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MANAGEMENT DISCUSSION AND ANALYSIS
INDUSTRY AND MARKET OVERVIEW

In the first half of 2022, the international environment became more
complicated and severe, with increased stagflation risk in the world
economy, frequent and sporadic pandemic outbreak, and the constant
increase in the pressure on economy slowdown. Confronted with many
adverse factors, the People’s Republic of China (the “PRC”) government
withstood a series of pressures, efficiently coordinated the Covid-19
pandemic (the “pandemic”) control as well as economic and social
development, and effectively carried out a package of measures to
stabilize the economy, thus the pandemic was effectively controlled,
and the national economy stabilized and rebounded. The PRC’s gross
domestic product (GDP) in the first half of the year was approximately
RMB56 trillion, representing a growth of approximately 2.5% year on
year. The economy reported a positive growth of approximately 0.4% in
the second quarter.

The national real estate market faced unprecedented challenges during
this year due to a combination of turbulent economic situation at home
and abroad, repeated waves of pandemic, and the industry entering
the deep slowdown phase of adjustment. During the six months
ended 30 June 2022 (the “Period”), the construction area continued
to fall down approximately 2.8% year on year; the volume and price of
commercial housing sales plummeted, with the sales volume dropping
by approximately 28.9%, the highest rate of decline in history. Investment
in real estate development fell by approximately 5.4%, the first negative
accumulative growth year on year. The financing environment for real
estate enterprises did not improve significantly in the first half of the year,
which was unable to form a sound capital cycle, thus the overall capital
was still under continued pressure. Owing to the increased slowdown
pressure on the overall economy, and the important role of “stabilizing
real estate” to “solidifying economy”, the PRC government frequently
released positive signals for the industry, and the local authorities
adjusted measures according to the city conditions. Nearly 500 local
policies were optimized during the first half of 2022, a record high for
the same period. The industry policy started to enter an easing cycle,
resulting in the gradual recovery of the real estate market. As at the end
of the Period, the sales of domestic commercial housing and residence
in a single month grew at a rate of more than 30% month on month,
showing the sign of bottoming out of the market.
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Affected by the PRC’s strict and stringent pandemic prevention and
control policies, the overall cultural consumption market tightened in
the first half of 2022, with national per capita culture and entertainment
consumption expenditure of approximately RMB1,037, down about
7.4%; the radius of the public’s cultural and sports leisure further
shrank. For instance, related businesses based on offline scenes
were comprehensively constrained, especially spatially clustered and
personnel-intensive cultural and entertainment projects suffered the most.
To varying degrees, various culture and entertainment enterprises were
facing a series of problems such as unpromising expectation to business
revenue, restricted funding channel and suppressed cultural consumption
demand, with the survival situation encountering multiple challenges.

In the first half of 2022, Glory Sun Land Group Limited (the “Company”)
together with its subsidiaries (collectively referred to as the “Group”)
steadily advanced its development strategy with property investment
and development as the core and the cultural entertainment and leisure
industry as the guarantee. In terms of operation, the Group actively
coped with the market changes along with industry cycles and policy
adjustments, comprehensively coordinated its resources, explored its
internal driving forces, and actively promoted project’s construction;
the Group quickly adjusted the marketing strategy to enhance the
marketability of its products, and improved the level of delicacy
management, and continuously strengthened control to build high-
quality projects. Meanwhile, the Group continued improving cash flow
management, actively engaged in effective communication and dialog
with creditors to expedite the formulation of debt solutions with hedging
agreed by all parties and alleviate short-term liquidity problems, thus
protecting normal business operations, and recovering from the plight as
soon as possible.

BUSINESS REVIEW

Property investment and development

Rooted in the Guangdong-Hong Kong-Macao Greater Bay Area, the
Group was deeply engaged in exploring strong first-tier, new first-tier and
strong second-tier cities and was committed to creating high-end brand
communities with overall quality and sustainable development. As at the
date of this report, the Group has a total of eight (8) property development
projects located in six (6) domestic cities, namely Shenzhen, Changchun,
Weinan, Changsha, Shantou and Yunfu. The projects developed include
commercial complexes, high-end boutique residences, hotels, business
apartments, villas, garden houses and other subdivided products with a
gross construction area of over 2.8 million square meters.
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In the first half of 2022, the Group tended to seek multiple channels
and measures to resolve the difficulties against the backdrop of overall
market slowdown, with “ensuring completion, delivery and repayment”
as the core priority, actively grasped the window opportunity of market,
persistently promoted the sales of projects in key cities, implemented
a differentiated strategy for each building, accelerated sales and fund
withdrawal to boost market confidence and restore the ability to develop
itself. The Group flexibly arranged financial expenditures, strengthened
integrated cash flow and fund management, revitalized projects with
limited resources, reasonably optimized the development measures,
efficiently promoted construction to increase revenue and profit, and
continuously improve the overall ability to resist risks and operational
resilience.

At the same time, taking into account the rights and interests of all
stakeholders, the Group actively drew up debt solutions to optimize its
debt structure, alleviate capital liquidity problems and ensure cash flow
and operational safety. In addition, domestic real estate enterprises were
facing fierce competition during the special period of the industry, pushing
their focus gradually back to product quality and product delivery. The
Group advanced the construction of various projects orderly, maintained
the consistent high quality products of its brand, and made every effort to
ensure the completion of the projects under construction and the timely
delivery of the sold property units. At present, Changchun Baoxin Wealth
Centre, Changsha Project and Weinan Project have been all opened for
sale as scheduled, along with an increasing amount of customers to sign
up and the positive market response.

Culture, sports, entertainment and leisure industry

Relying on its own property resources, the Group continued to
build a platform for the innovative integration of “culture, sports and
entertainment” in the related leisure industry, including the traditional
cultural and sports industry, Shenzhen Bihaiwan Golf Practicing Court
(“Bihaiwan Golf”), and the new industry of cultural and entertainment
industry including Xiao Mu Tong Playroom, Xin Dong Neng Fitness Club
and KTV T.T. Club.

During the Period, the pandemic in Shenzhen fluctuated repeatedly
and regional offline entertainment consumption venues were restricted,
causing greater impact on the operational development of the Company’s
culture and entertainment segment. The Company promptly adjusted
its business strategy to enhance online and offline integration and
actively improve user stickiness against such backdrop, finally achieving
a growing recovery in customer traffic and sales. In the first half of
2022, Xiao Mu Tong Playroom (Shenzhen Xili Global Gateway store)
received 45,761 visitors, and officially operated a new store in Shenzhen
Baoneng Center Global Gateway in July 2022. Bihaiwan Golf received
a total of 19,478 golfers in the first half of 2022, a record high for the
corresponding period in the past three years. At the same time, Xin Dong
Neng Fitness Club and KTV T.T. Club carried out their businesses orderly
and maintained stable daily operation with adequate prevention and
control of the pandemic.
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Trading of commodities

In the first half of 2022, the Group’s trading of commodities segment
reported a significant drop in the revenue as compared with the
corresponding period of 2021. The Group insisted on differentiated
operations formed in terms of business regions, product supply and
resource channel, aiming to rationalise its business turnover and retain
business flexibility.

Structural changes

There was no significant structural changes of the Group during the
Period.

PROSPECTS

Looking ahead to the second half of 2022, given that the PRC’s growth
stabilization policies have been gradually implemented, it is expected that
corresponding incremental policies will be introduced and implemented in
due course, extending the overall stabilization and rebound momentum
of the PRC’s economy. Following the implementation of a series of stable
investment policies, along with the relatively loose financial conditions
caused by the central bank’s policies including deposit reserve ratio
reduction and interest reduction, the investment demand in the second
half of the year is expected to recover for supporting economic growth to
a greater extent.

Looked upon from the domestic real estate, against the backdrop
of continued increase in the implementation of a package of policy
measures to stabilize the economy, reassured to vitalize and achieve
the actual benefits, the real estate investment is expected to return to
moderate positive growth in the second half of 2022, speeding up the
process of land acquisition, new housing project and construction.
The new housing market will show a rising trend, with the financing
needs of real estate enterprises gradually implemented. In addition, the
differentiation among real estate enterprises is obviously shown, thus the
industry will migrate from “relying on quantity” to “relying on quality”.

In the current repairing cycle of the industry, the Group will formulate
timely supporting initiatives in transition to a new development model,
solidify the foundation for the development of its property business
by focusing on project construction and effective risk control, and
concentrate on important production arrangements such as securing
delivery and promoting sales. The Group will further improve the
customer service system and implement the requirement of “asking for
dividends from management” by creating product delivery standards
focusing on higher-quality, personalized customer experience.
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As regards the cultural sports and entertainment business, it is expected
that the impact of the pandemic will still exist in the second half of 2022,
it will take time for significant improvement in the operations of culture
and entertainment enterprises. Therefore, the Group’s cultural sports and
entertainment business will fully make use of the local support policies for
enterprises, focus on service content operation, improve the marketing
model to expand the marketing channel, continuously enhance its ability
to resist risks and reduce the impact of possible pandemic fluctuations in
the future.

REVIEW OF RESULTS AND OPERATIONS

The Group’s revenue is primarily generated from two (2) major business
segments, namely (i) real estate and property investment; and (i) trading
of commodities. During the Period, the Group achieved approximately
HK$1,253.3 million in revenue, representing a significant decrease of
approximately 60.7% from that of approximately HK$3,188.5 million
during the corresponding period of the last year. The significant drop
in revenue was mainly due to decrease of trading volume in the
business segment of trading of commodities. The revenue was mainly
contributed by the sales of properties by Shantou Baoneng City Garden
Project, Weinan Baoneng Prosperity Mansion Project and Shantou
Taisheng Science and Innovation Park Project as well as the trading of
commodities business.

Due to the uncertainties brought by the outbreak of the pandemic and
unprecedented challenges faced by the national real estate market in
the Period, the gross loss of the Group was approximately HK$128.4
million, as compared to the gross profit of approximately HK$88.0 million
during the corresponding period of the last year, representing a decrease
of 245.9%. The gross loss margin was 10.2% in the Period comparing
with the gross profit margin of 2.8% during the corresponding period of
the last year. The gross loss was mainly attributable to written-down in
the carrying amount of inventories to the net realisable value with respect
to Hunan Jinxiang International Star City Project in the real estate and
property investment segment.

During the Period, the Group’s selling and distribution expenses
amounted to approximately HK$40.9 million (six months ended
30 June 2021: approximately HK$41.7 million) representing a decrease
of approximately 1.9%. There was no material variance compared to
the corresponding period of the last year. Meanwhile, administrative
expenses decreased by approximately 8.4% when compared with the
corresponding period of the last year which amounted to approximately
HK$60.7 million (six months ended 30 June 2021: approximately
HK$66.3 million).
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The investment properties portfolio of the Group comprised residential
and commercial properties located in Shenyang, Hefei, Shenzhen and
Changsha, as well as certain properties under construction in Shantou.
As at 30 June 2022, a fair value loss of investment properties amounting
to approximately HK$85.7 million was recognised, when compared with
the corresponding period of the last year the fair value was appreciated
amounting to approximately HK$75.9 million.

