 30 June 2021, so far as is known to the Directors, the following
persons or entities, not being a Director or the chief executives of the
Company, had an interest or short position in the Shares or underlying
Shares which would fall to be disclosed to the Company under the
provisions of Divisions 2 and 3 of Part XV of the SFO and were recorded
in the register kept by the Company under section 336 of the SFO:

Interests and short positions in the Shares and underlying

FTERRABRGREBRSG PRI
wmRAR

RZZBZ—FARA=TH  RESFRH - T
ATHRER (WIEARREZTHIEBITHRAL)
RE& D AR R R HE B IR B FE 5 R EA & 4051
FEXVEE 2 K37 EBRES AR AR B TR K&
LB AR D RIR IR 38 5 I HA & 6151 55 336 & FT
GFEMEZCMPrERAR

Rt RABRR G R R KA

Shares

Capacity in Approximate

which interests in Number of percentage of

Name of Shareholders Shares are held Shares held shares in issue

(Note1)

HEBRTROZ

REEH RBROHEEEENS 6 BFENRDEE BROBADL

(B¥EE1)

Tinmark Development Limited Corporate Interest (Note 2) 3,147,899,700 (L) 57.65%
NERER (FIFE2)

Bao Xin International Group Limited Corporate Interest (Note 2) 3,147,899,700 (L) 57.65%
BB EEAR AR NaElE (fiEr2)

Bao Xin Development Limited Corporate Interest (Note 2) 3,147,899,700 (L) 57.65%
ENERARAT NERER (FIFE2)

GSFG Corporate Interest (Note 2) 3,147,899,700 (L) 57.65%
EXert NaElE (fiEr2)

Great Sphere Developments Limited ~ Corporate Interest (Note 2) 3,147,899,700 (L) 57.65%
NERER (FIFE2)

Bao Xin International Asset Corporate Interest (Note 2) 3,126,770,652 (L) 57.27%
Management Limited NEHE (FFEE2)

EGEFEEERBRAR]
Hong Kong Bao Xin Asset Beneficial Owner (Note 2) 3,126,770,652 (L) 57.27%
Management Limited E=AA (7 2)
EEECEEERARAR

Lin Xiaokun Corporate Interest (Note 2) 277,600,000 (L) 5.08%
PR e ARk (fFEE2)

Hongkun Limited Beneficial Owner (Note 2) 277,600,000 (L) 5.08%

ShHRBR AR

Glory Sun Land Group Limited

EnEAA(RE2)
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Notes:

(1) As at 30 June 2021, the total issued share capital of the Company
amounted to 5,460,124,797 Shares.

2) As at 30 June 2021, Tinmark Development Limited was the direct holding
company of Bao Xin International Group Limited and Bao Xin International
Group Limited was the direct holding company of Bao Xin Development
Limited. Tinmark Development Limited held approximately 47.14% of
the total number of issued shares in GSFG which was the direct holding
company of Great Sphere Developments Limited. Each of GSFG and
Great Sphere Developments Limited was an indirect holding company of
each of Hong Kong Bao Xin Asset Management Limited and Glory Sun
Securities Limited in light of the following:

(@) Hong Kong Bao Xin Asset Management Limited was a direct
wholly-owned subsidiary of Bao Xin International Asset
Management Limited, which was in turn a direct wholly owned
subsidiary of Great Sphere Developments Limited and an
indirectly wholly owned subsidiary of GSFG;

(b) Glory Sun Securities Limited was a direct wholly owned subsidiary
of Proficient Power Limited, which was owned by Glory Sun
Financial Holdings Limited directly as to 36.74%, and indirectly
through Golden Affluent Limited as to 63.26%. Glory Sun Financial
Holdings Limited was a direct wholly owned subsidiary of Great
Sphere Developments Limited and an indirectly wholly owned
subsidiary of GSFG. Golden Affluent Limited was owned directly
by Glory Sun Financial Holding Limited as to 84.10%. Therefore,
GSFG holds approximately 89.94% effective interest in Glory Sun
Securities Limited.

Based on the above, (i) Tinmark Development Limited, Bao Xin
International Group Limited, Bao Xin Development Limited, GSFG and
Great Sphere Developments Limited were deemed to be interested in total
3,147,899,700 Shares held by Hong Kong Bao Xin Asset Management
Limited and Glory Sun Securities Limited and (ii) Bao Xin International
Asset Management Limited was deemed to be interested in 3,126,770,652
Shares held by Hong Kong Bao Xin Asset Management Limited.

