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MANAGEMENT DISCUSSION AND ANALYSIS

EEERmR D

BUSINESS REVIEW

For the six months ended 30 June 2021 (the “Period”), the
operations of GR Properties Limited (the “Company”, together
with its subsidiaries, the “Group”) were organised into business
units based on the nature of their products and services. There
were two continuing operating segments, including (i) the property
management segment; and (ii) the property development and
investment segment. The first segment was carried out in the
People’s Republic of China (the “PRC”) whereas the second
segment was carried out in the PRC, the United States of America
(the “USA”) and the United Kingdom (the “UK”). The disposal of
Recreational Centre Segment was completed on 31 May 2021,
which was classified as a discontinued operation.

Property management segment

Beijing AOCEAN Property Management Company Limited* (1t %=
SRFY BB AR AQT), (“AOCEAN”), a wholly-owned subsidiary
of the Company, provides property management services for
office buildings, residential properties and car parks. As at 30 June
2021, AOCEAN managed 24 major residential and commercial
property projects, which were located in Beijing, Hebei Province
and Hainan, the PRC. The services provided by AOCEAN under the
management agreements thereof include, inter alia, (i) provision of
heating supply and maintenance services of heat exchange stations
and pipeline network; (i) provision of management services to car
parks such as maintenance of various facilities and equipment in
the car parks; and (iii) provision of property management services to
vacant properties and general management services such as repair
and maintenance of buildings and fire safety equipment and facilities
for residential and commercial property projects.

Adhering to the principle of being human-oriented, and perceiving
the market from the perspective of customers and market needs,
AOCEAN has been improving and perfecting its management
system and continues to provide professional services to its
customers.
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MANAGEMENT DISCUSSION AND ANALYSIS
BEEEwR I

Property development and investment segment MEZERIREIRRE
During the Period, the Group carried on its property development — AZANEAR] - AREEAER - HE B HBEETY
and investment business in the USA, the UK and the PRC. HEBRENITEE -

Santa Monica project

The Santa Monica project, located in Santa Monica, the
County of Los Angeles, State of California, the USA, has
a total site area of approximately 40,615 square feet
(“US Complex”). According to the title of the parcel of
land, the development for the site is a mixed-use three
stories development. Total rentable/saleable floor area is
approximately 25,000 square feet for commercial use and
38,000 square feet for residential use and there are 190 on-
site subterranean parking spaces. Approximately 92% of
the commercial area has been leased out during the Period.
However, due to the outbreak of COVID-19, which slowed
down the leasing progress of residential areas during the
Period, we are actively negotiating with several potential
tenants to lease out the remaining areas. Property leasing
agent has been appointed for residential lease. Marketing
campaign has been launched in the market. The plan for the
Santa Monica project is to lease out all the commercial units
and the residential units.

Culver City project

Culver City project is a 36,319 square feet redevelopment
site located at the south corner of Washington Boulevard
and Motor Avenue in Culver City, Los Angeles County,
California, the USA. It includes an automotive service shop
totalling 7,373 square feet and surface lot. The land title
allows for the development of 139 residential units, of which
14 units would be income restricted for residents at the
extremely low income level, and 1,969 square feet of ground
floor would be commercial space.

The directors of the Company (the “Directors”) consider the
Culver City Project to be an attractive investment opportunity
to diversify the Group’s property development operations in
the USA, as this land is located within walking distance to
the heart of Culver City, Los Angeles, which is the hub of a
number of motion pictures and other production studios and
is within well-established transportation network. Culver City
Project is expected to further cement the Group’s foothold
in the western USA and enhance the Group’s overall
geographical diversification of business.
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MANAGEMENT DISCUSSION AND ANALYSIS
ERERR AT

Boundary House

Boundary House is located at the crossover between the
increasingly vibrant Aldgate district in London, the UK which
is popular with technology, media and telecommunications
occupiers and the established city of London financial and
insurance hub. Boundary House is also close to numerous
main train lines and underground stations with convenient
access of rail transportation. Boundary House is an office
building with a net internal floor area of approximately 45,062
square feet, which comprises a ground floor and seven
upper floors, basement storage and seven car park spaces.
Pursuant to a sale and purchase agreement entered into
between GR UK Holdings Limited, a direct wholly-owned
subsidiary of the Company, and an independent third party
dated 8 January 2021, GR UK Holdings Limited agreed to
dispose of all the issued shares of GR Properties UK Limited
to the independent third party. The disposal was completed
on 8 January 2021.

Further details are set out in the Company’s announcements
dated 8 January 2021 and 26 January 2021 and the
Company’s circular dated 26 February 2021.

Juxon House

Juxon House is located at 100 St Paul’s Churchyard,
London, the UK. It is situated in a prominent location on
the northwest side of St Paul’s Cathedral at the corner of
Ludgate Hill, with St Paul’s Churchyard to the south, Ave
Maria Lane to the west, and Paternoster Square to the
east, which is a prime professional and financial district
with the London Stock Exchange and some multinational
organisations having offices in the near vicinity. Juxon House
is a grade A commercial building with a net lettable floor
area of approximately 123,781 square feet, among which
the office accommodation, the retail accommodation, and
the ancillary and storage area have a net lettable floor area
of 100,774 square feet, 20,083 square feet and 2,924
square feet respectively. Juxon House comprises a lower
ground floor, a ground floor and five upper floors, basement
storage and 20 car park spaces. Juxon House was let to
three office tenants and four retail tenants, which contributed
approximately £2.9 million rental income to the Group for the
Period.
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MANAGEMENT DISCUSSION AND ANALYSIS

Guorui Square Block B

Beijing Kaipeng Technology Development Co., Ltd.* b8l
BRI R AR A R]) (“Kaipeng Technology”), a subsidiary
of the Company, holds certain units with a gross floor area
of approximately 46,164 square meters in Building No.2
of Kingdom Guorui, No.1 Ronghua South Road, Daxing
District, Beijing, the PRC (“Guorui Square Block B”), which
are for office use.

The basements, the whole of Levels 2 to 11, Unit 108 on
Level 1M and Units 1201, 1202 and 1203 on Level 12M
of Guorui Square Block B, were owned by Wise Expert
Investment Limited (“Wise Expert”) and its subsidiaries. The
Company agreed to acquire Wise Expert at a consideration
of HK$1,541,320,000 pursuant to the sale and purchase
agreement dated 30 May 2018 entered into between the
Company as purchaser and Winluck Global Limited and
Silky Apex Limited as vendors. As at the date of this interim
report, 95% of the entire issued share capital of Wise Expert
has been acquired by the Group.

The remaining units in Guorui Square Block B, including
Level 1, Unit 107 on Level 1M and Levels 13 to 36 (excluding
refuge floors on Level 23 and Level 34), were owned by
Capable Kingdom Limited (a wholly-owned subsidiary of the
Company) and its subsidiaries.

The Directors planned to sell or lease certain units of Guorui
Square Block B, subject to market conditions in Yizhuang (71
#1), Beijing, the PRC. Currently, certain units were leased out
to tenants under medium or long term leases.
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MANAGEMENT DISCUSSION AND ANALYSIS
EEERR AT

Discontinued Operation of the Recreational Centre
segment

The operation of the Recreational Centre (i.e. a leisure and lifestyle
experience centre in Beijing, the PRC) segment includes, inter
alia, the provision of catering, banquet, fitness and sport facilities
services.

The Recreational Centre is located in the Economic Technological
Development Area in Yizhuang at the southeast of Beijing, the
PRC, which is surrounded by an area of large construction site
under development. The construction site includes hotel, offices,
residential and retail properties. On 31 May 2021 (after trading
hours), the Company entered into the sale and purchase agreement
with Winluck Global Limited, a company which is wholly-owned
by Mr. Wei Chunxian, and Silkky Apex Limited, a company which is
wholly-owned by Mr. Sun Zhongmin (collectively, the “Purchasers”),
pursuant to which the Company has conditionally agreed to sell and
the Purchasers have conditionally agreed to purchase all the issued
shares of Rui Hua Investment Limited, a subsidiary of the Company
(the “Disposal”). The total consideration of the Disposal is HK$100.

Completion of the Disposal is subject to fulfillment of the conditions
precedent set out in the agreement. Upon completion, Rui Hua
Investment Limited would cease to be a subsidiary of the Company
and the financial results of Rui Hua Investment Limited would no
longer be consolidated into the financial statements of the Group.
The Disposal has been completed on 31 May 2021.

Further details are set out in the Company’s announcement dated
31 May 2021.
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MANAGEMENT DISCUSSION AND ANALYSIS

BEEEwR I

FINANCIAL REVIEW R13% o1&
Six months ended
BZUUTAHIEAMEA
30 June 2021 30 June 2020
—E—F e 3
NA=TH ~NA=+H
(Unaudited) (Unaudited)
(REEX) (RigEZ)
HK$°000 HK$'000
FET FET
Continuing and discontinued operations #3548 } 4% |- 8 4 % 7%
Turnover B 183,462 161,812
Profit/(Loss) for the period REAREF], (E518) 146,749 6,623
As at As at
30 June 31 December
2021 2020
R=-ZB=-—%F RZTZTF
NAZ=1H +=—A=+—H
(Unaudited) (Audited)
(REEX) (f&=Z)
HK$°000 HK$’000
FET FEIT
Total assets BEMEE 6,715,564 6,702,004
Total liabilities BEER 2,932,238 3,112,688
Net assets BEFRE 3,783,326 3,589,316
Net debts" (G 2,271,902 2,464,208
Capital liquidity ratio** = A 5 S 0.18 0.24
Gearing ratio* BEEBEE: 60.1% 68.7%
" The amount represented trade payables, bank and other * ZATEEENE SER C RITREMER

borrowings, other payables and accruals and amount due to related
parties, less cash and cash equivalents

The ratio represented cash and cash equivalents divided by current *
liabilities

# The ratio represented net debts divided by total equity #

*k
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MANAGEMENT DISCUSSION AND ANALYSIS
B R DT

Financial analysis

During the Period, the Group generated revenue from continuing
and discontinued operations of approximately HK$183,462,000
(six months ended 30 June 2020: approximately HK$161,812,000).
The property management segment reported segment revenue of
approximately HK$100,048,000 (six months ended 30 June 2020:
approximately HK$97,856,000). The property development and
investment segment reported segment revenue of approximately
HK$69,268,000 (six months ended 30 June 2020: approximately
HK$54,362,000), contributed by the rental income from the
operating leases of certain portion of units in Juxon House,
Boundary House and Guorui Square Block B. The discontinued
operation of the Recreational Centre segment reported segment
revenue of approximately HK$14,146,000 (six months ended 30
June 2020: approximately HK$9,594,000). The Group recorded a
profit for the Period of approximately HK$146,749,000 (six months
ended 30 June 2020: loss of approximately HK$6,623,000). The
turnaround of the Group’s result was mainly attributable to gain on
disposal of the discontinued operation of approximately HK$153.1
million. As at 30 June 2021, the outstanding balance of bank
and other borrowings was approximately HK$2,149,482,000 (31
December 2020: approximately HK$2,119,581,000), of which
the balance mainly consisted of (i) a bank loan of approximately
HK$816,551,000 (31 December 2020: approximately
HK$816,357,000) secured by Juxon House and certain lease
receivables; (i) other loan of approximately HK$231,885,000 (31
December 2020: approximately HK$234,078,000) secured by the
US Complex; and (i) lease liabilities balances of approximately
HK$2,288,000 (31 December 2020: approximately HK$5,483,000).

For details of bank and other borrowings, please refer to note 18
to the interim condensed consolidated financial statements in this
interim report.

As at 30 June 2021, the Group had available cash and bank

balances of approximately HK$362,291,000 (31 December 2020:
approximately HK$196,147,000).
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MANAGEMENT DISCUSSION AND ANALYSIS

Foreign currency exposure

During the Period, the Group’s business operations were principally
located in the PRC, the UK and the USA and the main operational
currencies are Hong Kong dollars (“HK$”), Renminbi (“RMB”),
Pound sterling (“2”) and United States dollars (“US$”). The Group’s
transactions were mainly denominated in RMB, £ and US$. The
majority of assets and liabilities are denominated in HK$, RMB,
£ and USS$. Any significant exchange rate fluctuations of foreign
currencies against HK$ may have financial impact to the Group.
The Group does not have a foreign currency hedging policy at
present. However, the Group will closely monitor the exchange
rate movement trend and take corresponding measures in a timely
manner to reduce foreign currency exchange risk and exposure.

Treasury Policies

The Group has adopted a prudent financial management approach
towards its treasury policies and thus maintained an appropriate
liquidity position throughout the Period. The Group strives to reduce
exposure to credit risk by performing ongoing credit evaluation
of the financial condition of its customers. To manage liquidity
risk, the board of Directors (the “Board”) closely monitors the
Group’s liquidity position to ensure that the liquidity structure of the
Group’s assets, liabilities and commitments can meet its funding
requirements from time to time.

Human resources and remuneration policy

As at 30 June 2021, the total number of employees of the Group
(excluding Directors) was 377 (31 December 2020: 499). Most of
them were located in the PRC.

The total remuneration from continuing and discontinued operations
of the employees of the Group for the Period was approximately
HK$41,562,000 (six months ended 30 June 2020: approximately
HK$34,279,000).

The emolument of each of the Directors and the employees of
the Group is determined on the basis of their merit, qualification,
competence and experience in the industry, the profitability of the
Group as well as remuneration benchmarks from other local and
international companies and prevailing market conditions. Executive
Directors and employees also participate in bonus arrangements
which are determined in accordance with the performance of the
Group and the individual’s performance.
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MANAGEMENT DISCUSSION AND ANALYSIS
EEERR AT

Interim dividend
The Board resolved not to declare any interim dividend for the
Period (six months ended 30 June 2020: Nil).

Pledge of assets

As at 30 June 2021, the Group had investment properties
and properties held for sale amounting to approximately
HK$3,866,545,000 in total (31 December 2020: approximately
HK$3,775,613,000) to secure bank and other borrowings. Such
bank and other borrowings comprise of loans presented in the
section headed “Financial analysis” of this interim report on page 10.

As at 30 June 2021, certain lease receivables of approximately
HK$11,836,000 (31 December 2020: approximately
HK$16,910,000) in total was pledged to secure bank loans granted
to the Group.

As at 30 June 2021, no bank deposit (31 December 2020: Nil) has
been pledged.

Capital and other development related commitment
and contingent liabilities

As at 30 June 2021, the Group had no material contingent liabilities
(81 December 2020: Nil). As at 30 June 2021, the Group had not
contracted and no commitments for development costs and capital
expenditure (31 December 2020: Nil).
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MANAGEMENT DISCUSSION AND ANALYSIS

Significant investments and material acquisitions and
disposals of subsidiaries, associates and joint ventures

(@

Pursuant to a sale and purchase agreement entered into
between GR UK Holdings Limited, a direct wholly-owned
subsidiary of the Company, and an independent third party
dated 8 January 2021, GR UK Holdings Limited agreed
to dispose of all the issued shares of GR Properties UK
Limited to the independent third party for a consideration of
£30,938,000 (equivalent to approximately HK$325,462,000).
The disposal was completed on 8 January 2021.