Finance costs represented mainly interest expenses and other borrowing
costs in relation to bank and other borrowings. During the Period, finance
costs amounted to approximately HK$27.2 million (six months ended
30 June 2021: approximately HK$120.4 million), the drop was mainly
attributable to the capitalisation of interest expense and the repayment of
external borrowings.

Income tax credit for the Period was approximately HK$26.1 million
as compared with the corresponding period of the last year of income
tax expense which was approximately HK$23.9 million, representing
a decrease in approximately 209.0% compared to the corresponding
period of the last year.

Given the foregoing factors, the Group recorded a net loss of
approximately HK$390.2 million for the Period, as compared with the net
loss of approximately HK$84.1 million for the six months ended 30 June
2021. The increase in net loss was mainly attributable to the significant
decrease from gross margin to gross loss amounting to approximately
HK$128.4 million compared to the corresponding period of the last year,
the significant increase in the impairment losses on financial assets of the
Group by approximately HK$25.5 million for the Period and the fair value
loss on investment properties of the Group by approximately HK$85.7
million for the Period as compared to the corresponding period in six
months ended 30 June 2021.

LIQUIDITY AND FINANCIAL RESOURCES

As at 30 June 2022, the Group had bank and cash balances of
approximately HK$190.3 million (31 December 2021: approximately
HK$341.4 million), while the pledged and restricted bank deposits
amounted to approximately HK$456.0 million (31 December 2021:
approximately HK$381.9 million).

Total borrowings of the Group amounted to approximately HK$7,224.0
million as at 30 June 2022 (31 December 2021: approximately
HK$8,067.5 million), of which equivalents of approximately HK$1,850.6
million and approximately HK$5,373.4 million were denominated in Hong
Kong dollars and Renminbi respectively.
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Total borrowings included bank and other loans of approximately
HK$6,567.5 million (31 December 2021: approximately HK$7,324.9
million), corporate bond of approximately HK$656.5 million (31 December
2021: approximately HK$680.0 million) and notes payable of HK$Nil
(31 December 2021: approximately HK$62.6 million). All loans bore fixed
interest rates and exposed the Group to fair value interest rate risk.

As at 30 June 2022, the Group had a net current asset of approximately
HK$4,143.5 million, as compared with an amount of approximately
HK$4,042.1 million as at 31 December 2021. As at 30 June 2022,
the gearing ratio of the Group was approximately 1.6 (31 December
2021: approximately 1.5), which was calculated on the basis of the total
borrowings less bank and cash balances and pledged and restricted
bank deposits divided by total equity as at the respective reporting date.

CAPITAL EXPENDITURE

The total spending on the acquisition of property, plant and equipment
and investment properties amounted to approximately HK$61.3 million
for the Period (six months ended 30 June 2021: approximately HK$272.4
million).

CHARGE OF ASSETS

As at 30 June 2022, the carrying amount of property, plant and
equipment, inventories and investment properties amounted to HK$NIl
(31 December 2021: approximately HK$5.1 million), approximately
HK$4,670.9 million (31 December 2021: approximately HK$7,564.2
million) and approximately HK$1,145.9 million (31 December 2021:
approximately HK$1,892.8 million) respectively were pledged as security
for the Group’s bank loans and other borrowings granted in relation to the
Group’s real estate and property investment business.

As at 30 June 2022, the carrying amount of investment properties and
properties held for sale amounting to approximately HK$45.1 million
(31 December 2021: approximately HK$47.0 million) and HK$31.0 million
(31 December 2021: approximately HK$32.1 million) respectively were
pledged as security for bank borrowings in favour of a former subsidiary
which had been overdue.

The Group’s pledged and restricted bank deposits amounting to
approximately HK$456.0 million (31 December 2021: approximately
HK$381.9 million) were pledged to banks to secure a bank loan granted
to an independent third party, the notes payable granted to the Group
and the guarantee deposits for construction of pre-sale properties.
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EMPLOYEE AND REMUNERATION POLICIES

The Group had 427 full time employees as at 30 June 2022
(31 December 2021: 413) in Hong Kong and the PRC. The Group
reviews remuneration and benefits of its employees annually according
to the relevant market practice and individual performance of the
employees. Save for the social insurance in the PRC and the mandatory
provident fund scheme in Hong Kong, the Group has not set aside or
accrued any significant funds to provide for retirement or similar benefits
for its employees.

FOREIGN EXCHANGE AND CURRENCY RISKS

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

SHARE CAPITAL

On 20 April 2022, the Company held an extraordinary general meeting
and approved the consolidation of every fifty (50) issued and unissued
ordinary shares of HK$0.05 each in the share capital of the Company
into one (1) consolidated share of HK$2.50 in the share capital of the
Company. The share consolidation became effective on 22 April 2022.
Details of the share consolidation were disclosed in the announcements
of the Company dated 11 March 2022 and 20 April 2022 and the circular
of the Company dated 30 March 2022.

CONTINGENT LIABILITIES

As at 30 June 2022, the Group had no material contingent liabilities
(31 December 2021: HK$NIl).

COMMITMENTS

As at 30 June 2022, the Group’s commitment was approximately
HK$7,147.8 million (31 December 2021: approximately HK$7,849.1
million) in respect of contracted but not provided for capital expenditures
on properties under development.

EVENTS AFTER THE REPORTING PERIOD

Capital Reduction and Share Sub-Division

The reduction of the issued share capital of the Company and the share
sub-division of every unissued consolidated share in the authorised share
capital of the Company have been effective on 12 July 2022. For the
relevant details, please refer to the announcements of the Company dated
11 March 2022, 20 April 2022, 13 June 2022 and 12 July 2022 and the
circular of the Company dated 30 March 2022.
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CORPORATE GOVERNANCE AND OTHER
INFORMATION

Corporate Governance

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

Compliance with Corporate Governance Code

The board (the “Board”) of directors (the “Directors”) and the
management of the Company are of the opinion that the Company has
properly complied with the applicable code provisions in the Corporate
Governance Code set out in Appendix 14 of the Rules Governing the
Listing of Securities on The Stock Exchange of Hong Kong Limited
(the “Stock Exchange”) (the “Listing Rules”) throughout the Period. In
December 2021, the Stock Exchange published the conclusions to
Review of Corporate Governance Code (the “Amended CG Code”) and
the corresponding changes to the Listing Rules which came into effect on
1 January 2022. Most of the amendments are applicable for financial year
commencing on or after 1 January 2022. The Company has applied and
complied with the code provisions and the recommended best practices
under the Amended CG Code as applicable. The Board will carry out
a regular review and propose any amendment, if necessary, to ensure
compliance with the Corporate Governance Code provisions as set out in
the Listing Rules.

Risk Management and Internal Control

The Board has overall responsibilities for maintaining sound and effective
internal control system of the Group. The Board has delegated to the
management the implementation of such systems of internal controls
as well as the annual review of the relevant financial, operational and
compliance controls and risk management procedures. The Board
considers the adequacy of resources, staff qualifications and experience,
training programmes and budget of the Company’s accounting and
financial reporting function. Details of the Group’s risk management
system and procedures were set out in the Corporate Governance
Report of the Annual Report for the year ended 31 December 2021 (the
“2021 Annual Report”) published on 27 April 2022 under the subject
headed “Risk Management and Internal Control”.
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Model Code for Securities Transactions by Directors
of Listed Issuers

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

Change of Directors’ Information

Subsequent to publication of the 2021 Annual Report, there is no change
of Directors’ information, which are required to be disclosed pursuant to
Rule 13.51B(1) of the Listing Rules.

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

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

Audit Committee

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

Review of Financial Information

The Audit Committee has reviewed and approved the Group’s unaudited
condensed consolidated financial statements for the six months ended
30 June 2022.

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

As at 30 June 2022, the interests and short positions of the Directors
and chief executive of the Company in the Shares, underlying Shares and
debentures of the Company or any of its associated corporation (within
the meaning of Part XV of the Securities and Futures Ordinance (“SFQO”))
which were required (a) to be notified to the Company and the Stock
Exchange pursuant to Divisions 7 and 8 of Part XV of the SFO (including
interests or short positions which they were taken or deemed to have
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under such provisions of the SFO); or (b) to be recorded in the register
required to be kept under section 352 of the SFO; or (c) to be notified to
the Company and the Stock Exchange pursuant to the Model Code as
set out in Appendix 10 of the Listing Rules, were as follows:

Interests and short positions in Shares and underlying Shares
and Debentures of the Company

Interests and short positions in Shares and underlying Shares

kR ) (o) BN IRIEE S M B GHIE
352 RFEM B MANERIORE © H )R
1B _ETAR AU S+ AR ST R AT & AR A BB
RFTEVRER ORRIT

REXTRGREERD RESPHER
159743
B RARGEAR 7 7 6 1 R A B

Approximate

Personal Corporate Total percentage
interests in interests in interests in of Shares
Name of Director Shares Shares Shares in issue
(Note 1)
RERAHH i avitaal:y) RERG R HERITRAG
EEpnE AR AR BrEs ZHAES T
(fFzE1)
Mr. Yao Jianhui 115,660 (L) 29,844,567 (L) 29,960,227 (L) 27.44%
BhEIB A (Note 2)
(M7E2)
Notes: fRE -
1) As at 30 June 2022, the total issued share capital of the Company (1) RZZZZFXA=1H KAFEMBEEH
amounted to 109,202,495 Shares. 1TREAN 5 109,202,495 BRI 15 -
©) As at 30 June 2022, Tinmark Development Limited (“Tinmark ) RZTZZFRA=1H " BkEELEE

Development”), a company wholly-owned by Mr. Yao Jianhui, held
100% equity interest in Bao Xin International Group Limited (“Bao Xin
International”) which held 100% equity interest in Bao Xin Development
Limited (“Bao Xin Development”). Bao Xin Development held 100% equity
interest in Da Ming Prime Limited (“Da Ming”) which beneficially owned
29,737,836 Shares. Mr. Yao also through Shenzhen Lai Hua Industrial
Limited Company* (RYIZEZEEHBRAF]) (“Shenzhen Lai Hua”), a
company owned as to 99.50% by him, held 100% equity interest in Lai
Hua Holding Group Limited Company* ($ZE 2% BB R A F]) (“Lai Hua
Holding Group”), which beneficially owned 106,731 Shares. Therefore, Mr.
Yao was deemed to be interested in the 29,737,836 Shares and 106,731
Shares held by Da Ming and Lai Hua Holding Group respectively.

Abbreviations: “L” stands for long position

Save as disclosed above, as at 30 June 2022, none of the Directors
nor the chief executives of the Company or their respective associates
had or was deemed to have any interests or short positions in any
Shares, underlying Shares and debentures of the Company or any of its
associated corporation (within the meaning of Part XV of the SFO) which
were required (a) to be notified to the Company and the Stock Exchange
pursuant to Divisions 7 and 8 of Part XV of the SFO (including interests
or short positions which they were taken or deemed to have under such
provisions of the SFO), or (b) to be recorded in the register required to
be kept by the Company pursuant to section 352 of the SFO, or to be
notified to the Company and the Stock Exchange pursuant to the Model
Code.