©)) Hongkun Limited is a company wholly-owned by Mr. Lin Xiaokun.
Accordingly, Mr. Lin Xiaokun is deemed to be interested in 277,600,000
Shares owned by Hongkun Limited by virtue of SFO.

Abbreviations:  “L” stands for long position

Save as disclosed above, as at 30 June 2021, the Company has not
been notified by any person (other than Directors or the chief executive
of the Company) who had interests or short positions in the Shares or
underlying Shares which would fall to be disclosed to the Company under
the provisions of Divisions 2 and 3 of Part XV of the SFO, or which were
recorded in the register kept by the Company under Section 336 of the
SFO.
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Share Option Scheme

2014 Share Option Scheme

On 26 March 2014, the Company adopted a new share option scheme
(the “2014 Share Option Scheme”) and the major terms of the 2014
Share Option Scheme were summarised as follows:

(@)

(b)

(©

(e)

Purpose of the 2014 Share Option Scheme

The purpose of the 2014 Share Option Scheme was (i) to attract
and retain the best quality personnel for the development of
the Company’s businesses; (i) to provide additional incentives
to employees, consultants, agents, representatives, advisers,
suppliers of goods or services, customers, contractors, business
allies and joint venture partners; and (iii) to promote the long
term financial success of the Company by aligning the interests
of option holders to the shareholders of the Company (the
“Shareholders”).

Participants of the 2014 Share Option Scheme

Pursuant to the 2014 Share Option Scheme, the Company may at
its absolute discretion grant options to any employee, consultant,
service provider, agent, customer, partner or joint venture partner
of the Company or its subsidiaries (including any director, whether
executive or non-executive and whether independent or not,
of the Company or its subsidiaries) who is in full-time or part-
time employment with the Company or its subsidiaries at the
time when an option is granted to such employee, or any person
who, in the sole discretion of the Board, have contributed or may
contribute to the Group.

Total number of Shares available for issue under the 2014 Share
Option Scheme

The total number of Shares may be granted under the 2014
Share Option Scheme is 24,691,756 Shares after adjustments for
share subdivision in 2015 and share consolidation in 2017, which
represents 0.45% of the total number of Shares in issue at the
date of the Report. The maximum number of Shares which may
be issued upon exercise of all outstanding options granted and
yet to be exercised under the 2014 Share Option Scheme and
any other schemes of the Company shall not exceed 30% of the
total number of Shares in issue from time to time.

Maximum entitlerment of each participant

The total number of shares issued and to be issued upon
exercise of the options granted to each participant (including both
exercised and outstanding options) in any 12-month period must
not exceed 1% of the total number of Shares in issue, unless
approved by the Shareholders in the manner as stipulated in the
2014 Share Option Scheme.
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Time of exercise of options

An option may be exercised in accordance with the terms of the
2014 Share Option Scheme at any time during a period to be
determined and notified by the Directors to each grantee, which
may commence on the date on which the offer for the grant of
options is made but shall end in any event not later than 10 years
from the date of the grant of the option subject to the provisions
for early termination thereof. No minimum period for which the
option must be held before it can be exercised is specified in the
2014 Share Option Scheme.

The subscription price per Share

The subscription price per Share in respect of an option granted
under the 2014 Share Option Scheme is such price as determined
by the Board at the time of the grant of the options, but in any
case the subscription price shall not be lower than the higher of:

° the closing price of the Share as stated in the daily
quotation sheets issued by the Stock Exchange on the
date on which the options are offered, which must be a
business day;

° the price being the average closing price of the Shares as
stated in the daily quotation sheets issued by the Stock
Exchange for the five business days immediately preceding
the date on which the options are offered; and

° the nominal value of a Share on the date on which the
options are offered.

Payment on acceptance of option

A non-refundable sum of HK$10 or other amount as determined
by the Board by way of consideration for the grant of an option is
required to be paid by each of the grantee upon acceptance of
the granted option.