Further details are set out in the Company’s announcements
dated 8 January 2021 and 26 January 2021 and the
Company’s circular dated 26 February 2021.

On 31 May 2021 (after trading hours), the Company
entered into the sale and purchase agreement with Winluck
Global Limited, a company which is wholly-owned by
Mr. Wei Chunxian, and Silky Apex Limited, a company
which is wholly-owned by Mr. Sun Zhongmin (collectively,
the “Purchasers”), pursuant to which the Company has
conditionally agreed to sell and the Purchasers have
conditionally agreed to purchase all the issued shares of
Rui Hua Investment Limited, a subsidiary of the Company
(the “Disposal”). The total consideration of the Disposal is
HK$100.

As at the date of the Disposal, Winluck Global Limited was
a substantial shareholder of the Company since Wintime
Company Limited, a wholly-owned subsidiary of Winluck
Global Limited, was the beneficial owner of 1,434,421,537
shares of the Company (representing approximately 44.83%
of all the issued shares of the Company). Further, Winluck
Global Limited was wholly-owned by Mr. Wei Chunxian and
Silky Apex Limited was wholly-owned by Mr. Sun Zhongmin.
Each of Mr. Wei Chunxian and Mr. Sun Zhongmin was an
executive Director and therefore each of Winluck Global
Limited and Silky Apex Limited was a connected person of
the Company under Chapter 14A of the Rules Governing the
Listing of Securities on The Stock Exchange of Hong Kong
Limited (the “Listing Rules”).
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MANAGEMENT DISCUSSION AND ANALYSIS
EEERR AT

The Disposal therefore constituted a connected transaction
of the Company under Chapter 14A of the Listing Rules.
Since all applicable percentage ratios in respect of the
Disposal are less than 25% and the total consideration is
less than HK$10,000,000, the Disposal is exempt from
the circular (including independent financial advice) and
shareholders’ approval requirements pursuant to Rule
14A.76(2) of the Listing Rules.

Completion of the Disposal is subject to fulfilment of the
conditions precedent set out in the agreement. Upon
completion, Rui Hua Investment Limited would cease to be
a subsidiary of the Company and the financial results of Rui
Hua Investment Limited would no longer be consolidated
into the financial statements of the Group. The Disposal has
been completed on 31 May 2021.

Further details are set out in the Company’s announcement
dated 31 May 2021.

Save as disclosed above, the Group had not made any other
significant investments, acquisitions and disposals during the
Period.

Future plans for material investments
There is no plan for making material investments or acquiring capital
assets as at the date of this interim report.
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MANAGEMENT DISCUSSION AND ANALYSIS

FUTURE PROSPECT

Faced with the unprecedented challenge of the COVID-19 pandemic
in the first half of 2021, the Group worked relentlessly to maintain
effective operations and provide quality services, minimizing impact
on tenants, customers and staffs. To ensure long-term sustainable
business growth and value creation, the Group will continue to
engage prominently in property development and investment, and
relevant asset management services. However, the Group would
be more cautious in considering investments in the international
markets such as the USA and Europe in accordance with the
future development strategy of the Group. This would diversify the
business profile of the Group and serve a hedge against the future
domestic businesses of the Group with a reasonable return to the
shareholders of the Company. Other than capturing investment
opportunities to establish the position and engage in the property
market in Los Angeles and London for income generating real
estates with potential of capital appreciation in the long term
and re-development in the future, the Group’s focus will also be
on the execution of existing projects, including but not limited
to enhancement of operating performance as well as facilitation
of projects developments. Besides, the Group will not rule out
any possibilities to divest its investment with decent return. The
Directors believe that after the acquisitions in the past few years and
execution of existing projects, the Group will be able to broaden its
income base through the stable rental incomes generated from the
properties.

Apart from the Group’s core businesses in property development
and investments in the PRC, the USA and the UK, and the provision
of property management services in Beijing, the Group will continue
to focus on searching for suitable investment opportunities which
may strategically fit into its diversification strategy and generate a
steady source of income.
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GENERAL INFORMATION
—BRER

DIRECTORS’ AND CHIEF EXECUTIVE’S
INTERESTS AND SHORT POSITIONS IN
SHARES AND UNDERLYING SHARES

As at 30 June 2021, the interests and short positions of the
Directors and the chief executive of the Company and their
associates in the shares of the Company and its associated
corporations (within the meaning of Part XV of the Securities and
Futures Ordinance (the “SFQ”)) (a) which were required to be notified
to the Company and The Stock Exchange of Hong Kong Limited (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) which
were required, pursuant to section 352 of the SFO, to be entered
in the register referred to therein; or (c) which were required 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”) contained in the Listing Rules, were as follows:

EEREETHRARRKRD KM
Rz RRE

RZEBEZ—FRA=1+H EFERARAES
TTRABAREE 7B A TR ARR RERA
BAE(ER AEFRBERNN(EHREE
&G ) EXVER) 2 B R HEE  @IRBEESH K
HEEOIEXVBETRESH BAMNE A QA
MEBBARZHERAR([BRHT]) 2
M#xkR (BIEREES PSRN 2 ZE KX
WEERERIEEE ZEZIOAR) + ()R
B S R HIE G0 53521578 T i AZIE ST
MmERMZERS AR - SRORE ETRAA
el LB ITAESETESRR H ZIZESTA
([1ZE<FR) ) B ARG KRBT 2 s &
KRBT :

Interest in Shares EiniE s
Approximate
percentage
Number of Number of of the total
ordinary underlying number of
Name of Directors Capacity shares held shares held issued shares
HERT
HEHE ROBREZ
EEpA 514 BHEEBERYE RHEE BRBEDHE
(%)
Mr. Sun Zhongmin Beneficial owner 136,752,350 (L) 109,086,735 (L) 7.68%
RiPRESE ExnlEEA
(Note 4)
(Bfat4)
Interest of controlled corporation 8,669,925 (L) 0.27%
RIEE 2
(Note 3)
(Ht5t3)
Mr. Wei Chunxian Interest of controlled corporation  2,246,160,464 (L) 1,342,317,340 (L) 112.16%

Bkt REEE 2
(Notes 1 and 2)
(HiaE12)

L) denotes long position
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Note 1:

Note 2:

Wintime Company Limited is interested in 1,434,421,537 shares
and 1,254,654,765 underlying shares pursuant to convertible
bonds in the principal amount of HK$1,003,723,812 issued by the
Company at conversion price of HK$0.80 per share on 17 August
2018. Wintime Company Limited is a wholly-owned subsidiary of
Winluck Global Limited. Apart from the shares and underlying shares
held by Wintime Company Limited, Winluck Global Limited is also
interested in 87,662,575 underlying shares pursuant to convertible
bonds in the principal amount of HK$70,130,060 to be issued by
the Company at conversion price of HK$0.80 per share pursuant
to the payment schedule under the sale and purchase agreement
entered into between the Company, Winluck Global Limited and
Silky Apex Limited on 30 May 2018. The entire issued share capital
of Winluck Global Limited is beneficially owned by Mr. Wei Chunxian.
Winluck Global Limited is deemed to be interested in the shares and
underlying shares held by Wintime Company Limited, and Mr. Wei
Chunxian is deemed to be interested in the shares and underlying
shares held by Wintime Company Limited and Winluck Global
Limited under the SFO.

811,738,927 shares are held by Gang Rui International Investment
(HK) Limited. Gang Rui International Investment (HK) Limited
is owned as to 90% and 10% by Beijing Guorui Real Estate
Development Co. Limited* (3t B8 = thE 22 AR A 7)) and
Future Glow Ventures Inc. respectively. Future Glow Ventures Inc.
is wholly-owned by an independent third party. Beijing Guorui Real
Estate Development Co. Limited* (3t REI$HE AR AR A T) is
wholly-owned by Beijing Guorui Holdings Co. Limited* (1t 5§72
f% AR A R)), which is directly owned by Mr. Wei Chunxian and Mr.
Sun Zhongmin as to approximately 91% and 9%, respectively. Each
of Beijing Guorui Real Estate Development Co. Limited* (1t 7 Bl $%
B EREE AR A 7)), Beijing Guorui Holdings Co. Limited* (355
$RIERR AR A A]) and Mr. Wei Chunxian is deemed to be interested
in the shares held by Gang Rui International Investment (HK) Limited
under the SFO.
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GENERAL INFORMATION
—REH

Note 3: Silky Apex Limited is interested in 8,669,925 underlying shares
pursuant to convertible bonds in the principal amount of
HK$6,935,940 to be issued by the Company at conversion price
of HK$0.80 per share pursuant to the payment schedule under the
sale and purchase agreement entered into between the Company,
Winluck Global Limited and Silky Apex Limited on 30 May 2018.
Silky Apex Limited is 100% owned by Mr. Sun Zhongmin and Mr.
Sun Zhongmin is deemed to be interested in the underlying shares
held by Silky Apex Limited under the SFO.

Note 4: Mr. Sun Zhongmin is interested in 136,752,350 shares and
109,086,735 underlying shares pursuant to convertible bonds in the
principal amount of HK$87,269,388 issued by the Company at the
conversion price of HK$0.80 per share on 17 August 2018.

Save as disclosed above, as at 30 June 2021, none of the Directors
nor the chief executive of the Company had or was deemed to have
any interests or short positions in the shares, underlying shares
or debentures of the Company and its associated corporations
(within the meaning of Part XV of the SFO) (a) which were required
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) which were required, pursuant
to section 352 of the SFO, to be entered in the register referred to
therein; or (c) which were required to be notified to the Company
and the Stock Exchange pursuant to the Model Code.

The English names of Chinese entities marked with “*” are translations of
their Chinese names and are included for identification purpose only, and
should not be regarded as their official English translation. In the event of any
inconsistency, the Chinese name prevails.
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SUBSTANTIAL SHAREHOLDERS’ AND

OTHER PERSONS’ INTERESTS AND SHORT
POSITIONS IN SHARES AND UNDERLYING

SHARES

To the best of the Directors’ knowledge, as at 30 June 2021, the
following persons (not being Directors or chief executive of the
Company) had, or were deemed to have, interests or short positions
in the shares or underlying shares which would fall to be disclosed
to the Company and the Stock Exchange under the provisions of
Divisions 2 and 3 of Part XV of the SFO, or which were recorded in
the register required to be kept by the Company under section 336

of the SFO:

LONG POSITIONS IN SHARES AND

UNDERLYING SHARES OF THE COMPANY:

GENERAL INFORMATION

—REH

FERRREHEMA L5 B
BRifzERZRRE
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B ART
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Total interests
as percentage

Number of Number of of the total
ordinary shares underlying number of
Name Capacity held shares held issued shares
ERAE
HEHE EERTRG
£ 5% HEEEREA RHHE BEzADL
Wintime Company Limited (Note 1) Beneficial owner 1,434,421,537 - 44.83%
Wintime Company Limited (#7:%7) ERBEBA
Beneficial owner - 1,254,654,765 39.22%
ExBAA
Winluck Global Limited (Note 1) Interest in Controlled Corporation 1,434,421,537 - 44.83%
BERRERDA(Hrzt1) REEE 2w
Interest in Controlled Corporation - 1,254,654,765 39.22%
REEE R
Beneficial owner - 87,662,575 2.74%
EHERA
Gang Rui International Investment (HK) ~ Beneficial owner 811,738,927 - 25.37%
Limited (Note 2) EREAA
BHRERKRE (BB)ERARMH2)
Beijing Guorui Real Estate Development  Interest in Controlled Corporation 811,738,927 - 25.37%
Co., Ltd* (Note 2) REEE  Em
T REHEMEREBRAR M2
Beijing Guorui Holdings Co., Ltd* (Note 2)  Interest in Controlled Corporation 811,738,927 - 25.37%
EREFERERAR(H22) REEE R
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GENERAL INFORMATION
—REH

Note 1:

Note 2:

The English names of Chinese entities marked wit

Wintime Company Limited is interested in 1,434,421,537 shares
and 1,254,654,765 underlying shares pursuant to convertible
bonds in the principal amount of HK$1,003,723,812 issued by the
Company at conversion price of HK$0.80 per share on 17 August
2018. Wintime Company Limited is a wholly-owned subsidiary of
Winluck Global Limited. Apart from the shares and underlying shares
held by Wintime Company Limited, Winluck Global Limited is also
interested in 87,662,575 underlying shares pursuant to convertible
bonds in the principal amount of HK$70,130,060 to be issued by
the Company at conversion price of HK$0.80 per share pursuant
to the payment schedule under the sale and purchase agreement
entered into between the Company, Winluck Global Limited and
Silky Apex Limited on 30 May 2018. The entire issued share capital
of Winluck Global Limited is beneficially owned by Mr. Wei Chunxian.
Winluck Global Limited is deemed to be interested in the shares and
underlying shares held by Wintime Company Limited, and Mr. Wei
Chunxian is deemed to be interested in the shares and underlying
shares held by Wintime Company Limited and Winluck Global
Limited under the SFO.

811,738,927 shares are held by Gang Rui International Investment
(HK) Limited. Gang Rui International Investment (HK) Limited
is owned as to 90% and 10% by Beijing Guorui Real Estate
Development Co. Limited* (It R EMEFRZE AR A F)) and
Future Glow Ventures Inc. respectively. Future Glow Ventures Inc.
is wholly-owned by an independent third party. Beijing Guorui Real
Estate Development Co. Limited* ( It REI$ EibEMZE AR A R)) is
wholly-owned by Beijing Guorui Holdings Co. Limited* (1t 5§55
R R A7), which is directly owned by Mr. Wei Chunxian and Mr.
Sun Zhongmin as to approximately 91% and 9%, respectively. Each
of Beijing Guorui Real Estate Development Co. Limited* (1t 52 Bl $%
B ERFIZE A R A 7)), Beiing Guorui Holdings Co. Limited* (1t 5[
$H1EIE AR A F) and Mr. Wei Chunxian is deemed to be interested
in the shares held by Gang Rui International Investment (HK) Limited
under the SFO.

ks

are translations of

their Chinese names and are included for identification purpose only, and
should not be regarded as their official English name. In the event of any
inconsistency, the Chinese name prevails.
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Save as disclosed above, as at 30 June 2021, the Directors and the
chief executive of the Company were not aware of any other person
(other than the Directors and the chief executive of the Company)
who had, or was deemed to have, interests or short positions in
the shares or underlying shares which would fall to be disclosed
to the Company and the Stock Exchange under the provisions of
Divisions 2 and 3 of Part XV of the SFO, or which were recorded in
the register required to be kept by the Company under section 336
of the SFO as at 30 June 2021.