2022F RS 15

% & A 2 Tinmark Development Limited
([ Tinmark Development ) # 4 B #7 BB &=
EBRAR ([EHEE]) 2 100% 4 - m
EVEBREEENERBRAA([EHE
f& 1) 2 100% 42 - B 512 & #5 4 Da Ming
Prime Limited ([Da Ming]) 2 100% B% #
i1 Da Ming B 251 A 29,737,836 A% A% {7  k
S ETVEBE R 99.50% i 2 A AlE I
REEBEARDR(DRYIFE ) FARER
REBEBRAF ([HEZREE]) 100% i
T MAEEER R B B m R 106,731 IRk
1 o Ett - Bk EWARIERN Da Ming J2 562
% £ @ 5 Bl B 2 29,737,836 I A% 10 &
106,731 IRAR D R #E B #Ens o

Be LI RTRFR

B EXHEREIN  RZEZ_FA=1+H"
MERAREZRETZTRABSESSAEN
FBATRARA RS E BB LR (EER
BH X ERE EFIZE XV ER) BRI IR - FERERR
D RESFFHREIWRIEREE (0 IBIEFES
MEAEEMEXVEBE 7 RSN EHERAT N
B FTE RS MOk R (BIEREES RBAEE
B8 BB I 1 5 & VRS AR (e R B FO R 25 5%
A ¢ 3 (b) iR R IR B A5 R EFE &M 5 352
BlFERELRMRmERSAR  SIRBEE
SFRIFIE AR R LB R TR kRS AR -

BENEHEEERAE



Interests and Short Positions in the Shares and
Underlying Shares of the Substantial Shareholders

As at 30 June 2022, so far as is known to the Directors, the following
persons or entities, not being a Director or the chief executives of the
Company, had an interest or short position in the Shares or underlying
Shares which would fall to be disclosed to the Company under the
provisions of Divisions 2 and 3 of Part XV of the SFO and were recorded
in the register kept by the Company under section 336 of the SFO:

Interests and short positions in the Shares and underlying
Shares

Name of Shareholders

Capacity in
which interests
in Shares are held

Number of Shares held

FERRARGREBRAOPHE
wmRAR
RZZE-_FA=+H "  MESHM - AT
AL ERE (WIEARFESZHIEBTHRAL)
&1 AR BB AR (0 R HE B IR B FE 5 S AR & 5051
FEXVEE 2 K37 BB ES BRI AR B TR K&
LB AR RIR IR 3B 5 2 HR & 6151 55 336 16T
GFEMECMPrERSOXE

RBROREBEROTNERXE
Approximate

percentage of
Shares in issue

(Note 1)

\ (5B BT

REEH REBROFSEEEENS 5 BENRSG BAD 2 B4

(BaE1)

Tinmark Development Corporate Interest (Note 2) 29,737,836 (L) 27.23%
NEER (fiEE2)

Bao Xin International Corporate Interest (Note 2) 29,737,836 (L) 27.23%
BRI A (fEE2)

Bao Xin Development Corporate Interest (Note 2) 29,737,836 (L) 27.23%
EER NElkEm (MEE2)

Da Ming Beneficial Owner (Note 2) 29,737,836 (L) 27.23%
Da Ming BEmmA A (fiE2)

Wang Jian Corporate Interest (thp 3) 20,807,954 (L) 19.05%
T NEIER (FFES)

Massive Thriving Limited Beneficial Owner (Note 3) 18,507,300 (L) 16.95%
Massive Thriving Limited E=AA (H3E3)

Corporate Interest (Note 3) 2,300,654 (L) 2.10%
NaEER (FEE3)

Lin Xiaokun Corporate Interest (thp 4) 5,552,000 (L) 5.08%
R NEER (FFE4)

Hongkun Limited Beneficial Owner (Note 4) 5,552,000 (L) 5.08%
SAHBR AR EwmAA (W3 4)

Notes: B =E

(1)

@

As at 30 June 2022, the total issued share capital of the Company
amounted to 109,202,495 Shares.

As at 30 June 2022, Da Ming was a company wholly owned by Bao
Xin Development which was wholly owned by Bao Xin International.
Bao Xin International was wholly owned by Tinmark Development.
Accordingly, each of Tinmark Development, Bao Xin International and
Bao Xin Development was deemed to be interested in 29,737,836 Shares
beneficially owned by Da Ming by virtue of SFO.

As at 30 June 2022, Shenzhen Changfeng Industrial Company Limited*
(RYIEEEEBR AR, a direct wholly owned subsidiary by Massive
Thriving Limited, beneficially owned 2,300,654 Shares whilst Massive
Thriving Limited, which was a company wholly owned by Mr. Wang Jian,
beneficially owned 18,507,300 Shares. Accordingly, Mr. Wang Jian was
deemed to be interested in 20,807,954 Shares by virtue of SFO.
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4) As at 30 June 2022, Hongkun Limited was a company wholly-owned by
Mr. Lin Xiaokun. Accordingly Mr. Lin Xiaokun was deemed to be interested
in 5,552,000 Shares owned by Hongkun Limited by virtue of SFO.

Abbreviations: “L” stands for long position

Save as disclosed above, as at 30 June 2022, the Company has not
been notified by any person (other than Directors or the chief executive
of the Company) who had interests or short positions in the Shares or
underlying Shares which would fall to be disclosed to the Company under
the provisions of Divisions 2 and 3 of Part XV of the SFO, or which were
recorded in the register kept by the Company under Section 336 of the
SFO.

Share Option Scheme

2014 Share Option Scheme

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

(@) Purpose of the 2014 Share Option Scheme

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

(b) Participants of the 2014 Share Option Scheme

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

2022F RS 17

) RZZE-—FRA=1+H shAHBRAFAE
MEHGEEZEHEENAR - ALt - BIEE
HNEFEEG) - RE I ERAR(ER sl E
RN FHFE 25,552,00008 DR A fEa o

ME - [LIRTFA

B EXWEEIN RZE__FA=+H"

AR AT A B ) Sk AR R AL D P A
RIEZ S LB GGIFE XV EBE 2 K 35 #H) 5
SURMBA R B EE MRS N AR BREES K
HIE (DI 26 336 1R FTIF B AV B e it R AR R =X
REMAL (AFEARREFTRERITRAER)

A -

B E

—E-UFERESTE
RZZE—WFE=AZ+18 ' RABRMK—IE
TR ([ — T Bt ) =
TN F IR R E B IEF T ¢

@

®)

ZF R T 2 B /Y

T FEERER R B A0 AR
NARGOERRSI MEEEBAT
@rAEe - EE - KE - KK &3
- mmERGHER - BF - AR
B EBBHERAEBAREMAEINE
By Ry ERB AR A A R R EIR
ROBRD) R 2D - REARQ
AR BAKT) -

ZF R g &)A 2

RIE-T—MFBRETS - AQF]A
ERBBAEEBRIER SR AR RE
MEARZRRBES - BE - R
HeEn - RI2 - 7P - BHIAEBMH
(BREARFSENBEARERNES -
TRBATIRIFMITES - T TwREE
BEUES) REFSF2RBERS
DY A BN R EE L BEREVEMA
TRBRERGE -

BENEHEEERAE



(©

(d)

(e

®

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

The total number of Shares may be granted under the 2014
Share Option Scheme is 493,835 Shares after adjustments
for share subdivision in 2015, share consolidation in 2017 and
capital reorganization in 2022, which represents 0.45% of the
total number of Shares in issue at the date of the Report. The
maximum number of Shares which may be issued upon exercise
of all outstanding options granted and yet to be exercised under
the 2014 Share Option Scheme and any other schemes of the
Company shall not exceed 30% of the total number of Shares in
issue from time to time.

Maximum entitlerment of each participant

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

Time of exercise of options

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

The subscription price per Share

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

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

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

° the nominal value of a Share on the date on which the
options are offered.
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(9) Payment on acceptance of option

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

(h) Duration of the 2014 Share Option Scheme

The 2014 Share Option Scheme will remain in force for a period
of 10 years from its adoption date (i.e. 26 March 2014). The
2014 Share Option Scheme will terminate or expire (as the case
may be) on the earlier of (i) the approval of the Shareholders in
a general meeting, and (i) at the close of business on the day
immediately preceding the tenth anniversary of the adoption date
(the “Scheme Period”).

After the Scheme Period, the Company cannot grant new options but for
so long as there are options granted but not yet exercised, outstanding
vested or unvested options, the 2014 Share Option Scheme will remain
in full force and effect of such outstanding vested or unvested options or
otherwise as may be required in accordance with the 2014 Share Option
Scheme. As at the date of the Report, a total of 622,000 share options
(after adjustments for share subdivision in 2015, share consolidation
in 2017 and capital reorganization in 2022) had been granted by the
Company under the 2014 Share Option Scheme. The number of
outstanding share options as at 30 June 2022 is nil.

Directors’ Rights to Acquire Shares or Debentures

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

Interim Dividend

The Directors do not recommend payment of any interim dividend for
the six months ended 30 June 2022 (six months ended 30 June 2021:
HIK$NIl).

By order of the Board

Glory Sun Land Group Limited
Yao Jianhui

Chairman

Hong Kong, 31 August 2022

* For identification purpose only
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CONDENSED CONSOLIDATED STATEMENT BHRSGeEEREMEE

OF PROFIT OR LOSS AND OTHER Wz 3k
COMPREHENSIVE INCOME

FOR THE SIX MONTHS ENDED 30 JUNE 2022 P EC CENH=FHIUNEA

Six months ended 30 June
BZEARA=1THLAEA

2022 2021
—E2__F —E—4F
Notes HK$’000 HK$'000
BisE FET FiBT
(unaudited) (unaudited)
(RE&ER) (REEEZ)
(re-presented)
€=
Continuing operations BEREER
Revenue EER 6 1,253,295 3,188,545
Cost of sales SHE A (1,381,738) (3,100,509)
Gross (loss)/profit E(8) 7 (128,443) 88,036
Selling expenses HERX (40,865) (41,659)
Administrative expenses TER (60,695) (66,283)
Gain on disposal of a subsidiary & — R B A Rl - 1,806
Fair value (loss)/gain on investment HEMERNNFE
properties (E18) MW (85,716) 75,854
Fair value gain on derivative financial asset 74 % Rl EER A FEKRZ - 3,097
Impairment losses on financial and SRNEHNEERBEEETSE
contract assets — net (25,473) (1,966)
Other income, gains/(losses) — net HaA - Uz (E518)
- FH 7 (47,898) 32,493
(Loss)/profit from operations s (EE) BT (389,090) 91,378
Finance costs BB A 8 (27,227) (120,384)
Loss before income tax MR BBiAIEER (416,317) (29,006)
Income tax credit/(expense) FrisfiEse, (Fx) 9 26,107 (23,947)
Loss for the period from continuing REBESEEKN
operations AHEE R (390,210) (52,953)
Discontinued operations BARILREER
Loss for the period from discontinued REDRIHEEEBR
operations AEARE R 11 - (31,108
Loss for the period HEARES S 10 (390,210) (84,061)
Other comprehensive income, BREAEMGE2E BIX) W
net of tax
Item that will not be reclassified to T EF 7 EEE =
profit or loss: EH :
Fair value changes of equity instruments AT EBEBHME MG
at fair value through other HER ([R A FEBBEA
comprehensive income (“FVTOCI”) ZHEWRFIIR]) 2R
TEMNATES (935) 594
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CONDENSED CONSOLIDATED STATEMENT
OF PROFIT OR LOSS AND OTHER
COMPREHENSIVE INCOME (continued)