Duration of the 2014 Share Option Scheme

The 2014 Share Option Scheme will remain in force for a period
of 10 years from its adoption date (i.e. 26 March 2014). The
2014 Share Option Scheme will terminate or expire (as the case
may be) on the earlier of (i) the approval of the Shareholders in
a general meeting, and (i) at the close of business on the day
immediately preceding the tenth anniversary of the adoption date
(the “Scheme Period”).
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After the Scheme Period, the Company cannot grant new options but for
so long as there are options granted but not yet exercised, outstanding
vested or unvested options, the 2014 Share Option Scheme will remain
in full force and effect of such outstanding vested or unvested options
or otherwise as may be required in accordance with the 2014 Share
Option Scheme. As at the date of the Report, a total of 31,100,000
share options (after adjustments for share subdivision in 2015 and share
consolidation in 2017) had been granted by the Company under the
2014 Share Option Scheme. The number of outstanding share options
as at 30 June 2021 is nil.

Interim Dividend

The Directors do not recommend payment of any interim dividend for the
six months ended 30 June 2021 (as at 30 June 2020: Nil).

Directors’ Rights to Acquire Shares or Debentures

Save as disclosed above, at no time during the Period was the Company,
any of its holding companies, subsidiaries or fellow subsidiaries a party to
any arrangements to enable the Directors or the chief executives of the
Company or any of their respective spouses or children under 18 years
of age to acquire benefits by means of the acquisition of shares in, or
debentures of, the Company or any other body corporate.

Model Code for Securities Transactions by Directors
of Listed Issuers

The Company has adopted a code of conduct for securities transactions
and dealing (the “Code of Conduct”) by Directors on terms no less
exacting than the required standard of the Model Code for Securities
Transactions by Directors of Listed Issuers (the “Model Code”) as set
out in Appendix 10 of the Listing Rules. Having made specific enquiry
of all Directors, they confirmed that they had complied with the required
standards set out in the Model Code and the Code of Conduct during
the Period.

Corporate Governance

The Company emphasizes on corporate governance and is committed
to maintaining high standard of corporate governance which is being
reviewed and strengthened from time to time.

The Board and the management of the Company are of the opinion that
the Company has properly operated in accordance with the Corporate
Governance Code and Corporate Governance Report (the “CG Code”)
during the Period which sets out (a) code provisions (which are expected
to comply with); and (b) recommended best practices (which are for
guidance only) in Appendix 14 of the Listing Rules. The Company has
applied and complied with the code provisions and the recommended
best practices as applicable.
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Risk Management and Internal Control

The Board has overall responsibilities for maintaining sound and effective
internal control system of the Group. The Board has delegated to the
management the implementation of such systems of internal controls
as well as the annual review of the relevant financial, operational and
compliance controls and risk management procedures. The Board
considers the adequacy of resources, staff qualifications and experience,
training programmes and budget of the Company’s accounting and
financial reporting function. Details of the Group’s risk management
system and procedures were set out in the Corporate Governance
Report of the Annual Report for the year ended 31 December 2020 (the
“2020 Annual Report”) published on 28 April 2021 under the subject
headed “Risk Management and Internal Control”.

Compliance with CG Code

The Board confirms that, the Company has complied with the code
provisions set out in the CG Code during the Period. The Board will carry
out a regular review and propose any amendment, if necessary, to ensure
compliance with the CG Code provisions as set out in the Listing Rules.

Change of Directors’ Information

Subsequent to publication of the 2020 Annual Report, there is no change
of Directors’ information, which are required to be disclosed pursuant to
Rule 13.51B(1) of the Listing Rules.

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

During the Period, neither the Company nor any of its subsidiaries
purchased, sold or redeemed any of the Company’s listed securities.

Audit Committee

The Company has established the Audit Committee with written terms
of reference in compliance with Listing Rules. The primary duties of the
Audit Committee are to review and supervise the financial reporting
process, risk management and internal control system of the Group, and
to review the Company’s annual report and interim report and to provide
advice and comments thereon to the Board. The Audit Committee
comprises of all the three independent non-executive Directors, namely
Mr. Wong Chun Bong (Chairman), Ms. He Suying and Dr. Tang Lai Wah.
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Review of Financial Information

The Audit Committee has reviewed and approved the Group’s unaudited
condensed consolidated financial statements for the six months ended
30 June 2021. The unaudited consolidated interim financial statements of
the Group for the six months ended 30 June 2021 have been reviewed
by the external auditors of the Company, BDO Limited, Certified Public
Accountants in Hong Kong, 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.

By order of the Board

Glory Sun Land Group Limited
Yao Jianhui

Chairman

Hong Kong, 26 August 2021
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