SHARE OPTIONS

on 7 November 2016, the Company conditionally adopted the
share option scheme (the “Share Option Scheme”). Details of the
share options movements during the Period under the Share Option
Scheme are as follows:

GENERAL INFORMATION
—BEH

BREXPEREEIN R-_FE-_—FRA=T1
B BFRARAESITRABL T HEEM
HihBEERARBRETHRABINZ EMEA
T EROABBROFEEARRAHEEE
sIOAR Mt FEREIRBREESF YT
fERPIEXVERF 2 K 5370 B Z IR B RAIA R E )
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=+H  ARAUREE S K HE G5 336 1%
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Bz

R-T—RFE+—HtR  ARFHEGERA
AR 8 ([BRERt &) - IRIBBRES
g RAHEAR - BREEE 2SI

Number of Options
EREYR
Outstanding Outstanding Exercise
at at price per
Nature of 1 January Cancelled/ 30 June share
Name(s) interest 2021 Granted  Exercised Lapsed 2021 Dateof grant  Exercise period (HK$)
R=B=-§ RZB=-%
-A-R BiE/ ~AZtH BRITEE
#e ERME HR{TE BRI [BEix:d BR¥ HRGE  RHAH T (E7)
Former
Director(s)
IEES
Liu Shuhua Personal 5,020,500 - — 5,020,500 0 20June2018 20 June 2018to 0.827
19 June 2023
e e fEAA RZE-N\E ZE-/\&
~EZTH ~NAZTHEZE
—F-=F
~ATHE
Note: All of the Options granted have no vesting period or vesting  f/it - FAEC R HE A BRI & 55 B B R B (1§

condition.
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GENERAL INFORMATION
—REH

PURCHASE, SALE OR REDEMPTION OF
LISTED SECURITIES

Neither the Company nor any of its subsidiaries had purchased,
sold or redeemed any of the Company’s listed securities during the
Period.

CORPORATE GOVERNANCE CODE

The Company has complied with the code provisions set out in
the Corporate Governance Code (the “CG Code”) as stated in
Appendix 14 to the Listing Rules throughout the Period except for
the following deviation:

According to the code provision A.2.1 of the CG Code, the roles of
the chairman and the chief executive should be separate and should
not be performed by the same individual.

After the resignation of Ms. Liu Shuhua on 1 April 2021, Mr. Wei
Chunxian, an executive Director and the chairman of the Company,
has been appointed as the chief executive officer with effect from
1 April 2021. The Board considers that this structure will not impair
the balance of power and authority between the Board and the
management and believes that this structure enables the Group
to make and implement decision promptly and efficiently. The
Directors will meet regularly to discuss important issues affecting the
operations of the Group.

COMPLIANCE WITH CODE FOR SECURITIES
TRANSACTIONS BY DIRECTORS

The Company has adopted the Model Code as its own code of
conduct regarding directors’ securities transactions. Having made
specific enquiry to all Directors, the Directors confirmed that they
had complied with the required standard set out in the Model Code
throughout the Period.
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AUDIT COMMITTEE

Audit Committee is responsible for reviewing and supervising the
financial reporting process, internal control and risk management
procedures of the Group. The Group’s interim results for the Period
have been reviewed by the Audit Committee.

As at 30 June 2021, the Audit Committee comprised three
independent non-executive Directors, namely Mr. Tung Woon
Cheung Eric (chairman of the Audit Committee), Ms. To Tsz Wan
Vivien and Mr. Leung Louis Ho Ming.

SUFFICIENCY OF PUBLIC FLOAT

At the date of this interim report, based on the information that
is publicly available to the Company and to the knowledge of the
Directors, the Company maintained sufficient public float as required
under the Listing Rules throughout the Period.

PUBLICATION OF RESULTS ON WEBSITES

Pursuant to Appendix 16 to the Listing Rules, the results
of the Company are published on the website of the Stock
Exchange (www.hkexnews.hk) and the website of the Company
(www.grproperties.com.hk).

APPRECIATION

| would like to express my heartfelt gratitude to the fellow members
of the Board, and on behalf of the Board, our dedicated employees
of the Group for their continued loyalty, professionalism and
contributions in the past years. Furthermore, | would like to extend
my sincerest appreciation to our investors and shareholders for their
continuing confidence in and support for the Group over the years.
We will devote our best efforts with an aim to generate encouraging
returns for our supportive shareholders.

By order of the Board
Wei Chunxian

Chairman

Hong Kong, 31 August 2021
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CONDENSED CONSOLIDATED STATEMENT OF

PROFIT OR LOSS

|=| =1
RS EER
For the six months ended 30 June 2021 #ZE —F——&E N H=+H 1 ~EA
(Unaudited) (Unaudited)
(REER) (REEEZ)
(Restated)
(#eE5)
Six months ended
BZUTHBIEAER
30 June 2021 30 June 2020
—E-—F e S
ANB=1H ~NA=+H
Notes HK$’000 HK$’000
Kzt FET FET
CONTINUING OPERATIONS HEREEK
REVENUE WA 169,316 152,218
Other income and gains, net Hp AN Woas - 55 6 10,350 4,020
Cost of inventories sold BEFERA (3,994) (31)
Employee benefit expenses REREFER (30,829) (25,389
Marketing expenses ZiHE A (462) (938)
Depreciation and amortisation PrEe K 5 (1,975) 2,112
Utilities, repairs and maintenance and NHEBE - HERRE
rental expenses RS (66,236) (63,220)
Reversal of impairment/(impairment) of FEWE 5 R ERTORE
trade and lease receivables, net B ChE) @ F58 (85) 1,019
Other operating expenses, net HfnE e &R - F5 (76,584) (28,947)
Remeasurement gain upon transfer of ETHELEWEELILE
certain properties held for sale to MRz BEF RN
investment properties 12(c) 80,486 40,893
Finance costs &R 7 (54,183) (568,499)
PROFIT BEFORE TAX FROM REFERSEEKZ
CONTINUING OPERATIONS BANSF 8 25,804 19,014
Income tax expense FriSFif 9 (21,101) (18,408)
PROFIT FOR THE PERIOD FROM REFESEEKZ
CONTINUING OPERATIONS AR E R 4,703 5,606
DISCONTINUED OPERATION EBARIEREEK
Profit/(loss) for the period from a RE—BERILKEEERKZ
discontinued operation RNEARIEF, (E518) 10 142,046 (12,229)
PROFIT/(LOSS) FOR THE PERIOD AEREF, (E8) 146,749 (6,623)
Attributable to: THIATE -
Shareholders of the Company P N/NC] 4 146,445 (6,697)
Non-controlling interests eI 304 74
146,749 (6,623)
EARNINGS/(LOSS) PER SHARE RN R R REEM
ATTRIBUTABLE TO SREF (FHE)
SHAREHOLDERS OF THE
COMPANY 11
Basic (HK cent per share) IR (EFZAEN)
— For profit/(loss) for the period — NEARE T, (E518) 4.58 (0.21)
— For profit from continuing operations —REFELEEB 2R 0.14 0.17
Diluted (HK cent per share) g (&ZAEN)
— For profit/(loss) for the period — NEAREF, S (E518) 3.22 (0.21)
— For profit from continuing operations —REFELCEEL 2 =T 0.11 0.13
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CONDENSED CONSOLIDATED STATEMENT OF
COMPREHENSIVE INCOME

= A
BRGZSEZHIER
For the six months ended 30 June 2021 #tE —F——#FxH=—4+HI1FEH
(Unaudited) (Unaudited)
(REEZR) (CRIgEEZ)
Six months ended
BZEUTARIEAREAR
30 June 2021 30 June 2020
—B-—F —TTF
Ay o= ~NA=+H
HK$’000 HK$'000
FET FETT
PROFIT/(LOSS) FOR THE PERIOD AEARER(BR) 146,749 (6,623)
OTHER COMPREHENSIVE INCOME/ Htp2mEmkzE(BE)
(LOSS)
Other comprehensive income/(loss) that WA 18 B[R] Al BEE % 7 4
may be reclassified to profit or loss in BB mAEM
subsequent periods: 2E W (EE) -
— Debt investments at fair value through — R AFEFAEMEE RS
other comprehensive income: HEBIRE -
Changes in fair value NSEEL kD) (808) arr
Reclassification adjustment for gain STABFENEE
on disposal included in profit or Wesz B
loss R 1,904 (148)
1,096 329
— Exchange differences: — [N ERE
Exchange differences on translation BREBIMSEEBEEZ
of foreign operations PEH =% 41,280 (100,299)
Reclassification adjustments for AEE D HHEBIME L%
foreign operations disposed of 7%
during the period LB AR 4,885 -
Net other comprehensive income/(loss) LA HREI Rl e B FT D AR I8 HY
that may be reclassified to profit or Hip2mas  (E518) /55
loss in subsequent periods 46,165 (100,299)
OTHER COMPREHENSIVE INCOME/ AYPEEMEERE (H8)
(LOSS) FOR THE PERIOD, HBRFABH
NET OF INCOME TAX 47,261 (99,970)
TOTAL COMPREHENSIVE INCOME/ AHBMEEkE (FER)EHE
(LOSS) FOR THE PERIOD 194,010 (106,593)
Attributable to: TFA LR -
Shareholders of the Company NS} 3§23 193,419 (106,194)
Non-controlling interests PR A R 591 (399)
194,010 (106,593)
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CONDENSED CONSOLIDATED STATEMENT OF

FINANCIAL POSITION

R &R & B AR R

At 30 June 2021 R-B-—FNH=+H
(Unaudited) (Audited)
(REEZR) (EE=Z)
30 June 31 December
2021 2020
—B-—F —E_TF
RA=+HR +ZA=+—H
Notes HK$’000 HK$’000
Kt FET FrET
NON-CURRENT ASSETS FRBEE
Property, plant and equipment ME - BB KRG 1,674 8,229
Investment properties REME 12 4,939,843 4,653,309
Right-of-use assets @Eﬁﬁﬁé BE 2,148 5,505
Computer software s E A 1,032 948
Non-current deposits 3qu§b Bk - 1,188
Deferred tax assets BIEFIIEEE 12,438 12,196
Total non-current assets IEMENE ERRTE 4,957,135 4,681,375
CURRENT ASSETS REEE
Properties held for sale BIEHEWE 13 980,167 1,073,920
Inventories EN 1,534 2,212
Trade and lease receivables JEWE 5 R ERR 14 94,546 92,827
Prepayments, deposits and other TERTRIE - 5T RHEAM
receivables FEUS RIB 159,278 119,078
Due from related parties JiE s BB 5 SR IE 15 94,716 69,839
Other tax recoverables Hfth T Uk O] F 38 65,897 72,200
Debt investments at fair value through ~ 2A BT AH M2 E IS
other comprehensive income REBHIZE - 24,562
Cash and cash equivalents RNENBESEEY 362,291 196,147
1,758,429 1,650,785
Assets of a disposal group classified as BB A ELEE 2
held for sale .&Ij ERPEE 16 - 369,844
Total current assets BB ERR 1,758,429 2,020,629
CURRENT LIABILITIES nEAE
Trade payables JEHE S BRI 17 20,464 42,327
Receipts in advance TEWGRIE 47,996 95,567
Other payables and accruals E{ﬁﬁaﬁﬁ%’xlﬁ&ﬁ@ﬁ?ﬁﬁﬁ 100,986 137,799
Due to related parties JRE A< B HS: 5 3R 15 363,261 360,648
Bank and other borrowings fEﬁ&ﬁﬁﬂ%?ﬂ 18 1,489,839 25,854
Income tax payables JE{S TSR 12,791 17,192
Other tax payables HAbERTIE 3,470 4,387
2,038,807 683,774
Liabilities directly associated with the EYOBARELNECEE
assets classified as held for sale EEMEEcE8E 16 = 126,543
Total current liabilities B B(EARE 2,038,807 810,317
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CONDENSED CONSOLIDATED STATEMENT OF FINANCIAL POSITION
RS B AR &

At30 June 2021 R-_E——#F NH=+H

(Unaudited) (Audited)
(REEXR) (FE281%)
30 June 31 December
2021 2020
—E-—F —ETF
ANA=+HA +=-—HA=+—H
Notes HK$°000 HK$'000
ks FHET FET
NET CURRENT ASSETS/ REBEE(AE)
(LIABILITIES) SR (280,378) 1,210,312
TOTAL ASSETS LESS EEABERRBEE
CURRENT LIABILITIES 4,676,757 5,891,687
NON-CURRENT LIABILITIES kRBAE
Bank and other borrowings RIT R EAMEK 18 659,643 2,093,727
Liability component of perpetual KA HRESR 2
convertible bonds BEZSD 19 51,828 51,197
Deferred tax liabilities FEERITEE & 181,960 157,447
Total non-current liabilities IEmE B ERRE 893,431 2,302,371
Net assets BEFHE 3,783,326 3,589,316
EQUITY R
Equity attributable to shareholders  Z&A TR FRELERS
of the Company
Share capital RN 20 3,152,571 3,152,571
Equity component of perpetual KARESHFZ
convertible bonds BB 19 1,078,217 1,078,217
Reserves G (471,422) (664,841)
3,759,366 3,565,947
Non-controlling interests FEIE R 2R 23,960 23,369
Total equity KRS EEE 3,783,326 3,589,316
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CONDENSED CONSOLIDATED STATEMENT OF

CHANGES IN EQUITY
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CONDENSED CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

a4
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For the six months ended 30 June 2021
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CONDENSED CONSOLIDATED STATEMENT OF
CASH FLOWS

BHAGESRERER

For the six months ended 30 June 2021 #ZE —F——&E N H=+H 1 ~EA

(Unaudited) (Unaudited)
(RBEZ) (RggeEZ)

Six months ended

BZUTABIEAEAR
30 June 2021 30 June 2020
—B-—F —ETF
~A=1+H ~A=+H
Note HK$°000 HK$’000
Kzt FET FHET
CASH FLOWS FROM OPERATING K& EEELACRERE
ACTIVITIES
Cash used in operations KETAZIRE (36,564) (38,7593)
PRC corporate income tax paid Bt RS EMREH (2,747) (4,567)
UK income tax paid B HRBEAMEH (2,887) (4,595)
Net cash flows used in operating KEESFAZIRERE
activities SFRE (42,198) (47,915)
CASH FLOWS FROM INVESTING RETHEECZHESRE
ACTIVITIES
Interest received B UF B, 2,973 1,450
Purchases of items of property, plant BEYE BMEMREER
and equipment (132) (247)
Proceeds from disposal of items of HEYWE  BEK
property, plant and equipment R AETE B TS RIE - 14
Additions to investment properties NBIREWE (40,045) (5,503)
Additions to computer software NE BIEF (235) -
Disposal of subsidiaries HENE AR 22 136,710 -
Proceeds from the disposal of debt HERAFEFAEMETE
investments at fair value through W R EIS IR E TS FRIE
other comprehensive income 61,135 22,153
Purchases of debt investments at fair BEEAFEFTAEMEE
value through other comprehensive Was 2 BEIERE
income (36,232) _
Net cash flows from investing REERHEACRERE
activities HEE 124,174 17,867
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CONDENSED CONSOLIDATED STATEMENT OF CASH FLOWS
HRGSRERER

For the six months ended 30 June 2021 #ZE —ZF—

—FENA=FHINEA

(Unaudited) (Unaudited)
(REEX) (RigEZ)
Six months ended
BZELUTAMIEAREAR
30 June 2021 30 June 2020
—B-—F —ETF
ANA=1+H ~A=+H
HK$°000 HK$’000
FET FET
CASH FLOWS FROM FINANCING BEIBELECEESRE
ACTIVITIES
Decrease in pledged bank deposit BEFRITFORD = 38,967
Repayment of bank loans BRRITER (18,867) (3,908)
New loan from an independent B E = FRERFIEE R
third party 49,205 —
Advances from other related parties H b EEEL T 2 B 81,866 227,962
Repayment of advances from related BB 2 B
parties (19,265) (190,333)
New loan from a financial institution SRR IR E RIS E R - 23,674
Interest paid for bank and other BATERTT R HALE TR E
borrowings (43,771) (49,472)
Principal portion of lease payments HENRZEEH S (3,042) (9,660)
Net cash flows from financing activites  RE EBEEZ RS R=/F5 46,126 37,230
NET INCREASE IN CASH AND RERREEEYEMER
CASH EQUIVALENTS 128,102 7,182
Cash and cash equivalents at HylzHe MREEEY
beginning of period 234,527 246,877
Effect of foreign exchange rate FE Sk i3 B S 28
changes, net (338) 46
CASH AND CASH EQUIVALENTS HBRZAERAELEEY
AT END OF PERIOD 362,291 254,105
ESEERAE P HRE 2021 31



NOTES TO THE INTERIM CONDENSED CONSOLIDATED
FINANCIAL INFORMATION

T HARS B4R S B 35 2 L B

For the six months ended 30 June 2021 &= — & ——4& A=+ HIF~1EA
1.