FOR THE SIX MONTHS ENDED 30 JUNE 2022

ERAmEIEERAMEE

EE 30 )

BFr—F - —F A= HI A

Six months ended 30 June
BZEARA=1THLAEAR

2022 2021
—E-CfF B
Notes HK$’000 HK$'000
{hFsa FET FAT
(unaudited) (unaudited)
(REEX) (REeEZ)
(re-presented)
(g E51))
Items that may be reclassified RENEH 7 EZTEmWEE -
subsequently to profit or loss:
Exchange differences on translating HMEGINETEHIIE H =58
foreign operations (179,038) 71,773
Exchange differences reclassified to profit & —FEHB A G EHDIE
or loss on disposal of a subsidiary ZEESHER =5 - (2,759
(179,038) 69,014
Other comprehensive income THBENBRHAEMEEE
for the period, net of tax (179,973) (69,608)
Total comprehensive income AEEEHEKEALE
for the period (570,183) (14,453)
Loss for the period attributable to: EEFAREER
Owners of the Company ZIN/NEIEZ SN
— Continuing operations - FRBRERTS (209,402) (56,481)
— Discontinued operations - EARIME TS - (31,108)
Loss for the period attributable to NN ¥ N Y Nz g =
owners of the Company (209,402) (87,589)
Non-controlling interests PR A
— Continuing operations — BB ER (180,808) 3,528
(Loss)/profit for the period attributable to  FF42A%AE 25 & {5 7N HA S
non-controlling interests (E518) m F (180,808) 3,528
(390,210) (84,061)
Total comprehensive income EEARAEEmREEEE
for the period attributable to:
— Owners of the Company - RARHEEA (330,671) (67,025)
— Non-controlling interests — IR (239,512) 52,572
(570,183) (14,453)
Loss per share - basic and diluted (HK$) &R EE - EXAREE(GBxT)
— Continuing operations — BT 13 (1.92) (0.57)
— Discontinued operations - BRIFEEEE - (0.31)
(1.92) (0.88)
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CONDENSED CONSOLIDATED STATEMENT LRSS E S
OF FINANCIAL POSITION

AS AT 30 JUNE 2022 REZFEZZF~NA=1H

30 June 31 December

2022 2021
—E-CF —E-—F
NA=+H +=-—A=+—H
Notes HK$°000 HK$’000
B 5T Tt FHET
(unaudited) (audited)
(REBER) (Eiz)
Non-current assets kRBEE
Property, plant and equipment L E YN L] 14 125,229 137,116
Investment properties "B 15 3,731,683 4,063,202
Goodwill SRS 16 = -
Financial assets at FVTOCI BAFESBEMEE S
PRz SR EE 3,760 4,694
3,860,672 4,205,012
Current assets REEE
Inventories FE 17 9,183,523 10,016,940
Contract assets BHEE 33,501 34,619
Trade and other receivables B 5 M E WA 18 4,858,325 5,116,986
Tax recoverable AU BRI 43,445 53,487
Pledged and restricted bank deposits B LSRRI TIE 455,973 381,882
Bank and cash balances IRITMIR e 45k 190,339 341,393
14,765,106 15,945,307
Current liabilities RBAE
Borrowings & 19 4,111,856 5,404,088
Trade and other payables BN EMENFRIE 20 3,926,422 4,039,754
Contract liabilities AHEE 2,481,649 2,351,563
Lease liabilities HEaE 5,509 5,918
Current tax liabilities BIHATRIE B & 96,138 101,877
10,621,574 11,903,200
Net current assets REBEETFE 4,143,532 4,042,107
Total assets less current liabilities EEABERRBERS 8,004,204 8,247,119
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CONDENSED CONSOLIDATED STATEMENT

OF FINANCIAL POSITION (continued)

HRRGEMBERRE @

AS AT 30 JUNE 2022 RoE-—#FXNA=1+H
30 June 31 December
2022 2021
—E-CF —E-—F
ANB=tH +=-A=+—H
Notes HK$’000 HK$’000
P sE Tt FET
(unaudited) (audited)
(REBFEZR) (eEiz)
Non-current liabilities kRBERE
Borrowings (EE 19 3,112,129 2,663,386
Financial guarantee HITEHER 86,043 89,628
Lease liabilities HEaFE 53,413 58,626
Deferred tax liabilities FEFIBEE 530,845 643,522
3,782,430 3,455,162
NET ASSETS EEFRE 4,221,774 4,791,957
Capital and reserves EARRGEE
Share capital &N 22 273,006 273,006
Reserves 1 2,350,257 2,680,928
Equity attributable to owners of the Company ZNA Fl#H A E(E#ER 2,623,263 2,953,934
Non-controlling interests PR S 1,598,511 1,838,023
TOTAL EQUITY EREE 4,221,774 4,791,957
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CONDENSED CONSOLIDATED STATEMENT
OF CHANGES IN EQUITY

FOR THE SIX MONTHS ENDED 30 JUNE 2022

BE-—ZF - —FNA=+HINEA

Attributable to equity holders of the Company

EREE RSB R

FDTREREARK
Share Non-
Share Share  redemption Merger  Statutory Other ~ Shareholders  Translation FVTOCI  Accumulated controling Total
capital premium resenve resenve Tesenve reserve  contribution Tesenve resenve losses Total interests equity
BATERR
ivi ] Eh2EkE gk
Bs  RfEE BE  AHEBR  EERE  REBR  RRIR  EMRBE  UBRRE  EiER it B B
HKS000 HKS 000 HKS'000 HKS 000 HKS 000 HKS'000 HKS'000 HKS000 HKS'000 HKS 000 HKS000 HKS 000 HKS 000
TR T TER TR TEn TEi TR TE1 TR it it TR TER
For the six months ended 30 June 2022 BEZRCCERAZTALAER
At January 2022 faudited) W-F-2F-F-R(HER) 23008 3416858 2269 - 54,201 904419 4149 164,990 (1662) (1849337 2953034 1838028 4791967
Loss forthe peiod urauclted) 4 - (209400 (09402 (180808)  (390.210)
Feir valus chenges of fnencil assetat YTOC (nauted)
S (%39) S (939 (%))
Exchange diferences on enslaing fréign HEEZ
operaions Lraudied) - () - [ BRI (0%
Totelcomprehensive income for the period (ineucited)  ASER2 ARG - - (12033 (935 (09400 (3067) (89510 (50,183
A0 Jure 2022 i) KB ERASHA(REEE) 74006 3416858 269 M M A9 M6 (T5%)  QORTN) 26 1AM 4217
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CONDENSED CONSOLIDATED STATEMENT ERGERAEE R @)
OF CHANGES IN EQU'TY(Continued)

FOR THE SIX MONTHS ENDED 30 JUNE 2022 EoF - FNA=THUNEA

il

Atrbutable to equity holders of the Company

FATRRREARE
Share Non-
Share Shae  redemption Merger Statutory Oher  Shareholders ~ Tranglation FTOCH  Accumulted controling Tota
capial premium Tesene TeSere TeSeNe reseve  confibution TESeNe Tesene losses Tota nterests equiy
BATERE
RirEe Bty i

BE R HE  AMEE  EBE  AMRE  BRER EiRE  URBE 2ER it B R
PRS00 HKBO0  HKSO0  HKBOD  HKBOI0  HOSOD0  HGSOD0  HKSO0 HKSOD HKSD0  HKSO0  HKBO0  HKSTD
TR TER AT T TER AT A TEL TAR AT TR TER AT

~ERA=TALAEA
—-F-F-R(EED) W06 31898% 260 (008 I VAL 4149 102630 (13839 (1288207 2282849 1JO4507 407736

Forthe sk months ende 30 June 2021 it
At 1 Jenuary 2021 faudited) )i

Loss for the period (unaucited) - - - - - - - - - (67589 67,589 358 (84061

Fair valus changes of rencil assetat YTOC] (naudted) RATEBBE (2EARIIE 2 $0EE
ATEER () ; ; : - - - - - ) - 54 - 5
Exchange difeences on ransatng foregn pERhES
operations (naudited) - - - - - - - 279 - - 279 4904 aNE)
Bchenge dfeences recssfied opoftorlosson - REMBARREN S BERANENZE
cisposel of a subsicay (neudted) (FiIEH) - - - - - - - 759 - - 759 - 759
Tota comprehensive ncome for the period (rauctes) SRR ERAEE (7 EER) - - - - - - - 19970 54 (67,589) 167025) 5257 (14453)

Disposal of a subsidary (unaucited)

8 - - - - - - N - - - - (8519 8519
Deened partel disposal of subsicares wihout BESHLERELA (R

loss of contol uraucited) (758 - - - - - 431 - 13 - - 5064 (5064 -
Issue ofshares on placement (unaudited) note 22 RERRARA (REER) (i) 50 20704 - - - - - - - - Mm% - MK
Changes in equity forthe period (unaudited) TEHRAE (FIER) 45,501 21034 - - - 4351 - 20883 594 (67589 210574 3989 249,563
At30 June 2021 (unaucited) R-E-—ENA 1A (FERR) 213006 3416858 2269 940026 %6433 906,462 4149 123313 (13245 (137579 2493428 1833496 4326919
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CONDENSED CONSOLIDATED STATEMENT

OF CASH FLOWS

FOR THE SIX MONTHS ENDED 30 JUNE 2022

FRGERERER

HE2—F - —FNA=+HIFEA

Six months ended 30 June

BEAA=+THLEREA

2022 2021
—E2__—F —EB-—%F
HK$’000 HK$'000
FET FHTT
(unaudited) (unaudited)
(REER) (REEEZ)
NET CASH GENERATED FROM REFHAEREFHE
OPERATING ACTIVITIES 790,830 1,274,836
CASH FLOWS FROM INVESTING RETHRIRE
ACTIVITIES
Increase in pledged and restricted bank =R R ZIR IR ITIEK
deposits (74,091) (207,930)
Payment for investment properties SR EME (55,801) (199,245)
Purchases of property, plant and equipment BB EW% - ME L& (5,592) (11,954)
Proceeds from disposal of investment LEREMEN TS EIE
properties 29,116 20,747
Payment for intangible assets SEREE - (128)
Payment of consideration in relation to SBEFERENB AR 2 HERE
acquisition of a subsidiary in prior year - (548)
Disposal of a subsidiary, LERBAR (FIBREERSE)
net of cash disposed - 15,787
Proceeds from disposal of financial assets Eirﬁjﬁf/\$fﬁiﬁLﬁﬁﬂiﬁ
at FVTOCI in prior year a5 iR 2 & BB E 2 Pt - 9,841
Proceeds from disposal of property, LEWE - BE RERERI S
plant and equipment - 102
Net cash used in investing activities WE RS FTEIR S 55 (106,368) (373,328)
CASH FLOWS FROM FINANCING METHRIRE
ACTIVITIES
Proceeds from borrowings BB FIA 1,306,568 2,595,517
Repayment of borrowings EEER (1,897,992) (3,067,733)
Interest paid ERFE (390,103) (515,665)
Repayment of interest portion on lease BEMEABLMNESS
liabilities (3,488) (3,150)
Repayment of principal portion on lease ~ EEHEBEZ AL EH
liabilities (3,146) (3,345)
Advance from (Repayment of) related parties #88t 5 2 243%,/ (1BE) 108,990 (79,503)
Proceeds from issue of corporate bonds 3172 715 HFT1F /1A - 130,000
Proceeds from issue of shares on placement g & B 251 TR% (7 FT1S U8 - 272,535
Redemption of corporate bonds EBRIARES (23,511) (100,500)
Net cash used in financing activities BB BTSSR (902,682) (771,844)
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CONDENSED CONSOLIDATED STATEMENT SSRGS EERER

OF CASH FLOWS (Continued)

FOR THE SIX MONTHS ENDED 30 JUNE 2022 BE_FE - —FENA=FHINEA

Six months ended 30 June

BEAA=+tHLEAEAR

2022 2021
—E-CF T
HK$’000 HK$’000
FE T FET
(unaudited) (unaudited)

(REEZ) (RIEERZ)

NET (DECREASE)/INCREASE INCASH BE2RREZEY CRL) iNFE

AND CASH EQUIVALENTS (218,220) 129,664
CASH AND CASH EQUIVALENTS AT HUzEEeRREEEY

BEGINNING OF PERIOD 341,393 735,501
EFFECT OF FOREIGN EXCHANGE ExgE &

RATE CHANGES 67,166 5,190
CASH AND CASH EQUIVALENTS AT MAZRERBESEEY  HER

END OF PERIOD, REPRESENTED BY 190,339 870,355
Bank and cash balances SRIT IR & 58 190,339 870,355
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NOTES TO THE CONDENSED CONSOLIDATED
INTERIM FINANCIAL STATEMENTS

For the six months ended 30 June 2022

RS T I B R M

HE2—F - —FNA=+HIFEA

General Information

Glory Sun Land Group Limited (the “Company”) was incorporated in
the Cayman Islands with limited liability. The address of its registered
office is Cricket Square, Hutchins Drive, P.O. Box 2681, Grand
Cayman KY1-1111, Cayman lIslands. The address of its principal
place of business in Hong Kong was Unit 2602, 26/F., Tower One,
Lippo Centre, No. 89 Queensway, Admiralty, Hong Kong and
was changed to 18/F., Wing On Centre, 111 Connaught Road
Central, Hong Kong with effect from 10 February 2022 and was
further changed to Unit 1305, 13/F., Tower Two, Lippo Centre,
No. 89 Queensway, Admiralty, Hong Kong with effect from
15 August 2022. The Company’s shares are listed on the Main
Board of The Stock Exchange of Hong Kong Limited (the “Stock
Exchange”).

The Company is an investment holding company. The Company
and its subsidiaries (collectively referred to as the “Group”) are
principally engaged in real estate development and property
investment, trading of commaodities, provision of construction
works, operation of a golf practising court, children playrooms,
fitness rooms, and a karaoke box as well as trading of home
appliances and building materials in the People’s Republic of
China (the “PRC”).

Basis of Preparation

(@) Statement of compliance

These condensed consolidated interim financial
statements have been prepared in accordance with Hong
Kong Accounting Standard 34 (“HKAS 34”) issued by
the Hong Kong Institute of Certified Public Accountants
(“HKICPA”) and the applicable disclosures provision of
Rules Governing the Listing of Securities on the Stock
Exchange (the “Listing Rules”).
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2.

Basis of Preparation (Continued)

(@)

Statement of compliance (Continued)

These condensed consolidated interim financial
statements contain condensed consolidated interim
financial statements and selected explanatory notes. The
notes include an explanation of events and transactions
that are significant to an understanding of the changes
in financial position and performance of the Group
since the annual financial statements for the year ended
31 December 2021. These condensed consolidated
interim financial statements and notes do not include all
of the information required for a complete set of financial
statements prepared in accordance with Hong Kong
Financial Reporting Standards (the “HKFRSs”) and should
be read in conjunction with the annual financial statements
for the year ended 31 December 2021.

These condensed consolidated interim financial
statements have been prepared with the same accounting
policies adopted in the annual financial statements for
the year ended 31 December 2021, except for those that
relate to new standards or interpretations effective for the
first time for the period beginning on or after 1 January
2022. Details of any changes in accounting policies are set
out in note 3.

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

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

(b)

Going concern assumption

As at 30 June 2022, the Group had total borrowings
of approximately HK$7,224 million of which the current
borrowings amounted to approximately HK$4,112 million.
However, the Group had bank and cash balances of
approximately HK$190 million only.

The above events or conditions indicate the existence
of material uncertainties which cast significant doubt
on the Group’s ability to continue as a going concern,
and therefore, the Group may not be able to realise its
assets and discharge its liabilities in the normal course of
business.

For the purpose of assessing going concern, the directors
of the Company (the “Directors”) have prepared a cash
flow forecast of the Group covering a period of twelve
months from the end of the reporting period (the “Cash
Flow Forecast”) with plans and measures to mitigate the
liquidity pressure and to improve its financial position.
Certain plans and measures have been or will be taken by
the Directors including, but not limited to, the following:

(i) the Group has been actively negotiating with the
fund providers in respect of certain borrowings,
which are repayable during the year ending
31 December 2022 (the “Renewable Borrowings”),
for an extension of maturity beyond 31 December
2022 in order to improve the cash flows of the
Group. The Directors are confident that the
extension would be granted based on their
advanced negotiation with the fund providers;

(ii) as at 30 June 2022, the Group had a number
of unutilised loan facilities and the Directors are
confident that these unutilised loan facilities could
provide adequate financing funding to the Group,
as and when necessary; and

(iii) the Group will accelerate the pre-sales of its major
property development projects during the period of
the Cash Flow Forecast.
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2.

Basis of Preparation (Continued)

(b)

(c)

Going concern assumption (Continued)

Based on the Cash Flow Forecast and assuming the above
plans and measures can be successfully implemented
as scheduled, the Directors are of the opinion that the
Group is able to continue as a going concern and would
have sufficient financial resources to finance the Group’s
operations and meet its financial obligations as and when
they fall due. Accordingly, it is appropriate to prepare the
condensed consolidated interim financial statements on a
going concern basis.

Should the Group fail to achieve the above plans and
measures, it might not be able to continue to operate
as a going concern, and adjustments would have to be
made to write down the carrying values of the Group’s
assets to their net realisable amounts, to provide for any
further liabilities which might arise and to reclassify non-
current assets and non-current liabilities as current assets
and current liabilities respectively. The effects of these
adjustments have not been reflected in these condensed
consolidated interim financial statements.

Re-presentation due to discontinued
operations

The presentation of comparative information in respect of
the condensed consolidated statement of profit or loss
and other comprehensive income for the six months ended
30 June 2021 has been re—presented as if the operations
discontinued during the current period at the beginning of
prior period.

The details of discontinued operations were set out in note
11.

The re-presentation does not affect the condensed
consolidated statement of financial position as at
31 December 2021.
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2. Basis of Preparation (Continued)

(c) Re-presentation due to discontinued
operations (Continued)

The effect of the discontinued operations on the
condensed consolidated statement of profit or loss and
other comprehensive income for the six months ended
30 June 2021 are as follows:

2.

MRBELYE (@)

(c)

HROKRILEESERD
BEH25 (5
BRIMEREBHBE -2
——&XA=+BILANERZ
GEERE Ey - Sl
RN

Six months ended 30 June 2021
BE-ZE-—HxA=1+HIEA~AEA

Unaudited
and as Effect of Unaudited
previously discontinued and as
reported operations re-presented
RICERR [EF - Jla i RSEZR
TR E E 974 BE
HK$’000 HK$’000 HK$’000
FER FEx FET
Continuing operations FHEREEK
Revenue EE £ 3,194,019 (5,474) 3,188,545
Cost of sales SHERA (3,106,254) 5,745 (3,100,509)
Gross profit EX 87,765 271 88,036
Selling expenses HEMX (41,659) - (41,659)
Administrative expenses THAX (67,079) 796 (66,283)
Gain on disposal of & — I B A Bl e
a subsidiary 1,806 - 1,806
Fair value gain on HEMERN N EREG
investment properties 75,854 - 75,854
Fair value gain on MTHEEmEENATE
derivative financial asset g 3,097 - 3,097
Impairment losses on EmEREERERSE
other intangible assets (10,390) 10,390 -
Impairment losses on TRIRENEEREBE
financial and contract it
assets — net (2,554) 588 (1,966)
Other income, Hapg A - Was (E518)
gains/(losses) — net FE 32,485 8 32,493
Profit from operations R 79,325 12,053 91,378
Finance costs BhE A (139,439) 19,055 (120,384)
Loss before income tax ~ BRETEHATESIE (60,114) 31,108 (29,006)
Income tax expense FriSTiF = (28,947) - (23,947)
Loss for the period from HREFELLEEHN
continuing operations AHEEEE (84,061) 31,108 (52,953)
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2. Basis of Preparation (Continued)

(c) Re-presentation due to discontinued (c)

operations (Continued)

2. REEE

HROKRILEESERD
BEH25 (5

Six months ended 30 June 2021
BE—E-—HXA=1+HIEAR@EA

Unaudited
and as Effect of Unaudited
previously discontinued and as
reported operations re-presented
RBERR EARIEEE RIBERR
KRR E E3 A% KE
HK$’000 HK$’000 HK$’000
FET FET TFET
Discontinued operations T #& L& £
Loss for the period from RE BRI EFETEH
discontinued operations AHEBE AR - (31,108) (31,108)
Loss for the period AHEEE (84,061) - (84,061)
Other comprehensive MREEE M2 E RS
income, net of tax
Item that will not be THEHHEZEmH
reclassified to EE :
profit or loss:
Fair value changes of BEAHESRBEMEE
equity instruments a5 iR 2 AR T A/
at FVTOCI NFEEZH 594 - 594
Items that may be RENEF T EZTERH
reclassified HE :
subsequently to
profit or loss:
Exchange differences on  HE B INEFSEIIE H =58
translating foreign
operations 71,773 - 71,773
Exchange differences HEMRBARRENHE
reclassified to profit or EEmMERERE
loss on disposal
of a subsidiary (2,759) - (2,759)
69,014 - 69,014
Other comprehensive AEBEHBRBAEMEE
income for the g
period, net of tax 69,608 - 69,608
Total comprehensive AEBEHEBE XA
expense for the period (14,453) - (14,453)
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2. REEE
HRERILEEERM