1.

32

CORPORATE AND GROUP

INFORMATION

GR Properties Limited (the “Company”) is a limited liability
company incorporated in Hong Kong and shares of which
are listed on the Main Board of The Stock Exchange of
Hong Kong Limited (the “Stock Exchange”). The registered
office and the principal place of business of the Company is
located at Suite 1603, Wheelock House, 20 Pedder Street,
Central, Hong Kong.

During the six months ended 30 June 2021 (the “Period”),
the Company and its subsidiaries (collectively referred to as
the “Group”) were involved in the following principal activities:

— property development and investment in the United
Kingdom (the “UK”), the United States of America (the
“USA”) and the mainland (“Mainland China”) of the
People’s Republic of China (the “PRC”)

— provision of property management services in
Mainland China

— operation and management of a leisure and lifestyle
experience centre (the “Recreational Centre”) in
Beijing, the PRC. On 31 May 2021, the Group
disposed of the operation of the Recreational Centre.
Further details of the disposal are included in note 10
to the interim condensed financial information.

As at 30 June 2021, the immediate holding company of
the Company was Wintime Company Limited, which is
incorporated in the British Virgin Islands with limited liability.
In the opinion of the directors of the Company, the ultimate
holding company of the Company is Winluck Global Limited,
which is incorporated in the British Virgin Islands with limited
liability.
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2.1

NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION

FREAfG A AR S B 3 B R B RE

For the six months ended 30 June 2021 # & —F——#NH=+H1 - ~1EH

BASIS OF PREPARATION

This unaudited interim condensed consolidated financial
information for the six months ended 30 June 2021 set out
in this report has been prepared in accordance with Hong
Kong Accounting Standard (“HKAS”) 34 Interim Financial
Reporting issued by the Hong Kong Institute of Certified
Public Accountant (the “HKICPA”) and the applicable
disclosure requirements of Appendix 16 to The Rules
Governing the Listing of Securities on the Stock Exchange
(the “Listing Rules”). It does not include all the information
and disclosures in the annual financial statements, and
should be read in conjunction with the Group’s annual
consolidated financial statements for the year ended
31 December 2020. The accounting policies and basis of
preparation adopted in the preparation of this unaudited
interim condensed consolidated financial information are
consistent with those applied in the preparation of the
Group’s annual consolidated financial statements for the
year ended 31 December 2020, except for the changes in
accounting policies made thereafter in adopting the revised
Hong Kong Financial Reporting Standards (“HKFRSs”) issued
by the HKICPA, as detailed in note 3 below.

The financial information relating to the year ended
31 December 2020 that is included in the interim condensed
consolidated statement of financial position as comparative
information does not constitute the Company’s statutory
annual consolidated financial statements for that year but
is derived from those consolidated financial statements.
Further information relating to those statutory consolidated
financial statements required to be disclosed in accordance
with section 436 of the Hong Kong Companies Ordinance is
as follows:
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
AR AR S M A R RE

For the six months ended 30 June 2021 &2 — & ——4#E XA =+ HIF~1EA

2.1

2.2

34

BASIS OF PREPARATION (continued)

The Company has delivered the consolidated financial
statements of the Company for the year ended 31 December
2020 to the Registrar of Companies as required by section
662(3) of, and Part 3 of Schedule 6 to, the Hong Kong
Companies Ordinance. The Company’s auditor has reported
on those consolidated financial statements of the Company
for the year ended 31 December 2020. The auditor’s report
was unqualified; did not include a reference to any matters
to which the auditor drew attention by way of emphasis
without qualifying its report; and did not contain a statement
under sections 406(2), 407(2) or 407(3) of the Hong Kong
Companies Ordinance.

This interim condensed consolidated financial information
has not been audited, but has been reviewed by the
Company’s audit committee.

BASIS OF PRESENTATION

This unaudited interim condensed consolidated financial
information has been prepared on the going concern basis
which assumes, inter alia, the realisation of assets and
satisfaction of liabilities in the normal course of business.
Notwithstanding that the Group had net current liabilities
of approximately HK$280,378,000 as at 30 June 2021,
the directors consider that the Group will have adequate
funds available to enable it to operate as a going concern
which, inter alia, takes into account the historical operating
performance of the Group, new banking facilities under
negotiation and the unutilised existing facilities in a total
amount of HK$1,814,932,000 available to the Group
provided by two shareholders of the Company as at 30 June
2021.

In addition, the Company has an existing plan to realise
certain investment properties, and will consider equity and/or
debt financing when necessary to provide additional working
capital to the Group.
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION

FREARG A AR S B I B R B R

For the six months ended 30 June 2021 # & —F——#NH=+H1 - ~1EH

CHANGES IN ACCOUNTING POLICIES

AND DISCLOSURES

The Group has adopted or early adopted the following
revised HKFRSs for the first time for the current period’s
unaudited interim condensed consolidated financial
information:

Amendments to Interest Rate Benchmark Reform —
HKFRS 9, HKAS 39, Phase 2
HKFRS 7, HKFRS 4
and HKFRS 16

Amendment to Covid-19-Related Rent
HKFRS 16 Concessions beyond 30 June
2021 (early adopted)

These amendments have had no material effect on how
the Group’s results and financial position for the current or
prior periods presented in this unaudited interim condensed
consolidated financial information. The Group has not applied
any other new standard or interpretation that has been issued
but is not yet effective for the current accounting period.
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
AR AR S M A R RE

For the six months ended 30 June 2021 &2 — & ——4#E XA =+ HIF~1EA

36

OPERATING SEGMENT INFORMATION

For management purposes, the Group is organised into
business units based on the nature of their products and
services and has three reportable operating segments during
the Period as follows:

(@ the property development and investment segment
from continuing operations engages in property
development and investment in the UK, the USA and
Mainland China;

(b) the property management segment from continuing
operations engages in the provision of property
management services for office buildings, residential
properties and car parks in Mainland China; and

(c) the operation of the Recreational Centre segment
from discontinued operation engages in the operation
and management of a leisure and lifestyle experience
centre in Beijing, the PRC.

Management monitors the results of the Group’s operating
segments separately for the purpose of making decisions
about resource allocation and performance assessment.
Segment performance is evaluated based on reportable
segment profit/loss, which is a measure of adjusted profit/
loss before tax. The adjusted profit/loss before tax is
measured consistently with the Group’s profit before tax
except that head office and corporate income and expenses
are excluded from this measurement.

Segment assets and segment liabilities exclude unallocated
head office and corporate assets and liabilities as these
assets and liabilities are managed on a group basis.
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
AR S R IS B R B R

For the six months ended 30 June 2021 # & —F——#NH=+H1 - ~1EH

4. OPERATING SEGMENT INFORMATION 4, BERREIHGE)

(continued)
Continuing operations Discontinued operation Total
b K BRLEEEER &5t
Property development Operation of the
and investment Property management Total continuing operations Recreational Centre
NERRRRE ESS] b R REG LD

(Unaudited) ~ (Unaudited)  (Unaudited)  (Uneudiied)  (Unaudited)  (Unaudted)  (Unaudited)  (Unaudied)  (Unaudited)  (Unaudited)
(RE2h)  (fEgk) (RS8R (REE0)  (RE8R)  (REER)  (RER)  (REEN)  (RESR)  (REER)

(Restated) (Restated)

(&=31) (=51)
Sixmonths  Skmonths ~ Sixmonths  Skmonths ~ Sixmonths  Skmonths ~ Sixmonths  Skmonths ~ Sixmonths Sk months
ended ended ended ended ended ended ended ended ended ended
30 June 30 June 30 June 30 June 30 June 30 June 30 June 30 June 30 June 30 June
2021 2020 202 2020 2021 2020 2021 2020 2021 2020
Bz HE S #E Bz HE E #z HE HE

g--f  “T-%%F TR0 CRCTF 0 Cg--f CBC%EF CBC-F CRC%F C3C-F 0 CECEE
ABtE #AZTR AR=tR ~AZTE ®B=tR AASTE ABEtR RASTR AB=TR AASHA
t~8F  vER tMER BAER tABAR RER tABR EAER EABR LA
HK$'000 HKS 000 HK$'000 HKS 000 HK$'000 HKS 000 HK$'000 HK$000 HK$'000 HK$000

7T FAr FAT 741 7T FET FAT 7A1 7T FAT

Seqmentrevenuefion  RERELLER

continuing operations ZIRSEA 69,268 54,362 100,048 97,85 169,316 152,218 - - 169,316 152218
Segmentrevenuefom KRBT IHES

dscontinued operation £ ZRIEKA - - - - - - 14,146 9,504 14,146 9,59

69,268 54,362 100,048 97,856 169,316 152218 14,146 9594 183,462 161,812

Segment results Rz 2442 13,374 10,536 17,234 32978 30,608 (11,085) (12229 21,893 18,379
Reconciiation: 5
Other unalocatedincome~ EEAATMA

and gains Rz - 2 153,131 - 153,131 2
Corporate and other RAlREf

unallocated expenses KAEER (1,174) (11,621) - - (1474) (11,621)
Profit before tax st 25,804 19,014 142,046 (12.229) 167,850 678

ESwEERAT RS 2021 37



NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
AR AR S M A R RE

For the six months ended 30 June 2021 &2 — & ——4#E XA =+ HIF~1EA

4. OPERATING SEGMENT INFORMATION 4. HERREIEGE)
(continued)
Property development
and investment Property management Total
NEBRRRE NEER a5t
(Unaudited) (Audited) (Unaudited) (Audited) (Unaudited) (Audited)
(REEH) (5%R) (REER) (#27) (REER) (#%7)
(Restated)
(@E=5)
As at Asat Asat Asat As at Asat
30June 31 December 30June 31 December 30June 31 December
2021 2020 2021 2020 2021 2020
R 3 R 0%k R It 3
- 2R g--F 2R 52 e
P =+-A ~A=TA =1-A AA=TA =1-8
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$:000
FE7 & TE7 AT T AT
Segment assets RBEE 6,276,704 6,316,116 251,291 280,437 6,527,995 6,596,053
Reconcilation: HE:
Corporate and other unallocated assets N RAMRARAE
— Property, plant and equipment — W% BRERRE 89 126
— Right-of-use assets —PREEE 1,714 27%
— Prepayments, deposits and o ik BHE
offer receivables EthEYGE 1,994 2,636
— Due from related partis —ENERAE 87 8
— Cash and cash equivalents —ReRBLEEN 183,685 32,058
Asses related to BRI IR
adiscontinued operation RENEE - 67,748
Total assets mEE 6,715,564 6,702,004
Segment liabilities YA 2,621,993 2,6%,805 168,912 166,552 2,790,905 2,163,367
Reconcilation: #E -
Corporate and other unallocated iabiities ~~ AFREMFAREE
— Other payables and accruals — EHENERETER 752 5220
— Due to shareholders — ERRRE 86,068 84,20
— Lease liabilties —HEaE 1,765 2,820
— Liabilty component of perpetual — KATERESL
convertile bonds B85 51,828 51,197
Liabiltes related to a discontinued H-ERR HEERK
operation AENAR - 205,799
Total libilties ek 2,932,238 3,112,688
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
FREAfG A AR S B 3 B R B RE

For the six months ended 30 June 2021 # & —F——#NH=+H1 - ~1EH

5. REVENUE 5. IwA
An analysis of the Group’s revenue from continuing AEE KB FELEEBEIRA DT
operations is as follows: BN
(Unaudited) (Unaudited)
(REEZR) (CRIgEEZ)
Six months ended
BZEUTABIEARMEA
30 June 2021 30 June 2020
—E-—F —TTF
AA=+A ~NA=+H
HK$°000 HK$’000
FHET FET
Rendering of property management 122 &2 15
services 100,048 97,856
Gross rental income from REREMELLHER
investment property operating WA LEE
leases 69,268 54,362
169,316 152,218
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
AR AR S M A R RE

For the six months ended 30 June 2021 &2 — & ——4#E XA =+ HIF~1EA

5. REVENUE (continued) 5. UA(#E)
Notes: Kt -
(a) Disaggregated revenue information (a) KA D5 E R
Six months ended 30 June 2021 (Unaudiited) BE —F——FENH = HIFAE
VAE N &7
Property
development
and Property
investment management Total
MERR
RERE MEERE st
Segments HK$’000 HK$°000 HK$’000
Wik FE FET FET
Type of services REESR
Rendering of property management services REMEERRE = 100,048 100,048
Revenue from another source HARRERA
— Gross rental income from investment — REREMELE
property operating leases HEMNES WAL 69,268 = 69,268
Total revenue LN = 69,268 100,048 169,316
Timing of revenue recognition WA TR
Services transferred over time ek fEIEE R ARk - 100,048 100,048
Revenue from another source HARFERA
— Gross rental income from investment —RERENELE
property operating leases HEMReWALE 69,268 = 69,268
Total revenue Nt 69,268 100,048 169,316
Geographical market WEHE
All revenue from contracts with customers were generated FIBEP&HWARFRBIRREESE -

in Mainland China.
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5.

NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION

FREAfG A AR S B 3 B R B RE

For the six months ended 30 June 2021 # & —F——#NH=+H1 - ~1EH

REVENUE (continued) 5. IA(##E)
Notes: (continued) KigE - (88)
(a) Disaggregated revenue information (continued) (a) WADHER ()
Six months ended 30 June 2020 (Unaudited) BE T -FFNNA=+HINE
A CRAE#FZ)
Property
development
and Property
investment management Total
MEER
RiRE MEER et
Segments HK$'000 HK$'000 HK$'000
iR FET FET FET
Type of services RBES
Rendering of property management services REMEERRE = 97,856 97,856
Revenue from another source Hi R A
— Gross rental income from investment — REREMELE
property operating leases HEMRSKAEE 54,362 = 54,362
Total revenue Nt 54,362 97,856 152,218
Timing of revenue recognition LN =3
Services transferred over time BER HE RS - 97,856 97,856
Revenue from another source HisRFUA
— Gross rental income from investment — REREMELE
property operating leases HENESKALE 54,362 = 54,362
Total revenue Nt 54,362 97,856 152,218
Geographical market WETE

All revenue from contracts with customers were generated

in Mainland China.
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
AR AR S M A R RE

For the six months ended 30 June 2021 &2 — & ——4#E XA =+ HIF~1EA

5. REVENUE (continued) 5. UA(#E)
Notes: (continued) Biat - (&)
(b) Performance obligations (b) BHREME
Information about the Group’s performance obligations in BERAAEBERBEPAANNBLNE
contracts with customers is summarised below: ERERB T
Provision of property management services ERYEETERE
The performance obligation is satisfied over time as services BAOBEEHREHEBRBEAREER
are rendered and payment in advance is normally required. 17 BRBHEELNRK -
6. OTHER INCOME AND GAINS, NET 6. HftulARIWER B
An analysis of the Group’s other income and gains from REEREFBECEEBHEMBAR
continuing operations, net is as follows: sk - FEAFOT ¢
(Unaudited) (Unaudited)
(REBHFEZR) (REgE=Z)
Six months ended
BZEUTHEIEAEA
30 June 2021 30 June 2020
—B-—F —ETF
~A=1+H ~A=1H
HK$°000 HK$’000
FETT FrET
Bank interest income HRITHE A 160 962
Interest income of loan receivables  [EUWE 2 F| B U A 2,400 483
Penalty income SFRA 15 983
Foreign exchange gain, net b 5 Es - R R 4,444 -
Fair value gain recycled from HEZRA T EFAHAM
equity upon disposal of debt 2ERWENERRE
investments at fair value through 1% B I E Y
other comprehensive income N ERE = 148
Others HAtb 3,331 1,444
10,350 4,020
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
FREAfG A AR S B 3 B R B RE

For the six months ended 30 June 2021 # & —F——#NH=+H1 - ~1EH

7. FINANCE COSTS 7. MHEEA
An analysis of the Group’s finance costs from continuing REBREBELEEBENVIEERD
operations is as follows: Mo :
(Unaudited) (Unaudited)
(REEX) (RigEZ)
Six months ended
BZUUTAHIEAMEA
30 June 2021 30 June 2020
—E-—F —TTF
~A=1H ~NA=1H
Note HK$’000 HK$'000
KiaF FET FET
Interest on bank loans RITERF B 16,335 19,577
Interest on loan from a PiN/NCT ) ez
shareholder of the Company EFHFLE 798 803
Interest on loans from director- — EH{EH| 224 a
controlled entities EFHFE 198 200
Imputed interest on loans from  EEH{EH| 22 M
director-controlled entities EFMHEEF B 8,153 7,319
Interest on a quasi-loan equity MIBARIZEZ AT
contributed by a joint venture BB ANBRHEER
partner of a subsidiary E=EFE 27,060 29,895
Interest on perpetual convertible sk A AJ # % (& 5 T 2 19
bonds 631 619
Interest on loan from B E = FIRER
an independent third party EZHA R 966 -
Interest on lease liabilities HEAGBFE 42 86
54,183 58,499
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
AR AR S M A R RE

For the six months ended 30 June 2021 &2 — & ——4#E XA =+ HIF~1EA

8.

44

PROFIT BEFORE TAX 8. WMAEIAF
The Group'’s profit before tax from continuing operations is AEERBFELEEE ZBANGEFE
arrived at after charging/(crediting): g (GEA) THISE -
(Unaudited) (Unaudited)
(RE&ERK) (REEE=Z)
Six months ended
BZUUTBEHIEAREAR
30 June 2021 30 June 2020
—B-—F —ET_TF
AHA=t+H ~NA=+H
HK$°000 HK$’000
FET FET
Depreciation of items of property, Y% - HEMKEBIER
plant and equipment e 487 546
Depreciation of right-of-use assets ~ {FREAETE 1,415 1,542
Amortisation of computer software 5 & & 5 73 24
Foreign exchange differences, net EH ZRFEE (4,444) 2,862
INCOME TAX EXPENSE 9. MERAX
An analysis of the Group’s income tax charge is as follows: REEWFSHEATAT -
(Unaudited) (Unaudited)
(RE&ERK) (REEEZ)
Six months ended
BZUTHHIEAREAR
30 June 2021 30 June 2020
—E-—F —TTF
AB=+H ~NA=+H
HK$’000 HK$000
FET FET
Current — Mainland China EH — Bk 492 758
Current — UK EH — & 487 2,427
Deferred BT 20,122 10,223
Total tax charge for the period from R BB &L 7
continuing operations N ERFEITRIA 2 HH 42 E 21,101 13,408
Total tax charge for the period from B —TBD & 148 & 275
a discontinued operation ZANHAMBIE S B sE - =
21,101 13,408
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10.

NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION

FREARG A AR S B I B R B R

For the six months ended 30 June 2021 # & —F——#NH=+H1 - ~1EH

INCOME TAX EXPENSE (continued)

Note:

No provision for Hong Kong profits tax has been made for the
Period as the Group did not generate any assessable profits arising
in Hong Kong during the Period (six months ended 30 June 2020:
Nil).

The PRC and UK income taxes in respect of operations in Mainland
China and the UK are calculated at the applicable tax rates on the
estimated assessable profits for the Period and the prior period,
based on the prevailing legislation, interpretations and practices in
respect thereof.

DISCONTINUED OPERATION

On 31 May 2021, the Company announced the decision
of its board of directors to dispose of Rui Hua Investment
Limited, a wholly-owned subsidiary of the Group. Rui Hua
Investment Limited and its subsidiaries engage in operation
of the Recreational Centre. The Group decided to cease its
business to reduce further loss and commitment to such
business and realign its resources to focus on its core
business of property development, property investment
and property management. Further details are set out in
the Company's announcement dated 31 May 2021. The
disposal of Rui Hua Investment Limited was completed on
31 May 2021. Accordingly, the condensed consolidated
statement of profit or loss and the consolidated statement
of cash flow have been presented consistently for the
discontinued operation throughout the period to conform
with the presentation for the six months ended 30 June
2021.
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION

FREARGBA AR S BT 3 BRI B R

For the six months ended 30 June 2021 &2 — & ——4#E XA =+ HIF~1EA

10. DISCONTINUED OPERATION (continued) 10. B#ILEEEK(E)
The results of Rui Hua Investment Limited and its subsidiaries HEXIMKEBR AR MENB AR Z
for the period are presented below: REARI BN TR
(Unaudited) (Unaudited)
(REEZX) (REEE=Z)
(Restated)
(&E5)
Six months Six months
ended ended
BEUTBEH HENTHE
1IER{E A 1EREA
30 June 2021 30 June 2020
—E-—fF ZETF
ANB=tH ~NA=+H
HK$’000 HK$'000
FETT FEIT
Revenue WA 14,146 9,594
Other income and gains, net HE A R - F5E 428 47
Expenses sz (25,273) (21,368)
Finance costs VEER (386) (502)
(11,085) (12,229)
Gain on disposal of the discontinued — H! & B 4% || 4848 2 7%
operation ZWEs 153,131 —
Profit/(loss) before tax from the BRI 48 S TEBR T
discontinued operation BTEF, (E518) 142,046 (12,229)
Income tax Frig = =
Profit/(loss) for the period from RE BRI E X
the discontinued operation ZREAER A, (E51E) 142,046 (12,229)
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
AR S M E R R

For the six months ended 30 June 2021 # & —F——#NH=+H1 - ~1EH

10. DISCONTINUED OPERATION (continued) 10. B#ILEEEK(E)
The net cash flows generated from the disposal of Rui Hua HEHERMBESR AR LRANEA
Investment Limited and its subsidiaries are as follows: REAZRESREFRAT

(Unaudited)
(RE&ERK)
Six months
ended
BZUTHH
WEREA

30 June 2021
—E-—F
~A=1+H
HK$’000
FET

Cash received from disposal of HEBAR R EKREANRE
the discontinued operation -
Cash and bank balances disposed of HER® RIRITAEER (16,791)

*

(16,791)

*  Less than HK$1,000 * {KH1,0008 7T
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
AR AR S M A R RE

For the six months ended 30 June 2021 &2 — & ——4#E XA =+ HIF~1EA

10. DISCONTINUED OPERATION (continued) 10. B#ILEEEK(E)
The net cash flows incurred by Rui Hua Investment Limited HERMEEBRATMNEMNBARE
and its subsidiaries are as follows: EZREREFEMT ¢
(Unaudited) (Unaudited)
(REEZR) (CREEE=Z)
Six months Six months
ended ended
BZEUTHH HELATHE
1E7X{E B 1EREA
30 June 2021 30 June 2020
—EC-—-F —E-FTF
ANA=tH ~A=+H
HK$’000 HK$’000
FETT FHEIT
Operating activities i ES) (2,729) (7,471)
Investing activities EEH 363 (46)
Financing activities BEEE 5,913 1,263
Net cash inflow e RAERR 3,547 (6,254)
Earnings/(loss) per share: SRAEF(FHE)
Basic, from the discontinued B RESKRIELS HK4.44 cent (HK0.38 cent)
operation Ei 4.44#4 (0.38781L1)
Diluted, from the discontinued g RERRIEKRE HK3.11 cent (HK0.38 cent)
operation ik 31158l (0.387811l1)
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
FREAfG A AR S B 3 B R B RE

For the six months ended 30 June 2021 # & —F——#NH=+H1 - ~1EH

10. DISCONTINUED OPERATION (continued)

The calculations of basic and diluted earnings/(loss) per
share from the discontinued operation are based on:

ERIEEERE(E)
REERIREEL L SREAREE
BF/(B1R) 25 HER -

(Unaudited) (Unaudited)

(REBER) (REE&EZ)

Six months Six months

ended ended

BHZLUTHS HZ=UATHE

WEREA LEREA

30 June 2021 30 June 2020

—E—F —ETF

ANA=+H ~A=1+H

Profit/(loss) attributable to RE BRI E R

shareholders of the Company ZARRAIRREL HK$142,046,000 (HK$12,229,000)
from the discontinued operation swAlL/ (E18) 142,046,000 (12,229,000 7T)

Weighted average number of
ordinary shares in issue during
the period used in the basic
earnings/(loss) per share
calculation

Weighted average number of
ordinary shares used in the
diluted earnings/(loss) per share
calculation

ARG EZREREM,
(E1R) 2 AR B &7
BB T8

RN E RS
a7, (BE)r
BB I8

No adjustment for dilution has been made to the basic loss
per share presented for the six months ended 30 June 2020
as the impact of the perpetual convertible bonds and the
outstanding share options of the Company had either an
anti-dilutive effect or no diluting effect on the amount of the
basic loss per share presented for the period.

ESHERRAR S HH®RE 2021

3,199,373,986

4,563,115,486

3,199,373,986

3,199,373,986

BE_T_TFRA=TRLREAZ
5l 2 B B B AN 5 8 3 48 ph HE (F 58
B THRAREZKAAHRBRES M
RITEBRIES NPE 25 2 BRER

BERSRAREE

@ ,
=

TEYIVEETY
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
AR AR S M A R RE

For the six months ended 30 June 2021 &2 — & ——4#E XA =+ HIF~1EA

11. EARNINGS/(LOSS) PER SHARE 11. FATFIRREESRERR
ATTRIBUTABLE TO SHAREHOLDERS OF (E518)
THE COMPANY
For profit/(loss) for the period FHRMARF,(BR)
The calculation of the basic and diluted earnings/(loss) per NARIRREEBRERNREEEHN,
share attributable to shareholders of the Company is based (E18) 2t E T ER A T8I ¢

on the following data:

(Unaudited) (Unaudited)
(REEERK) (REgE=Z)
(Restated)
(FeE5)
Six months Six months
ended ended
BELUTHRS HEUTHE
IEXEAR 1EXEA
30 June 2021 30 June 2020
—E-—fF —ETF
ANA=TH ~NA=+H
HK$’000 HK$’000
FET FET
Earnings/(loss) BA (&)
Profit/(loss) for the period AR AR R (S AN HA
attributable to shareholders wmH(E1R) - AR
of the Company, used in the AEEBREARRN,
basic earnings/(loss) per share (B8) :
calculation:
From continuing operations REFELEER 4,399 5,532
From discontinued operation RE BRI 142,046 (12,229)
146,445 (6,697)
Effect of deemed conversion of BIEREIE ARG 8
all dilutive perpetual convertible KA EH A R
bonds, at the beginning of the
period 631 619
Profit/(loss) for the period NN N
attributable to shareholders wmAl () - BR
of the Company, used in the EEREERT
diluted earnings/(loss) per share (E518)
calculation 147,046 (6,078)
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11.

NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION

FREARG A AR S B I B R B R

For the six months ended 30 June 2021 # & —F——#NH=+H1 - ~1EH

EARNINGS/(LOSS) PER SHARE
ATTRIBUTABLE TO SHAREHOLDERS OF
THE COMPANY (continued)

For profit/(loss) for the period (continued)

FATIRREESERRT
(BE1R) (#])

FHEAT(BR) (&)

Number of shares

K& E
Six months Six months
ended ended
BEULTHS HZ=UATHE
1E7RfE A LE7EA
30 June 2021 30 June 2020
—E-—F —TTHF
~NH=18 SNA=1H
Weighted average number of SHEERELREF,
ordinary shares in issue during (Es18) Fr A2~ HAR
the period used in the basic BEITTER
earnings/(loss) per share hnE IR
calculation 3,199,373,986 3,199,373,986
Weighted average number of STEEREERF
ordinary shares in issue during (B18) A A
the period used used in the BREITEER
diluted earnings/(loss) per share hniEFEIaEL
calculation 4,563,115,486 4,563,115,486

No adjustment had been made to the amount of the basic
loss per share amounts presented for the six months ended
30 June 2020 in respect of a dilution as the impact of the
perpetual convertible bonds and the outstanding share
options of the Company had either an anti-dilutive effect or
no diluting effect on the amount of the basic loss per share
presented for the period.