2. Basis of Preparation (Continued)

(c) Re-presentation due to discontinued (c)

operations (Continued)

BEH25 (5

Six months ended 30 June 2021
BE—E-—HXA=1+HIEAR@EA

Unaudited
and as Effect of Unaudited
previously discontinued and as
reported operations re-presented
REEZR EARIEEE REEZR
KRR E ES A7 KE
HK$’000 HK$’000 HK$’000
FEx FEx FET
Loss for the period PR EE
attributable to:
Owners of the Company ~ ANARIEA A
- Continuing operations - FEEEER (87,589) 31,108 (56,481)
— Discontinued operations - B 48 A& %75 - (31,108) (31,108)
Loss for the period VNN F DN
attributable to owners AEARE 518
of the Company (87,589) - (87,589)
Non-controlling interests IR
— Continuing operations — BB AT 3,528 = 3,528
Loss for the period IR AE R RS
attributable to AR SR
non-controlling interests 3,528 - 3,528
(84,061) - (84,061)
Total comprehensive PEAEAHAR 2 E
income for the period #EEE
attributable to:
— Owners of the Company - AR FIHAE A (67,025) - (67,025)
- Non-controlling interests - JE3EMAERS 52,572 - 52,572
(14,453) - (14,453)
Loss per share - basic SREE - EXREBE
and diluted (HK$) (&)
— Continuing operations - BECEER (0.88) 0.31 (0.57)
— Discontinued operations — — B4R |F AR & 575 - (0.31) (0.31)
(0.88) - (0.88)
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Adoption of New and Revised Hong Kong
Financial Reporting Standards

In the period, the Group has adopted all the new and revised
HKFRSs issued by the HKICPA that are relevant to its operations
and effective for its accounting year beginning on 1 January 2022.
HKFRSs comprise Hong Kong Financial Reporting Standards,
Hong Kong Accounting Standards, and Interpretations.

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

Use of Judgements and Estimates

In preparing this condensed consolidated interim financial
statements, the significant judgements made by the management
in applying the Group’s accounting policies and the key sources of
estimation uncertainty were similar to those that applied to annual
financial statements for the year ended 31 December 2021.

Fair Value Measurements

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

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

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

Level 2 inputs: inputs other than quoted prices included within
level 1 that are observable for the asset or liability, either directly or
indirectly.
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Fair Value Measurements (Continued) 5. 2AYEFEw@
Level 3 inputs: unobservable inputs for the asset or liability. FoHMAEE - EERBEN TR
R ABIE ©
The Group’s policy is to recognise transfers into and transfers out REE 2 BER TR S8 o G B
of any of the three levels as of the date of the event or change in ZERHIRES 2 A - R AME
circumstances that caused the transfer. —EAEFAERz— -
Disclosures of level in fair value hierarchy at: RTINABMZAFEERZHE :
At
30 June
2022
R-B-—F
AHA=1H
Description Level 1 Level 2 Level 3 Total
it F-1& F=R E=R st
HK$’000 HK$’000 HK$’000 HK$°000
TET TBT THT TET
(unaudited) (unaudited) (unaudited) (unaudited)
(REERZ) (REER) (REERZ)  (RBER)
Recurring fair value REMATETE
measurements:
Financial assets CREE
Financial assets at FVTOCI BRATEEAEMEENE
Sl SREE
Listed equity securities FRRAES 3,760 - - 3,760
Investment properties IHRAES
Properties in the PRC Rz Y% - 597,643 3,134,040 3,731,683
Total et 3,760 507,643 3134040  3,735443
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Fair Value Measurements (Continued) 5. 2AYEFEw@
Disclosures of level in fair value hierarchy at: (Continued) RTIBEBHzAFESERZFE
()
At
31 December
2021
RZZZ—4
+-A=+—H
Description Level 1 Level 2 Level 3 Total
it F—H k1 o e
HK$'000 HK$'000 HK$'000 HK$'000
FHT T T FEx
(audited) (audited) (audited) (audited)
(1&#& %) (&%) (8E%) (f&&%)
Recurring fair value REMATETE:
measurements:
Financial assets CREE
Financial assets at FVTOCI BRATEEREMEERE
Sl SREE
Listed equity securities FiRAES 4,694 - - 4,694
Investment properties REME
Properties in the PRC Rz Y% - 694,452 3,368,750 4,063,202
Total et 4,694 694,452 3,368,750 4,067,896
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Fair Value Measurements (Continued) 5. 2AYEFEw@
Disclosures of level in fair value hierarchy at: (Continued) RTIBEBHzAFESERZFE
()
Reconciliation of assets measured at fair value based on level 3 WRIEE =R FlEE2 BEELR
2022
—EC-_F
Assets
BE
Investment
Description Put option properties Total
fat RO REYZE st
HK$’000 HK$’000 HK$°000
THET THET THET
At 1 January (audited) H—A—B8 (BE&) - 3,368,750 3,368,750
Total gains or losses recognised F 1825 FERHIU 25
in profit or loss SE R - (37,739) (37,739)
Additions =T - 55,801 55,801
Disposal HE - (122,822) (122,822)
Exchange difference EHZR - (129,950) (129,950)
At 30 June (unaudited) RABA=+H (REEX) - 3,134,040 3,134,040
2021
B —F
Assets
Investment
Description Put option properties Total
it Rh AR wEME st
HK$’'000 HK$'000 HK$’000
FETT FAET FET
At 1 January (audited) R—HB—B (8%&%) 32,044 4,965,506 4,997,550
Total gains or losses RE R R
recognised in profit or loss BB 1,313 71,922 73,235
Additions =T - 350,562 350,562
Derecognition on derivative BIERERITE SR T A
financial asset (83,357) - (83,357)
Disposal of subsidiaries HEHEBAT] - (2,224,723) (2,224,723)
Exchange difference P& =58 - 205,483 205,483
At 31 December (audited) RtTtZA=1+—H8 (8&&) - 3,368,750 3,368,750
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Fair Value Measurements (Continued)

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

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

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

qualifications and recent experience to perform the valuations.

Level 2 fair value measurements

5. AEEFE®E

AEEET AT EFEFREANG
BERF  HERTRBASSHE
mE

AEENEEYHEE AEETHBHRS
FrEskmBEERBEAYEE B
F_HAFEFE - EEVHEEER
ERCERZE AT ETZE - 5B
BHEREGFELETMABBIEE
B RERFENR

RE=ZMAHENEMS - ARE—R
SERAEARERERMIIETR
BEERINBEESFET

FE RN FEE
Fair value as at

Description Valuation technique Inputs 30 June 2022

R-B_-__—F

~E=TH

it fRER T WABE ZAYE

HK$’000

FER

(unaudited)

(REER)

Investment properties Direct comparison approach Market price of comparable 597,643
wEME BELLEUE AELETISER

Fair value as at

Description Valuation technique Inputs 31 December 2021

RZZT_—F

+—-A=+—8

Sl fhERAT A EUIER 2B

HK$'000

FAT

(audited)

(FFEZ)

Investment properties Direct comparison approach Market price of comparable 694,452
wEME HEELBUX A& LTS ERE
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5.  Fair Value Measurements (Continued) 5. 2AYEFEw@

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

measurements: (Continued)

Level 3 fair value measurements

REMET AV EFEREANG
EHREF  GERNERGABBRE
mh ()

FEoRNFEE

Effect on
fair value
Observable/ forincrease ~ Fair value as at
Description Valuation technique  unobservable inputs Range of inputs 30 June 2022
BABELH  R=B==F
HAYE ~A=1H
it fEERM TR/ FUBERAYE & i}2 ZAYE
HK$’000
TERT
(unaudited)
(REER)
Investment properties Direct comparison Price per square meter, Approximately Increase 3,134,040
under development approach taking into account the HK$29,988-
differences in time, location, HK$33,222
condition, size, age and  per square meter
other individual factors
between the comparables
and the property
ERRENE BEABE BYAKER - SR BYHA &

LEMERZMEIRE  £29,988% T
REE R B E83,2228TT
BiE - ERAEL
EREENEZR
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5. Fair Value Measurements (Continued)

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

Level 3 fair value measurements (Continued)

5. AEEFE®E

AEEETAFEFERFERANMG
BEREF - AERMTERBAZSBEE
(1l N )

FE=RNFEiE (8)

Effect on
fair value
Observable/ for increase Fair value as at
Description Valuation technique unobservable inputs Range of inputs 31 December 2021
BABE LA RIZZ-F
HATE +=R=1-H
S fhE R R/ TABERASE HE )7 ZRVE
HK$'000
TET
(audited)
(8E%)
Investment properties Direct comparison Price per square meter, Approximately Increase 3,368,750
under development approach taking into account the HK$28,138-
differences in time, location, HK$41,875
condition, size, age and  per square meter
other individual factors
between the comparables
and the property
ERREME BEEERE BYAKER - S5 R BYAA £
WEERZMERE 4281388
RANE R R E418758T
g - BRAEM
EFEENZR
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6. Segment Information
The Group determines its operating segments based on the
reports reviewed by the chief operating decision maker that are
used to make strategic decisions.
The Group has several operating segments as follows:

Continuing operations:

Real estate and property - property development and
investment property investment

Trading of commodities

trading of commodities

Construction - provision of construction works
Others - operation of golf practising
court;
- operation of children
playrooms;

- operation of fitness rooms;

- operation of a karaoke
box; and

- trading of home appliances and
building materials

Discontinued operations:
Yacht club - operation of a yacht club
Training - provision of training services

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

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

For the year ended 31 December 2021, the operating segment of
yacht club and training were discontinued.

The operating segments of others included operation of a golf
practising court, children playrooms, fitness rooms, a karaoke
box, and trading of home appliances and building materials
during the period (For the six months ended 30 June 2021, others
included operation of a golf practising court, a children playroom
and a fithess room, and trading of home appliances and building
materials).

Glory Sun Land Group Limited 42

2 AR
AR T BACEREE RN
DAYE HH BB R 58 2 4R 45 BE T AT 5

-

AEBEEATZELZDE

BFEREHEK
BiER — ETMEREERME
MERE wE
ARREG — KRERXS
g — REHIEgE
Hi - RE—EERKIX
wB
- REZTEBREE:
- KEREE
— EERRNOKE &
— BEEXRFHAAMEE
b
BARIEREK
PEEERT —  SE—EEESA
Hal —  REEIIRS

AEBNEXBEEERENEERE -
BIFRE -

REBZ 2RO BARBTRER R
RIS 2 SREGMEREFE BN - BZEHEE
BEE  AABEERTESTR 2
RIS HE B SRR o

HE-_ZT-_—F+-_A=+—HL*F

B BREE T MBI E D BER LE

S

o

RAHRE - REED S BEEEsR
RIRRES  REBBE RE=E-
TR OKIE AR EE R /E A m & REM
HEE-ZE-_—FRA=THILAE
A EtBREESARRRES R
BEERENREEANEERERARLK
FREEMEYL) -

Interim Report 2022



20225 HRRE

Segment Information (Continued) 6.

Segment revenue and results

Revenue reported below represents revenue generated from
external customers. There were no intersegment sales in both
periods.

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

For the six months ended 30 June 2022 (unaudited)

DREREREEA
TXEHMZEEBIEINIEPELZE
¥R o WA B D AR E -

7

AEBIZEEDHBI DM SRR R ES
DR -

BE-ZE-—HEXA=t+tHLAHEA
(RBEZR)

Continuing operations Discontinued operations
b B BRILEEEE
Real estate
andproperty  Trading of
investment commodities Construction Others  Subtotal  Yachtclub  Training  Subtotal Total
EHER
NERE  ARRA B Kt Mt EEER S Nt Eh)
HKS000  HK$'000  HKS'000  HKS000  HKS000  HKS000  HKS000  HK$000  HKS'000
TR TR T#n TAn TR TR T#n Thn TR
Revenue EE ] 743918 489,990 - 19387 1,253,295 - - - 1,25329
Segment results pEES (248,051) (633) 3 3% (248649) - - - (248645
Fair value loss on investment properies  AANENATERIE (85,716)
Other income, gaing/(losses) - net EfpA - i/
(Fa)%8 (47,898)
Finance costs BENT (2r,221)
Unallocated corporate expenses AFHRMLEET (6,831)
Loss before income tax hESHAEE (416,317)
Timing of revenue recognition BEERINE
Atapointin time RE-RES 732,513 489,990 - 19,387 1,241,890 - - - 1,241,890
Revenue from other sources REEMTR 228 11,405 = - - 11405 - - - 11405
743918 489,990 - 19,387 1,263,205 - - - 1,263295
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6. Segment Information (Continued) 6. DIER @

Segment revenue and results (Continued) PTHEEBERESE (B
For the six months ended 30 June 2021 (unaudited) BE-ZE-—FXA=t+HLXEA
(RBER)
Continuing operations Discontinued operations
REEEEH BAEERE
Real estate
andproperty  Tradling of
investment  commoalties ~ Construction Others  Subtotal ~ Yacht club Traning  Subtotal Total
FHER

WERE AR BE L{ U i Sl et it
HKBOOD  HKSO00  HKSODD  HKBOOD  HKSOOO  HKSO0D  HKBOOD  HKSO0O  HKSO00
TEn  TAm TR TEm  TRm TR TEm TR TER

(re-presented)
(@e5)
Revenus 1] 202429 2,906,302 - 30814 3,188,545 5474 - 5474 3194019
Segmet esuls % 0o 188 6 1246 (45 @2l (8 (1204 (26509
Fair value gain on investment properties &R AT ENE 75,854
Fair vale gain on dervative financial asset 17 £REENATA
it 3,007
(Gain on disposal o a subsidiary HERBLRNNE 1806
Other income, gains/osses) - net B W/
(Ble) %8 32485
Finance costs BERK (139,439
Unallocated corporate expenses ASBITE (7349
Loss hefore income tax hEEHaEE (60,114)
Timing of revenue recognition EEERETER
Atapointin time RE-RE% 244210 2,905,302 - 30814 3,180,386 - - - 3,180,386
Transferred over ime R-BERNEY - - - - - 1114 - 1114 1114
204270 2,906,302 - 30814 3,180,386 1,114 - 114 3181500
Revenue from other sources REEMRE 258 8,159 - - - 8,159 4,360 - 430 12519
252429 2905302 - 30814 3,188,545 5474 - 5474 3,194,019
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6. Segment Information (Continued)

6. OEHEREE

Segment assets and liabilities PEHEERAE
As at 30 June 2022 R-B-—FXA=+H
Continuing operations Discontinued operations
REEERE BRILEEER
Real estate
andproperty  Trading of
investment commodities Construction Others  Subtotal  Yachtclub  Training  Subtotal Total
BHER
HERE AR B At U S5 it it
(unaudited) ~(unaudited) (unaudited) (unaudited) (unaudited) (unaudited) (unaudited) (unaudited) (unaudited)
(%888 (REER) (REBR) (REBR) (REER) (REER) (REBR) (REBR) (REER)
HKS000  HKS'000  HKS000  HKS000  HK$000  HKS000  HKS000  HK$000  HKS000
TRt TEn  TEn TR TEr  TEr  TRn  TEr  TER
Segment assets AEE 18,170,853 1,287 67403 209,305 18,448,848 - - - 18448848
Unallocated assets FAREE
- Bank and cash balances -FRBs s 148,031
- Others -l 28,899
176,930
Consolcated total s 18,625,778
Seqment iabilties HHERE 11834088 13168 128766 206451 12182473 - - - 12182473
Unalocated libltes I
- Borrowings - 2,034,072
~Others - Bt 187,459
2,221,531
Consolidated tota GRGE 14,404,004
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6. Segment Information (Continued) 6. DIER @
Segment assets and liabilities (Continued) THEEREE (H)
As at 31 December 2021 R=ZTB=—-%+=H=+—H
Continuing operations Discontinued operations
REEYEH BALEZEH
Real estate
and property  Trading of
investment  commoaities -~ Construction QOthers Subtotal  Yacht club Training Subtotal Total
BUHER
nERE KRB Bt it Igro e S gt 5y
(auolted)  (audited)  (audted]  (audted)  (eudted)  (audted)  (eudied)  (audted)  (audited)
Ean  (mEm) () (EER (B8R (EEm) (EER) (B8 (R
HK$000  HKS000  HK$000  HK$000  HK$000  HKS000  HKS000  HK$000  HK$000
Tar AL e TR TAr TR TEr TEr TEr
Segment agses AYEE 19,814,148 1910 447 178074 20039549 - - - 20,039,549
Unallocated assets FAREE
- Bank and cash balances -RIRReER 79147
- Others -l 31,623
10,770
Consoldated totel s 20,150,319
Segment liabties ek 12,825,280 142579 163,469 90516 13,221,840 - - - 13221840
Unallocated fabiies ~HERE
- Borrowings -B% 2,007,601
- Others -l 128921
2,136,522
Consoiidated tota GriE 15,356,362
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7.  Other Income, Gains/(Losses) — Net 7.  HA - WEE S (B5E8) - B

Six months ended 30 June
BZEAA=1THIEAEA

2022 2021
—E-CF T
HK$’000 HK$'000
FET FAT
(unaudited) (unaudited)

(RIBEX) (RIEEZ)

Interest income from bank balances 817458 HF S U A 3,337 7,226
Government grants T B) 192 130
Foreign exchange (loss)/gain — net  JMNE (E518) e — /558 (52,795) 23,183
Gain on early termination of lease 2RI IFTHE WS = 2
Others HAtb 1,368 1,952
(47,898) 32,493
Discontinued operations: BARIEEREER .
Interest income from bank balances R17 4582897 BUA - 10
Government grants iSRG - 1
Others Hity - (19)
= (8)
(47,898) 32,485
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8. Finance Costs 8. ®ERA

Six months ended 30 June
BZEAA=1THIEAEA

2022 2021
—E-CF T
HK$’000 HK$'000
FET FAT
(unaudited) (unaudited)

(RIBE) (RIEEZ)

(re-presented)

€ <=2y
Continuing operations: BFEREEK
Interest on bank borrowings RITERAOFE 224,616 230,572
Interest on other borrowings HAa e F 8 189,474 201,492
Interest on corporate bonds NRMEFRF A 35,195 42,933
Interest on loans from related fE T BEREF S (H5E24)
parties (note 24) 71,336 42,643
Interest on lease liabilities HEBENFE 3,488 3,150
524,109 520,790
Amount capitalised KER &R (496,882) (400,406)
27,227 120,384
Discontinued operations: BARIEREEK
Interest in bank borrowings RITERHFE - 2,228
Imputed interest on consideration ~ FEfH A {BRIEEF 2
payable - 16,827
- 19,055
27,227 139,439
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9. Income Tax (Credit)/Expense

Income tax (credit)/expense has been recognised in the
condensed consolidated statement of profit or loss and other

comprehensive income as follows:

Frig®t (%) BiX

FrEH(ER) HAXEREREERE
m R EME IR AR T

Six months ended 30 June
BZAA=1+HIEAEA

2022 2021
—E-CF —E-—F
HK$’000 HK$'000
F#ET FAT
(unaudited) (unaudited)
(REER) (REEHFZ)
(re-presented)
(geE5)
Continuing operations: BELEEK
Current tax: BIHARR IR -
- PRC Enterprise Income Tax - PR EMER 32,576 6,980
- PRC Land Appreciation Tax — B 4 I (E R
(“LAT”) ([ L2 ER ) 31,131 8,591
63,707 15,571
Underprovision in prior years BEFERETR 5 5,178
63,712 20,749
Deferred tax: FEIEFIA
— Current period - ZNEAfA (89,819) 3,198
(26,107) 03,947
49 EHBEHEEERAR
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9.

Income Tax (Credit )Expense (Continued)

(@)

(b)

(©)

Corporate income tax

No provision for Hong Kong Profits Tax is required since
the Group has no assessable profits in Hong Kong for the
six months ended 30 June 2021 and 2022.

PRC EIT has been provided at a rate of 25% (six months
ended 30 June 2021: 25%).

PRC withholding income tax

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

PRC LAT

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

(c)

EMEHR

BEZ-—FTFR-T=-C
ANA=Z+THRIERER - ARA
SEREBTEERFEF
WA BB FST A IREE -

B ERTBRTIIE 25% (B E
—E-—FRNAZ=ZFTBHILAE
A 25%) BT R o

PEFEHATEB

RAEBEKINARBER-F
TNF—HA—B2ZERRBEE
A A SN E R H IR S
FE3Z10% ) B R U BN PR 15
Bio BB EARREENX
VHEELTATPBEEEER
VB BIERORHRENEE
ERABIME - AIERA 5% M
EIBHIBRE -

i (B R

F B G E R B i3 (E (BD
b & Y 2 P15 FROE AN BR AT R
BEHY (BEEMTHEER
BrHEBRAKIBMELER
Fs)) 1L 2T E30% £ 60%
A WHREBARE 2B RS
KAFERGEH - XEERE
FEMEREHRIS AR REENR
TE ATt T3S E R E L A B
ERE BERE L IRER
BESHTSBIIRNDEER
HESEKEETE - i %Elr
A TREREBEEFED
TR ER AT IR -
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Loss for the Period

10.