ESHERRAR S HH®RE 2021

HEZT-ZTFA=1THIEANERR
5|2 BAREARN IR € RN R
HE - TVHRRAR R Z KA FTHBRARES
RAITEBREHNBE 25 2 BIRE
FEEeRARBEVES W EEEY
o,
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
AR AR S M A R RE

For the six months ended 30 June 2021 &2 — & ——4#E XA =+ HIF~1EA

11. EARNINGS/(LOSS) PER SHARE 1. FOFIREEESEEBF
ATTRIBUTABLE TO SHAREHOLDERS OF (B548) (#8)
THE COMPANY (continued)
From continuing operations RBFBEEEER
The calculation of the basic and diluted earnings from KATIREEEREBIFEREER T
continuing operations per share attributable to shareholders IR EAREERF 2 E T EN A TH
of the Company is based on the following data: i
(Unaudited) (Unaudited)
(REER) (RgeEZ)
(Restated)
(&)
Six months Six months
ended ended
HZLUT A HELATHE
WEREA LERTEA
30 June 2021 30 June 2020
—E-—fF —E-EHE
~A=1H ~NAZ=+H
HK$°000 HK$000
FET TiET
Profit for the period attributable to RN AR R AN HAR
shareholders of the Company, Al BARETE
used in the basic earnings per BFlREARER]
share calculation 4,399 5,632
Effect of deemed conversion of RIER BR 9 2
all dilutive perpetual convertible FRA B8 K A AT HAAR
bonds, at the beginning of the EHFORE
period 631 619

Profit for the period attributable to A EIIR R (G AN B

shareholders of the Company, il ‘\FHJ\E/Q‘E‘I'SE?

used in the diluted earnings per SREGRA

share calculation 5,030 6,151
The denominators used are the same as those detailed FFARzoHE EMERERNRESR
above for both basic and diluted earnings/(loss) per share. F (BB FFBEMER -
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12.

NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION

For the six months ended 30 June 2021 #ZE — &

FREARS B4R S B I B R B 5
i/\ﬁ —/_E_Lt/\/@ﬁ

INVESTMENT PROPERTIES 12. BREYE
Under
Completed construction Total
=534 EEP st
HK$°000 HK$°000 HK$’000
FETT FET FAETT
Carrying amount as at R-E——F
1 January 2021 —A—HBHMEREE 4,443,993 209,316 4,653,309
Addition NE - 40,045 40,045
Transfer from properties held B E 5 /EHE Y%
for sale (note (c)) (M7t(c) 187,413 - 187,413
Exchange realignment b 5 SR B 58,748 328 59,076
Carrying amount as at )‘5/:\_ T _—4F
30 June 2021 NA=THHRHEE 4,690,154 249,689 4,939,843
Notes: Kt
@) The Group’s completed investment properties as at 30 June (@) ﬁ’\\\ —FRA=ZTRAEAKEZ
2021 represented a commercial building located in London, WTXQ%%?E iz 7R 5 Bl fim B Y
the UK; a commercial and residential complex located —$2ﬁ¥$§$ iz 72 2 B pn I Zfa)l'é

in Santa Monica, the County of Los Angeles, State of
California, the USA (the “US Complex”); and a commercial
building located in Beijing, the PRC, which are leased to
third parties under operating leases.

At 31 December 2020, a commercial building located in
the UK was included in a disposal group classified as held
for sale as the Group had been actively negotiating with
interested parties for the sale of that property since 2019
and signed a sale and purchase agreement and disposed
of the subsidiary which owned such property in January
2021, as further details in note 22 to the interim condensed
financial information.

The Group’s investment property under construction as at
30 June 2021 and 31 December 2020 represented a parcel
of land located in Culver City, the USA.

During the Period, the use of certain units in the properties
held for sale has been changed upon the inception of
operating leases with external third parties. As a result, the
leased portion of the properties held for sale was transferred
to completed investment properties and a remeasurement
gain of HK$80,486,000 (six months ended 30 June 2020:
HK$40,893,000) was recognised in profit or loss during the
six months ended 30 June 2021.

As at 30 June 2021, certain of the Group’s investment
properties with a total carrying amount of HK$2,993,584,000
(81 December 2020: HK$2,819,153,000) were pledged to
secure banking facilities granted to the Group (note 18(a)), a
loan from a financial institution (note 18(b)) and a loan from a
joint venture partner of a subsidiary (note 18(g)).
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TINBEHERRTHEESS
W ([ XBlIGEME]D) &ﬁ‘ﬁ’\\\qﬂ
Bt R —EBEERT  ZEFR
BRERERRTE=T

R-ZB-ZTF+-_A=+—H
REBN—BHEEFHADLER

%Wﬁ%Zﬁ%ﬁ%~ﬂ$%@@
LR EREs
AR ik

F— ﬂéif‘éffébpp%&ﬁ%%*ﬁ&

MERNKBRR - BEE—PFB
R AR BRfE BR B 75 B R BT 5222 ©
n= —FRNA=FTHEZ=ZZZ

T¢+7ﬁl =t+—HAKBEZER
hIREMERUNREERBAHBNZ
—Ri o

AR - BINEE = H RIS
HER  BIELEVMENIDEN
Zﬁﬁ BREEEE - Al REBZEZ
T EXNA=ZTRALEANERAEE
ﬁ%%%%%ﬁ%%mﬁ%%a%mﬁ
EMERRBERREMKEA
80,486,000 L (HEZT T F X
A=+B8I1/51 A : 40,893,000
JT) e

R-E-_—FNA=1+H '  ~&EE
EEFEEMES ££2,993,584,0007%
T(ZE=ZFTF+=ZA=+—8:
2,819,153,000/ 7T ) B TR E W
EARTAEBMBRITRE 2 ER
(KisE18(a)) « & EEEIRENER
(KizE18()) RRE —FKWB AR Z
AENRIABAZER(MEE186E)) °
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
AR AR S M A R RE

For the six months ended 30 June 2021 &2 — & ——4#E XA =+ HIF~1EA

13.

14.

54

PROPERTIES HELD FOR SALE 13. HEHEME
Properties held for sale of the Group as at 30 June 2021 AEBR—_ZE-—FA=THAEK=ZE
and 31 December 2020 represented certain portion of a —EF+ A=+ —HZEELEYE
commercial building located in Beijing, the PRC. EURFBEIE RN —EREEFNET
o o
As at 30 June 2021, certain properties held for sale with a RIZE-_—FRA=1TH AEEER
then carrying amount of HK$872,961,000 (31 December = I BE E (B872,961,000/8 T ( — =&
2020: HK$956,460,000) were pledged to secure a loan from —TF+-HA=+—H : 956,460,000
a joint venture partner of a subsidiary (note 18(e)). BN ETEELEMEEAEKRAMN
BRARIZABLRFAEBRAZERNER
(FizE18(e)) °
TRADE AND LEASE RECEIVABLES 14. BB SHREBER
(Unaudited) (Audited)
(REEZX) (JeFEZ)
30 June 31 December
2021 2020
—E-—fF ZETF
AA=tH +=—A=+—8
HK$°000 HK$'000
FETT FEIT
Trade receivables FEWE 5 8RR 97,855 90,790
Lease receivables FEUFEEBR RN 11,836 16,910
Total gross trade and lease JEWE 5 R EIRK
receivables 4EEE 109,691 107,700
Less: Impairment (note (b)) & ORE(HEE D)) (15,145) (14,873)
94,546 92,827
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION

FREARG A AR S B I B R B R

For the six months ended 30 June 2021 # & —F——#NH=+H1 - ~1EH

14. TRADE AND LEASE RECEIVABLES
(continued)

Notes:

(@)

Trade and lease receivables are non-interest bearing and
arise from the provision of property management services,
leasing of investment properties and operation of the
Recreational Centre upon the disposal of the discontinued
operation. Tenants of the Group’s managed properties are
required to pay a calendar year’'s property management
service fees annually in advance.

The Group’s credit terms of its trade and lease receivables
are negotiated with and entered into under normal
commercial terms with tenants of the properties managed
by the Group, tenants of investment properties and
customers of the Recreational Centre upon the disposal of
the discontinued operation. The Group does not hold any
collateral or other credit enhancements over these balances.

Included in the Group’s trade and lease receivables as
at 30 June 2021 are amounts of HK$52,397,000 (31
December 2020: HK$45,062,000) in total due from
companies controlled by two directors of the Company,
which are repayable on credit terms similar to those offered
to other tenants in the ordinary course of business. Mr.
Wei Chunxian (“Mr. Wei”) and Mr. Sun Zhongmin (“Mr.
Sun”), both being directors of the Company, have beneficial
interests in these related parties.

As at 30 June 2021, certain lease receivables of
HK$11,836,000 (31 December 2020: HK$16,910,000) in
total were pledged to secure bank loan facilities granted
to the Group for financing the purchase of a commercial
building in London, the UK (note 18(a)).

ESHERRAR S HH®RE 2021

HEE

(@)

14. BRRARERER(E)

YRS REERRSTHEER
RUMEEERYT  HEREME
EETRHEDKRIERERBH
KERLEES - HEERASEE
ERzYE  AEFREN—EEF
ZOEEERGE -

AEBERKEZ RAERRNEES
GPEBREAEBEENYEMR
F - REMEHEPRTKHEER
IEREZBNARBEPOLEPE—R
[EECI/CE IS EIRVARIZNE S T -
ZERBBFAEMERREEME
E1RTHER

AEBR-_Z-_—FA=Z1+HH
EUWE S RAERERSERKAR
AIMBERERINA AR ZRIES
52,397,000 L ( —E-_ZFEF+ -8
=+—H : 45,062,000/&7T) * WA
RBEUNCEEEBEBEFRRE
b TS FTIR M E EIRREE - 3
MERE((REE ) RERRALE
(TBEED)(HBEARRES) R
M EAERER o

R-ZE-_—F~<A=+8H ' &F
FE Y 78 & BR 3k & 3£ 11,836,000 %
T(ZEZTF+=ZRA=+—8:
16,910,000/ 0 ) B 1E B A K E
BEARGR EFEETmMER
RITEREE 2 R (HRE18(@) °
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
AR AR S M A R RE

For the six months ended 30 June 2021 &2 — & ——4#E XA =+ HIF~1EA

14. TRADE AND LEASE RECEIVABLES

(continued)
Notes: (continued)

56

)

An ageing analysis of the trade and lease receivables, based
on the due date and net of impairment, is as follows:

14. BRRARERRR(E)

Hiat - (&)

(b) ZBHA R EKRE S REERK
(EFNERRE) 2 BRECDATIA T

(Unaudited) (Audited)

(RESEZX) (&%)

30 June 31 December

2021 2020

—E=—F —ECTF

A~NA=+H +=—A=+—H

HK$°000 HK$'000

FET FrET

Current =gt 13,108 73,330
Past due: EEH

Less than 1 year —FR 73,657 14,191

1 year to 2 years —EEMFE 6,937 2,831

2 years to 3 years MEE=F 844 2,475

94,546 92,827

An impairment analysis is performed at each reporting
date using a provision matrix to measure expected credit
losses. The provision rates are based on the average
of historical incurred credit loss experience on each
ageing group of trade and lease receivables. Generally,
trade and lease receivables are written off if they are not
considered recoverable by the Group and are not subject to
enforcement activity.

NERE H R AR EEREETR
B U EBREHBEEESE - &
BEDENERERARNEKRE SR
HERFELEELFEBELR
B FIEEE - —RiM 5 - HWER
BHRHERFTBRAEER BT
W m K HAXRNEHIHITIEE R
FUAMEH ©
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
AR S M E R R

For the six months ended 30 June 2021 # & —F——#NH=+H1 - ~1EH

14. TRADE AND LEASE RECEIVABLES 14. BB RBEERM(E)

(continued)

Notes: (continued) KigE - (88)

(b) (continued) (b) (&)
Set out below is the information about the credit risk ERAAEBERBREEETEANE
exposure on the Group’s trade and lease receivables using WESREERFNEERRER
a provision matrix: HymT -
At 30 June 2021 RZE_—FXA=1+H

Ageing based on due date

ERAZIH A M RER
Less
than 1to 2to Over
Current 1year 2years 3years  3years Total
BB OR-F -EWmF MEZF ZHFHNE it
Expected credit loss rate BHEEREX 0.00%  242%  30.00%  78.02% 100%
Gross carrying amount (HK$'000) REAE(TAT) 13,108 75,486 9,910 3,839 7,348 109,601
Expected credit losses (HK$'000) BHEEER(TET) - 1,829 2,973 2,995 7,348 15145
At 31 December 2020 RZEZTF+=-A=+—H
Ageing based on due date
ERIH A B fRee
Less
than 1to 2t Over
Current 1 year 2 years 3 years 3 years Total
BB OR-F -ZmFf MEZF ZHNME At
Expected credit loss rate HHEEFEX 0.62% 6.75%  36.01%  70.99% 100%
Gross carrying amount (HK$'000) FEAE(THET) 73,789 15218 4,424 8,533 5736 107,700
Expected credit losses (HK$'000) BHREEBR(TET) 459 1,027 1,593 6,058 5736 14,873
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
AR AR S M A R RE

For the six months ended 30 June 2021 &2 — & ——4#E XA =+ HIF~1EA

15.

16.

58

BALANCES WITH RELATED PARTIES

The balances with related parties are unsecured, interest-
free and have no fixed terms of repayment. Mr. Wei and Mr.
Sun, both being directors of the Company, have beneficial
interests in these related parties.

(a) Due from related parties
Balances mainly represented property management
fees, utilities expenses and miscellaneous expenses
paid on behalf of the related parties by the Group.

(b) Due to related parties
Balances mainly represented short term advances
from related parties in which Mr. Wei and Mr. Sun
have beneficial interests.

ASSETS AND LIABILITIES OF A
DISPOSAL GROUP CLASSIFIED AS
HELD FOR SALE

In December 2019, the directors of the Company decided
to sell a commercial building (an investment property) of GR
Properties UK Limited, an indirect wholly-owned subsidiary
of the Company, located in the UK and the Group signed
the heads of terms with a potential independent third party
on 15 January 2020. New heads of terms were signed
by the Group with another potential independent third
party on 8 July 2020. Pursuant to a sale and purchase
agreement entered into between GR UK Holdings Limited,
a direct wholly-owned subsidiary of the Company (as a
vendor), and an independent third party (as a purchaser)
dated 8 January 2021, GR UK Holdings Limited agreed to
dispose of the entire interest of GR Properties UK Limited
to the independent third party for a total consideration
of £30,938,000 (equivalent to HK$325,462,000) which
comprised (i) cash consideration of £30,782,000 (equivalent
to HK$323,825,000 (including the repayment of bank
loan of £11,700,000 (equivalent to HK$123,039,000)));
and (ii) settlement of transaction costs incurred by the
Group for the disposal amounted to £156,000 (equivalent
to HK$1,637,000) by the purchaser. The disposal was
completed on 8 January 2021. Further details are set out in
the Company’s circular dated 26 February 2021.

As the transaction was not completed as at 31 December
2020, GR Properties UK Limited was classified as a disposal
group classified as held for sale as at 31 December 2020.

15.

16.

BB Y5 2 SR
SR 2 A REER - 2B R E
BEERE - L ERRLEIBE

AAEF)RZEAB T TR ESE

(a) FEURRARETS IR
BT BREARERREY X
NZHEEEER  2REXRE
RMERER -

(b) FEFTRABEFSTRIA
RRTERERTENBRELESR
Bt s ) BARE 5 2 R HAEAK

SRS/ EHEZHEHER
MNEERAR

R-Z—NE+-FA  ARBIESZRTF
i & GR Properties UK Limited (<A &]
WEEEERBAR) 2R RBEH—
EREEEFIREYE)  BAEBEER
TECEE-A+HRARBEBYE=
FHREBFBZRR - AEERZZ=TF
+tANRES—EEBYE=-FEFE
FEZBRA - REARANEEZE
B8 A RIGR UK Holdings Limited (1E &
EH)EBYE=F(EABER)FIMLN
AffA—_ZT-_—F—A/\HWNEE®
#% ' GR UK Holdings Limited[@ & #GR
Properties UK Limited#) & 4 25 LA 424K
B30,938,000% £% (18 & 74325,462,000
BIT) - KR eE[)IR £ /K E30,782,000
F 42 (485 7 823,825,000 7T ) (B 1
EZIR7TER11,700,0005 & (HHE R
123,039,000/ 7)) + K(i) AN &EEHE
FEEER FHK AL E ©5156,000H
£ (HEM1,637,0008 L) AEHFHE
TREYE=T c ZBEFERN_T=—
F—ANBEK - E—FTHBERAL
AAMA—ZE-_—F A=+ B2B
£K| o

MR SIN —_E-BF+—_fA=+—
A &5 GR Properties UK Limited
RZZE-EF+-_A=1+—HoBEAH
EHE 2 HEMAR °
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION

FREAfG A AR S B 3 B R B RE

For the six months ended 30 June 2021 # & —F——#NH=+H1 - ~1EH

17. TRADE PAYABLES

Trade payables are non-interest bearing and the average
credit period is 60 days.

An ageing analysis of the Group’s trade payables as at the
end of the reporting period, based on the invoice date, is as

17.

FE 18R 5 IR
BB SRR ATE  mEEEH
A60H -

REIEHRR - AEBOENESRHIR
BRZEHZRESTMT -

follows:
(Unaudited) (Audited)
(REBER) (FEZ)
30 June 31 December
2021 2020
—E-—F —E T
ANA=tH +=—HA=+—8
HK$°000 HK$’000
FAET FET
Within 3 months =EAA 11,071 19,434
4 to 6 months L EVN EPS 4,176 2,591
7 to 12 months +tE+={EA 2,020 2,272
Over 1 year —F Pk 3,197 18,030
20,464 42,327

ESHERRAR S HH®RE 2021
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION

RERERRR S

For the six months ended 30 June 2021 #ZE —ZF—

18.

60

B IS BRI B R

BANK AND OTHER BORROWINGS

ﬁ/\ﬁ +Elﬁ/\/@ﬁ

18. BITRHEMER

(Unaudited) (Audited)
(REEZX) (J&FEZ)
30 June 31 December
2021 2020
—E-—fF ZETF
AA=tH +=—A=+—8
Notes HK$’000 HK$°000
HiaF FETT FEIT
Bank loans, secured RITER(HER) @) 816,551 851,988
Other loans: HEMER
Loan from a financial SRIEEIRBMER
institution, secured (BF) (b) 231,885 234,078
Loan from a shareholder of Wi/ ] R g s
the Company, unsecured M E () (c) 85,068 84,269
Loans from director- EFRIEHIERREED
controlled entities, ER(EER)
unsecured (d) 394,826 381,976
Quasi-loan equity B ARZEE AT
contributed by a joint Q%p/\ﬁ%ﬁﬁ’]ﬁ?ﬁ—ﬁ
venture partner of a S (R
subsidiary, secured (e) 568,678 561,787
Loan from an independent BB = IR HAY
third party, unsecured B (mEm) ) 50,186 -
1,330,643 1,262,110
Lease liabilities HEBE 2,288 5,483
Total bank and other RITREMBERER
borrowings 2,149,482 2,119,581
Portion classified as current NEAERBEEBENITS
liabilities (1,489,839) (25,854)
Non-current portion BN D 659,643 2,093,727
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION

FREAfG A AR S B 3 B R B RE

For the six months ended 30 June 2021 # & —F——#NH=+H1 - ~1EH

18. BANK AND OTHER BORROWINGS
(continued)

Notes:

(@)

The Group’s bank loans as at 30 June 2021 and
31 December 2020 were obtained for operation and
financing the purchase and construction of the Group’s
investment properties. The bank loans bear interest at
floating rates with effective interest rate of 2.46% per annum
and are secured by certain investment properties and lease
receivables of the Group.

The loan facility of a bank loan with a carrying amount of
HK$119,966,000 as at 31 December 2020 contains a
repayable on demand clause and was reclassified to a
disposal group held for sale as at 31 December 2020 (note
16).

As at 31 December 2020, an office building of a director-
controlled entity in Beijing, the PRC was pledged as security
for bank borrowings amounted to HK$35,631,000. The
related bank borrowings were disposed as at 30 June 2021.

The loan from a financial institution was obtained to finance
the operating costs of the US Complex, which is an
investment property of the Group. The loan bears interest at
a fixed rate of 3.65% per annum and is guaranteed by the
Company and secured by a pledge over the US Complex.

Pursuant to a shareholder’s loan agreement dated
1 January 2019 entered into between the Company and
Gang Rui International Investment (HK) Limited (“Gang
Rui”), which holds a 25.37% shareholding in the Company
as at 30 June 2021 and in which Mr. Wei and Mr. Sun
have beneficial interests, Gang Rui granted a shareholder’s
loan facility of HK$200,000,000 (or its equivalent in
US$25,760,000) to the Company, of which US$10,370,000
(equivalent to HK$85,068,000) (31 December 2020:
US$10,370,000 (equivalent to HK$84,269,000)) had been
utilised as at 30 June 2021.

The shareholder’s loan is unsecured, bears interest at the
rate of 2% per annum, and is repayable in 3 years from
21 March 2019, which is the first drawdown date of the
principal. During the six months ended 30 June 2021,
interest paid and payable to Gang Rui in respect of the
shareholder’s loan amounted to HK$798,000 which was
recognised as finance costs for the Period (six months
ended 30 June 2020: HK$803,000).
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18. SMITRHMER (&)

Hat -

(@)

AEBR - —FA=+tHEZZT=Z
FH+ZA=F+—HZRTERDRELERA
BEREERAEEREYEREMERN ° %
FRITEFRERFEGF2.46%8ZEF
RIE - WAAEEE TIREWEREWA
ERRFEER -

R_E-_ZEF+_A=+—HBHEAEE
119,966,000 L Z IRITERME R G E &
FREREREREENIN T _TF+=
A=+—BEFHsEARELE ZHEAR
(Hf5E16) °

R-ZT-ZTF+-A=+—H  FEILREH
REEZESEHEENRARETEREES
$R1TE 335,631,000/ 8 L2 FEIR - BRARTT
BRER-_E-_—FEA=tHHE -

THBBRENERDAZBRGEEMWE(K
SEHNREME) NS ERANBRE MER -
FZEEFIRTFI.66%HEEFETL - A
RARRMEER LHXBEEEYEFE
o

BIEARA R EEHBRIRE (FE)BRAR]
([BHRD(R=_ZE=——F A=+HHEESF
RAE26537%HRHE - BRELEREESE
HEHEEEERER) I LB A=-Z— AN
F—A—BHREERHE  BHAANAR]
#% tH 200,000,000 7% 7t ( 2% & {8 25,760,000
EU)MRREFRE - HH10,370,000%
7t (¥ & 185,068,000 7o) (=T =T F
+=-HA=+—8 : 10,370,000% 7t (A&
84,269,000 L) ) ER =T =—F A=+
HEFA -

ZERFERREERME  RFFT2%TE
YEBE-_ZT—NFZA=-+—HEALAEH
BRI B)BIFEREE - BHE-_T——
FRA=THIEANER @ IRREREMN K
JE 178 85 /9 1) 8,798,000/ T B FE R A AN 2
B KER(BHE—TE-_EFA=1+HIt
7~ME A ¢ 803,000/87T) ©
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For the six months ended 30 June 2021 #HZ —ZF

B IS BRI B R

18. BANK AND OTHER BORROWINGS
(continued)

Notes:

(@

62

(continued)

The loans from director-controlled entities as at 30 June
2021 and 31 December 2020 were advanced from related
parties in which Mr. Wei and Mr. Sun have beneficial
interests. These loans will be matured for repayment
between 2021 to 2024 and are unsecured and interest-free,
except for a loan which bears interest at the fixed rate of
7.2% per annum.

The Group accounted for the capital injected by the joint
venture partner into a fund (the “Fund”) as loans from a
joint venture partner. The Fund is owned as to 33.33%,
66.57% and 0.1% by the Group, the joint venture partner (an
independent third party) and a general partner of the Fund,
respectively, and its main asset is the 48.98% equity interest
in LRI ARRERAR QA (“Kaipeng Technology”),
which holds a commercial property located in Beijing,
the PRC. Pursuant to the partnership agreement signed
between the parties, the Group and the joint venture partner
shall pay RMB345 million and RMB690 million, respectively,
as capital of the Fund.

At 30 June 2021, aggregate amounts of RMB473,000,000
(31 December 2020: RMB473,000,000) were advanced
from the joint venture partner which bear interest at the rate
of 8.9% per annum, and 9.5% per annum from May 2020,
are repayable on the maturity date of 17 April 2022, or at
the option of the Group at any time before the maturity date
and are secured by shares of Kaipeng Technology and 104
out of 129 units of a commercial property in Beijing owned
by the Group, which was partly accounted for as investment
properties and partly as properties held for sale. In the
opinion of the directors of the Company, the loan will not
be repaid during the year ending 31 December 2021 and
therefore the balance was classified as a current liability as
at 30 June 2021 (31 December 2020: a non-current liability).

The loan from an independent third party as at 30 June
2021 were advanced for the development of the investment
property under construction in the USA. The loan bears
interest at the rate of 12.5% per annum and is repayable on
5 March 2026.
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION

FREARG A AR S B I B R B R

For the six months ended 30 June 2021 # & —F——#NH=+H1 - ~1EH

18. BANK AND OTHER BORROWINGS 18. SRITRHEMMER(E)
(continued)
Notes: (continued) Hist - (&)
(@) The Group’s secured bank and other loans are secured by Q) AEENFERRITREMERTD
the following assets: BT EEFEER
(Unaudited) (Audited)
(RGEX) (Fe&%)
30 June 31 December
2021 2020
—E--F —TTF
~B=1+H +=—A=+—H
Notes HK$°000 HK$'000
Mt FHET FET
Completed investment properties B 34518 &Y% 12(d) 2,993,584 2,819,153
Properties held for sale BIEHEME 13 872,961 956,460
Lease receivables R E BRI 14(a) 11,836 16,910
19. PERPETUAL CONVERTIBLE BONDS 19. KATMAES
The Company had perpetual convertible bonds outstanding HE—_ZTZ-—FA=1tHIE~EAR -
during the six months ended 30 June 2021, the summary KNARBAREEHKABRIRES B

information of which is set out as follows:

Issuance date

Maturity date
Original principal amount

Coupon rate

Conversion price per ordinary share of the
Company (HK$)

ESHERRAR S HH®RE 2021

RS E R ZII T

BEITHHE 17 August 2018
—E-N\F

NA+EH

EIE R No maturity date
fmEIHRE

[RIEAEHE HK$1,102,993,200
1,102,993,2005% 7T

EMEH = 1% per annum and

will cease to bear any
coupon after the fifth
anniversary of the
date of issue
BF1%IHRET
AHEhAFRE
RIEEREERIRER

biN/NEIESTI S-S ] v
HI|EGET) 0.80
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For the six months ended 30 June 2021 EtZE —FE = —F,xH=+HI1F A

19.

64

PERPETUAL CONVERTIBLE BONDS 19. KATREERE(])
(continued)
These perpetual convertible bonds were bifurcated into a MEFTREME @ ZEXKAANRKES
liability component and an equity component for accounting DEBERD RERIBD o FRGMD
purposes. The following tables summarise the movements HE_ZT-—FA=Z+HLEXNEAX
in the principal amounts, the number of conversion rights NEKAR R ESEZ ANEEE - K17
outstanding, the liability and equity components of the ZHRBHEHSE  aEkESEO E
Company’s perpetual convertible bonds during the six ) :
months ended 30 June 2021:
Principal amount outstanding FEBEZEEN
Total
it
HK$000
FET
At 1 January 2021 and 30 June 2021 R-ZE-_—F—F—HE
—ZE_—FXA=+H 1,090,993
Number of conversion rights outstanding kiTHEZRBIESE
Total
ast

At 1 January 2021 and 30 June 2021

R-ZE-_—F—F—HK

—E-—%5XA=1+H 1,363,741,500

Liability component SE3S
Total
&5t
HK$’000
FET
At 1 January 2021 R-—ZE—_—F—H—H 51,197
Interest expense (note 7) FBEFRZ (H27) 631
At 30 June 2021 RZE—_—FA=+H 51,828

Equity component Eama
Total
&5t
HK$000
FEIT

At 1 January 2021 and 30 June 2021 RZE-_—F—H—HK

—ZT-—%XA=+H 1,078,217

GR PROPERTIES LIMITED
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION

FREARG A AR S B I B R B R

For the six months ended 30 June 2021 # & —F——#NH=+H1 - ~1EH

19. PERPETUAL CONVERTIBLE BONDS

(continued)
Notes:

(@)

Pursuant to a sale and purchase agreement entered
into with Winluck Global Limited and Silky Apex Limited
(the “Vendors”) on 30 May 2018, the Company issued
a total of 451,576,000 ordinary shares and a batch of
perpetual convertible bonds to the Vendors on 17 August
2018 as partial consideration for the acquisition of 95%
equity interest in Wise Expert Investment Limited (“Wise
Expert”). Further details of the acquisition are set out in
the Company’s announcements dated 30 May 2018
and 17 August 2018, and a circular dated 20 July 2018,
respectively.

For accounting purpose, the fair value of the perpetual
convertible bonds issued as consideration for the acquisition
of Wise Expert as at the date of completion of the
acquisition amounted to HK$1,130,568,000.

Further details of the terms of these perpetual convertible
bonds are set out in the Company’s circular dated 20 July
2018.

The conversion of the perpetual convertible bonds is subject
to, amongst others, the condition that any conversion will
not result in the public float of the Company’s shares being
less than 25% of the total issued shares of the Company.

ESHERRAR S HH®RE 2021

19.

HEE

(@)

kAR B R (4]F)

IRHR B RSB IR IR PR A 7] &2 Silky Apex
Limited([E 5 ) R=F—/\FHA
=TRTZEE R - ARFIRZ
T N\ENAT+ERRABEAHETAR
451,576,000 % & 388 Ak K — #EoK A AT
BMRES - 1E AU R Wise Expert
Investment Limited ( [ Wise Expert | )
M95% R 1E 2 S RE - BREZK
BEHE E-—SHEHNARRAR
HoRlB=—Z—N\FRA=1THK
- NFENA+tEHZAHBRA
HEZT-N\FLtAZ+HZBHK-

REHEEMS © REKWEAR
HA 4F 7 Uk B Wise Expert 2 X &
BITKARBRBRER 2 A FEAR
1,130,568,000/ T °

B B 5% K A R BB Z R R0
—SHBERARFAAMAS-F
—NFLAZTBZBEHR -

BHOKA A BMBESAZ (AT E
B EMERTEHARFRM K
RBFRELRARR2AE#HT

AR1D25% K iR FTAR R ©
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For the six months ended 30 June 2021 &2 — & ——4#E XA =+ HIF~1EA

21.

20. SHARE CAPITAL 20. B&=®
(Unaudited) (Audited)
(REEER) (R&Z)
30 June 31 December
2021 2020
—E- T T
ANR=*1H +=ZA=+—~H
HK$°000 HK$000
FET T/87T
Issued and fully paid: BEITRERE
3,199,373,986 ordinary shares 3,199,373,986/%
el 3,152,571 3,152,571
SHARE OPTIONS SCHEME 21. EEREiELtE
The Company’s share option scheme (the “Share Option BER-_Z—RF+—A+tBH(ERHNE
Scheme”) was adopted pursuant to a resolution passed B D iBAAREE A DT EEIRREST

66

on 7 November 2016 (the “Adoption Date”) for the primary
purpose of (i) incentivising and rewarding those who
have contributed or may contribute to the development
of the Group; and (ii) attracting and retaining skilled and
experienced personnel (“Eligible Participants”) and motivating
them to strive for the future development of the Group by
providing them with an opportunity to acquire proprietary
interests in the Company thereby linking their interest with
that of the Group. The Share Option Scheme will remain in
force for a period of ten years commencing on the Adoption
Date and shall expire on 6 November 2026, subject to
early termination provisions contained in the Share Option
Scheme. The board of directors of the Company may grant
options to Eligible Participants to subscribe for shares in the
Company subject to the terms of the Share Option Scheme.

([t d ) DR £2F

BBRFEESANREERENHE -
()3 K 528 B S 3K Rl Bl ) AN 5 [ ey 3
REHERBOAL KRR REBEH
REEAERBRNAB(RER2EE])
AEHBRESAEENRRERE
[ - e ERmEAR B
SEAE—IE o IBAERT &K B RA B B
Bt +FARAER > KR _F_RF
t—ARNBER - ERRRERETE
ME IR IR - R8I F
KHBRT » ARREZHARSER
SEERBBREARBARRRLN
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
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For the six months ended 30 June 2021 # & —F——#NH=+H1 - ~1EH

SHARE OPTIONS SCHEME (continued)

The total number of shares in respect of which options may
be granted at any time under the Share Option Scheme is
not permitted to exceed 10% of the shares of the Company
in issue at the Adoption Date, without prior approval from
the Company’s shareholders. Further, the total maximum
number of shares which may be issued upon exercise of all
outstanding share options granted and yet to be exercised
under the Share Option Scheme and any other share option
schemes of the Company must not exceed 30% of the issued
share capital of the Company from time to time. Options
granted to a substantial shareholder or an independent non-
executive director, or to any of their respective associates,
in excess of 0.1% of the shares of the Company in issue
at any time and with an aggregate value (based on the
closing price of the Company’s shares as stated in the daily
quotation sheets issued by the Stock Exchange at the date
of the grant) in excess of HK$5 million, within any 12-month
period up to and including the date of grant, are subject to
shareholders’ approval in advance in a general meeting.

The number of share options outstanding under the Share
Option Scheme as at 31 December 2020 were 5,020,500
with weighted average exercise price of HK$0.827 per share.

The fair value of these share options on the grant date
amounted to HK$1,730,000 which had been fully recognised
in profit or loss as a share option expense in the prior years.

5,020,500 number of share options were forfeited due to
resignation of Ms. Liu Shuhua, an executive Director, on
1 April 2021. The share options forfeited during the period
resulted in transferral of corresponding Group’s share
option reserve of HK$1,730,000 for the share options to
accumulated losses.
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AE MR BI(#8)

EABARRIREELEMENBZRT
AR 9 B AR T 81 AT A A 5 9% 1 B AR i
#5 BR%(7 BECT S HBB AR AR R
B EID ZITADE10% » Bob - BT
FERBEERETEI AR TR bR
AE iRt IR H B R TTE R 22 R ITE
BIREZATRERITHRN RS BE TR
FRIBA A BN 2 BEBITAIRAS0% © i
m—ZEBRRIIB T IFRITE F k(T
A ES M ARHOERENTE
AEZE R AR BHI12(8 A HEEB5
A BB E 31T 0.1% B 42
BE(ABIHAE LB RELAEH
RERMMARTRGKRTEBEE)
B 185,000,0007 7T + ZEEERBRE KX
T _FESRR R

R-E-_ZTFE+-_FA=+—H ' Bk
EAEBETHARITENERESRE &
5,020,50017 * M iNEFHITEERS
AEA% 150.827 T °

ZEBEBRERREBHZAFEES
1,730,000/ 7C ' BN LE—FEEBZ
RAREHERABREER -

5,020,50017 FE AR HE B 402 WX - E AT
BEENELTHN B _—FMHA—H
BHE o IRANHAR IR UL - BEGE
A B BE PR HE#51,730,0005 7T &9 48 FE AKX
SERREREEERTERE -
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For the six months ended 30 June 2021 &2 — & ——4#E XA =+ HIF~1EA

22. DISPOSAL OF SUBSIDIARIES

68

22. HEMBEALAT

GR PROPERTIES LIMITED

(Unaudited)
(REER)
Six months
ended
30 June 2021
BE-Z-—F
~A=1+H
1IEREA
HK$’000
FET
Net assets disposed of: &S B B R
Investment property LB 327,169
Property, plant and equipment ME - BE MR 4,225
Right-of-use assets FREEE 230
Intangible assets mLEE 90
Non-current deposits ERBNF] & 1,218
Inventories PEASS 778
Trade and lease receivables FEWE 5 M ERR 1,013
Prepayments, deposits and other TERTRUE « 5] & R HALEW IR
receivables 20,861
Other tax recoverables ELth AT 4 [B] 518 5,582
Due from related parties JE At B Bt 75 SRR 6,705
Cash and cash equivalents ReRREEEY 61,156
Trade payables FEITE SR (20,829)
Receipts in advance TEURSRIE (42,156)
Other payables and accruals HE AN RIA R EETE A (22,851)
Bank and other borrowings RITREALER (159,791)
Due to related parties JiE 1<F B Bt 75 SRR (91,803)
Other tax payables E AR (337)
91,260
Exchange fluctuation reserve b R B A 4,885
Gain on disposal of a discontinued operation HE—THED RIS ER 2N 153,131
Loss on disposal of a subsidiary HE—fHNB AR EE (48,490)
200,786
Satisfied by: ATFIFAAT
Cash RE 200,786
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION

For the six months ended 30 June 2021 #ZE — &

FREARS B4R S B I B R B 5
i/\ﬁ —/_E_Lt/\/@ﬁ

22. DISPOSAL OF SUBSIDIARIES (continued) 22. HE&EMMEAT ()
An analysis of the net inflow of cash and cash equivalents in EBRHENBARINIRE MRS EEY
respect of the disposal of subsidiaries is as follows: SEE AT ¢
(Unaudited)
(REEX)
Six months
ended
30 June 2021
E‘Z:I: —=F = fﬁ
ANA=1+H
IEREA
HK$’000
FET
Cash consideration HWERE 200,786
Cash and bank balances disposed of HERS RIRTTEH (61,156)
Consideration receivables as at period end REIRERRE (2,920)
Net inflow of cash and cash equivalents in FRALENBRATMNERES R
respect of the disposal of subsidiaries REFEWFRA 136,710
Note: B
Details of the disposals are as follows: HEFBWNT -

)

In January 2021, pursuant to a sale and purchase
agreement entered into between the Group and an
independent third party, the Group disposed of the entire
interest of GR Properties UK Limited to the independent third
party for a total consideration of £30,938,000 (equivalent to
HK$325,462,000) which comprised (i) cash consideration
of £80,782,000 (equivalent to HK$323,825,000 (including
the repayment of bank loan of £11,700,000 (equivalent
to HK$123,039,000))); and (i) settlement of transaction
costs incurred by the Group for the disposal amounted to
£156,000 (equivalent to HK$1,637,000) by the purchaser
(note 16); and

In May 2021, pursuant to a sale and purchase agreement
entered into between the Group and Winluck Global and
Silky Apex (the “Purchasers”), the Group disposed of the
entire equity interest in Rui Hua Investment Limited for a
cash consideration of HK$100 to the Purchasers (note 10).
At the time of disposal, Rui Hua Investment Limited and its
subsidiaries are engaged in operation of the Recreational
Centre.
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[0} RZBE=Z—F—F  REAEEHA
BYE=AZMIIVUMNEE RS
7N £ @ # GR Properties UK Limited
9 2 B 4 2= A 481X {8 30,938,000 &

&5 (#8812 325,462,000 L) © E

f B HE () 3R € A {8 30,782,000 2 &5

(+8% 7 323,825,000 7t (B E

EIRTTE X 11,700,0005 4% (B E

123,039,000/ 78 ) ) ) ; K (i) A &

EHESHEELERIKRALE S

156,000 & & (48 & 7 1,637,000 7%

n)ﬂaaﬁﬁjﬁ%ﬁ*”_ﬁ(m‘}

16) :

(i) RZZB=Z—FRHA REAEEH
BB IR Bk I Silky Apex([E 77 1) 5T
NEZE - AEBUARESKE100
BILRE R LEHERMBEGR

B2 SRR AE (MIFE10) - R &
B SHERMISE AR A A REM
N EIEELEERE AL
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For the six months ended 30 June 2021 &2 — & ——4#E XA =+ HIF~1EA

23.

24.

70

CONTINGENT LIABILITY

In or about January 2020, certain plaintiffs commenced legal
proceedings against subsidiaries of the Company in the USA
and an independent third party constructor, alleging that the
subsidiaries and the constructor have caused damage and
nuisance in relation to the construction of the US Complex.
The related punitive damages were in an aggregate amount
of US$550,000, which was reduced to US$200,000 as at
31 December 2020 with reference to a legal advice from an
independent legal advisor in the USA. The first hearing was
held on 29 July 2020.

On 8 July 2021, a settlement agreement was made by the
plaintiffs for an out-of-court settlement of US$60,000 and
the settlement is covered by an insurance indemnity.

The directors of the Company considered that the claim was
well covered by the insurance indemnity and no material
adverse financial impact on the Group is therefore expected
as at 30 June 2021.

CAPITAL COMMITMENTS

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

23.

24,

BRER
RZZEZZF—AkAiE  ATRES
RARIAREBKH B AR HE—RET
FoHREMRBERFA - BIE%E
MEBARREENHERGEMEN
BREKEBEERGE - EEEIIMEE
B4 A HA550,000€ T W-E-F
F+-fF=+—H ZLHELL2EE
BB ARBERNERERBRLE
200,000 7T - BARMNR _ZE T F
tAZ+hBE8T-

R-Z-—F+ANH » ABEKEIN
fi7 - REIR £ %8 560,000 TR AR
e ZNFESEHRBREESEN -

ARPEERR  ZRBCARBREEE
RN Bt RZTZ—FRA=T
B AT SHAKEEKREAN T

=P
TERE o

BERIE
RBEHK - FEBELATEREK

TR

(Unaudited) (Audited)
(RE&ER) (feE=:=%)
30 June 31 December
2021 2020
—E-—-F —E-FTF
ANA=1H +=-A=+—H
HK$’000 HK$’000
FET FET
Contracted, but not provided for: B S4B R
Purchase of items of plant BEREMEREEB
and equipment - —
Acquisition of 5% equity interest U BEWise Expert 5%
of Wise Expert 2w 77,066 77,066
Total &=t 77,066 77,066
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FREAfG A AR S B 3 B R B RE

For the six months ended 30 June 2021 # & —F——#NH=+H1 - ~1EH

25. RELATED PARTY DISCLOSURES

(@)

The Group provided property management services
to landlords of certain properties managed by the
Group, in which two directors of the Company,
namely Mr. Wei and Mr. Sun, have beneficial
interests. In return, the Group received property
management service fees in a total amount of
HK$19,701,000 (six months ended 30 June 2020:
HK$18,849,000) during the Period, which was
charged at rates mutually agreed between the Group
and landlords.

Save as disclosed above and the transactions and
balances detailed elsewhere in the interim condensed
financial information, the Group had no material
transactions and outstanding balances with related
parties during the six months ended 30 June 2021
and 2020.

Compensation of key management personnel of the
Group

25. FABEAHE

(@)

AEEERETYWE(AARWN
BEERMAERBREENE R
EESEDR)  MEFRHEDE
BRI - (EARTR  AEE
R B AU B Y ¥ B R RS
£ 4#8%519,701,0005 T (B &= =
TE-FFEXA=1THIENEA -
18,849,000/ L) + i ANEE
HA%E FEH 1 5E 2 L RURER -

REEZZ=—FRZZT-FF
ANAZTHIEREAR B EXAT
B E AR AR R B E R
BEFTRFL R 5 RAEERRIN - A&
BB AW ETMNEAR SR
AR S EE R o

AEFETRERABME

(Unaudited) (Unaudited)
(REEZR) (CRIgEEZ)
Six months ended
HEUTAHIEAMEA
30 June 30 June
2021 2020
—g-—%F —TTHF
~NA=t+H ~NA=+H
HK$’000 HK$'000
FET FET
Short-term employee benefits EHEEREA 1,320 1,793
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management personnel S ERRE 1,365 1,811
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
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For the six months ended 30 June 2021 & & — & —
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FAIR VALUE OF FINANCIAL
INSTRUMENTS

The carrying amounts of financial assets and liabilities
which are due to be received or settled within one year are
reasonable approximation of their respective fair values, and
accordingly, no disclosure of the fair values of these financial
instruments is made.

For other non-current financial assets and liabilities, the
carrying amount is not significantly different from its
respective fair value, no disclosure of the fair value of the
financial instrument is made.

COMPARATIVE AMOUNTS

Certain comparative amounts have been reclassified and
re-presented to conform with the current period’s
presentation.

APPROVAL OF THE INTERIM
CONDENSED CONSOLIDATED
FINANCIAL INFORMATION

This interim condensed consolidated financial information
was approved and authorised for issue by the board of
directors of the Company on 31 August 2021.
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