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

following:

EN )

AHREED IR (HR) THRA :

Six months ended 30 June

BEANA=1THILEXNEA

2022 2021
—EC-CF —E-—F
HK$’000 HK$'000
FET FAT
(unaudited) (unaudited)
(REBER) (CREgEEZ)
(re-presented)
(#eE5)
Continuing operations: BEREEK
Cost of inventories FERAR 1,128,701 3,100,509
Write-down of inventories FEMUR 253,037 -
Cost of inventories recognised BERARIHFERAR
as expenses 1,381,738 3,100,509
Depreciation nE
— Owned property plant and equipment - BEY% - BE MR E 2,903 6,415
— Leasehold land for own use -BREELTH 4,125 2,112
— Properties leased for own use - HEFB AN 3,714 4,595
Director’s remuneration =) 1,421 1,556
Impairment losses on financial and STREEMANEEREEIE - 558
contract assets — net 25,473 1,966
Gain on early termination of lease IR IETAE WS - @)
Short-term leases expenses REHERY - 946
Direct operating expenses arising EEAHEERARGEYZE
from investment properties that MEELERS
generated rental income 1,071 1,350
Foreign exchange loss/(gain) — net bE 5 &8, (W) - /F458 52,795 (23,183)
Discontinued operations: [SF N < F 3
Amortisation of other intangible Hibmp & E s Gt AEERA)
assets (included in cost of sales) - 3,689
Depreciation nE
— Owned property plant and - BEYE - BEREB
equipment - 5
Impairment losses on other HEmEpEERERsE
intangible assets - 10,390
Impairment losses on financial EREEREEERTE
assets — net - 588
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11.

Discontinued Operations 11. BRIEREEK
On 23 July 2021, an indirect wholly owned subsidiary of the RZEZ—F+tAZ+=H ARH
Company entered into an agreement with an independent BE2EMBARE BB E=HFIL
third party in relation to the disposal of the entire issued share e - NABAHEERTEMERAR
capital of Yue Jin Asia Limited (“Yue Jin Asia”). Yue Jin Asia and (BN HE2REBTHREA - &
its subsidiaries were principally engaged in operation of yacht RN ENB R A E SR B LR
club as well as provision of training services. The results of the ST RIBHIZIIRG o £ LA 15
discontinued operations of yacht club and provision of training CURRHREIREZEZEMHE 2K
services as well as the gain on disposal are as follows: WU
For the six
months ended
30 June 2021
BE-B-—F
ANB=TH
1EREA
HK$ 000
FiET
(unaudited)
(REeEZ)
Revenue e 5,474
Cost of sales SHE KA (5,745)
Other income, gains/(loss) — net HpUg A - Uezk(B518) - 558 ®)
Impairment losses on intangible assets EREENREESR (10,390)
Impairment losses on financial assets — net SREERREEIE - F58 (588)
Administrative expenses THER (796)
Loss from operations RELEEKNER (12,053)
Finance costs — net BTSN — 558 (19,055)
Loss before income tax MRAETSRIATE IR (31,108)
Income tax credit FriStisE e -
Loss for the period from discontinued RERIEREERNAREE
operations (831,108)
Cash flows from discontinued operations: RECKRIEREELNRESRE *
Net cash generated from operating activities R EEEAERNIRESFE 3,142
Net cash used in investing activities WEEEFFERNIR S FE (128)
Net cash generated from financing activities BB EHEEMNIR ST 4,692
Net increase in cash and cash equivalents B MReEEYIE IR 7,706
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12. Interim Dividend

The Directors do not recommend payment of any interim dividend
for the six months ended 30 June 2022 (for the six months ended
30 June 2021: HK$NIl).

13. Loss Per Share

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

12.

13.

8=\

ESRTTREREBEE_FT__FA
=TFAEREAXMNTHERE(ZF
——FRNA=TBIARER - TET) -

BREE
AR R BIE R A EREA
R AT R TR

Six months ended 30 June
BZEAA=1THIEAEA

2022 2021
—=2_— —ET—4F
000 ‘000
TR T
(unaudited) (unaudited)

(RIEEK) (RIEEZ)

(re-presented)

(&%)
Number of shares &
Weighted average number of STEORER RETE RN INE
ordinary shares for the purpose FERREE
of calculating basic and diluted
loss per share 109,203 99,449
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13. Loss Per Share (Continued)

(a) From continuing and discontinued operations

13.

BREE &)
(@) REFERDKILEEER

2022 2021
—E2__—F T4
HK$’000 HK$’000
FET FAT
(unaudited) (unaudited)

(REER) (RIEEZ)

(re-presented)

(FE5)
Loss for the purpose of calculating st EFREAEIBREE

basic loss per share 209,402 87,589

(b)  From continuing operations (b) REBELCEER
2022 2021
—E-CF —E—F
HK$’000 HK$’000
FET FiEIT
(unaudited) (unaudited)

(REEER) (RIQERZ)

(re-presented)

(FEE5)
Loss for the period attributable to ~ ANA Rl H AJEIEAHARKEIE
owners of the Company 209,402 87,589
Less: Loss for the period from A ATEAEEREE R LE
discontinued operations K TSR E TR = (31,108)
Loss for the purpose of calculating FHE 2k BB E KM
basic loss per share from BREREENEIE
continuing operations 209,402 56,481
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13. Loss Per Share (Continued) 13. BREBR @
(¢)  From discontinued operations (c) RECKRLKEHER
2022 2021
—E-C=F —E-—F
HK$’000 HK$'000
FET FT
(unaudited) (unaudited)
(REEER) (REeEZ)
(re-presented)
(#&&E7)
Loss for the purpose of calculating #TE K 8 B R IHEEEKER
basic loss per share from HRREAREENEIE
discontinued operations - 31,108
There was no dilutive potential ordinary shares outstanding for the (EZE I CFRZFE—F A=
six months ended 30 June 2022 and 2021. BIERER - BIEETHEINV AR BT
HErEnEag -
The weighted average number of ordinary shares for the purposes REE_T__FRTZ—FXH
of basic and diluted loss per share for the six months ended =+ HIERNEANSRERRE TSR
30 June 2022 and 2021 presented has been adjusted for the 258 TR INEFHEHERERZ
shares consolidation effected on 22 April 2022. T —FNMA -+ HESWRD A
FIAE o
14. Property, Plant and Equipment 14. Y% BERRE
During the six months ended 30 June 2022, the Group incurred BE-ZE-—FXA=+HILXMEA -
expenditures of approximately HK$5,592,000 (six months ended 7 5 B 2 A4 7 S 495,592,000 78 7T (B
30 June 2021: approximately HK$11,954,000) and no property, EFT—FRA=THIEAER - &
plant and equipment was disposed (six months ended 30 June 11,954,000870) * WL EWE - &
2021: approximately HK$146,000 of which approximately ErREEEEzZEZ—FA=1+H
HK$44,000 was disposed of through disposal of a subsidiary). IE7SE A ¢ #146,000%8 78 - E A4
44,0008 T EEREE —HKE AR
HeE) -
As at 30 June 2022, the carrying amount of property, plant RZEZZFRA=1+TH  RKEEA
and equipment amounting to HK$Nil (31 December 2021: EET(ZE_—F+_HA=+—08":
HK$5,056,000) was pledged as security for the Group’s bank 5,056,000 7T ) K9 2 - W= RE&E
loan. EFHEA - LEAREE/NRITERN
R -
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15.

Investment Properties

During the six months ended 30 June 2022, the Group incurred
expenditures of approximately HK$55,801,000 (six months ended
30 June 2021: approximately HK$260,350,000) and recorded
a fair value loss on investment properties of approximately
HK$85,716,000 (six months ended 30 June 2021: a fair value
gain on investment properties of approximately HK$75,854,000).
During the six months ended 30 June 2022, the Group disposed
of certain investment properties of approximately HK$146,165,000
(six months ended 30 June 2021: HK$20,747,000).

As at 30 June 2022, the carrying amount of investment properties
amounting to approximately HK$642,231,000 (31 December
2021: approximately HK$640,816,000) was pledged as security
for the Group’s bank loans and approximately HK$503,627,000
(31 December 2021: approximately HK$1,251,987,000) was
pledged as security for the Group’s other borrowings respectively.

As at 30 June 2022, the carrying amount of investment properties
amounting to approximately HK$45,113,000 (31 December 2021:
approximately HK$46,992,000) was pledged as security for a
bank borrowings granted to a former subsidiary which had been
overdue.
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BE-_ZE-_—_#XA=+AHLXEA
HIRS - AR B E A F ¥ 4955,801,000
%E(Eﬂli_y_ i/\ﬂ JFE!
7N {E A ¢ #7260,350,000 JT ) ¢
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85,716,000 8 L (BE T - —F XA
—THIEANEAR: BEMELFAEAK
475,854,000/ 87L) c HEZT ==
FRNAZTHLEANER AEELE
B TIREWEL146,165,00078 7T (H
2T - —FXA=Z+THIEAEA:
20,747,000 7T) °

AT —FXA=+H  EEEDH
#7642,231,0008 (T = —F+=
A=+—H ' #640,816,000/87T) &
#9503,627,0008 (= E=—F +=
A=+—H8H": #1,251,987,0007 7T )
MISEWED THEE - DREAEREHE
EEFRITE R R A S B E M E AR

[}
on °

RZZFE-Z=—FXA=+8 FEAEEY
/45,113,000 8 L (=22 = —F+= A
=+—H : #946,992,000/&T) HIi% &
PED TETF  MEARTRINERR
AR TR IR o
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16. Goodwill 16. &
HK$'000
FAET
Cost AR
At 1 January 2021 (audited) N_Z-Z—F—HA—H (K&EZ) 319,435
Derecognised on disposed of subsidiaries KILERHEWB AR (305,806)
Exchange differences e N =58 6,374
At 31 December 2021, 1 January 2022 (audited) R-ZT-—F+_A=+—HxK
T F-A-RKBER) 20,003
Exchange differences EH =5 (800)
At 30 June 2022 (unaudited) N-ZE-—FXA=+8 CREER) 19,208
Accumulated impairment losses ZEtREBE
At 1 January 2021 (audited) RZEZ—F—A—8 (EFZ%) 319,435
Derecognised on disposed of subsidiaries RILTER R EWB AT (305,806)
Exchange differences EHZR 6,374
At 31 December 2021, 1 January 2022 (audited) M-—ZT=—F+=—A=+—AK
T F-A-RKER) 20,003
Exchange differences fEH =58 (800)
At 30 June 2022 (unaudited) RIZBEZZFA=1+H CREER) 19,203
Carrying amount BREE
At 30 June 2022 (unaudited) RIZBZZHFRA=1HCREER) -
At 31 December 2021 (audited) R-ZTBZ—F+ZA=+—H(&&E%) -
Note: BisE -
The goodwill had been fully impaired in prior year. AEDRBEFERERE
17. Inventories 17. FE&
The Group’s inventories represent properties under development REBNGTERTEVERSELEY
and properties held for sale. E
As at 30 June 2022, the carrying amount of properties RZZEZZFA=1+H8 REES
under development and properties held for sale amounting Bl #12,690,854,0008 7L ( — T =~ — 4
to approximately HK$2,690,854,000 (31 December 2021: + = A=+—H8": 44,923,458,000
approximately HK$4,923,458,000) and HK$Nil (31 December BIL)REBTL(ZEZ—F+=A
2021: approximately HK$49,803,000) respectively was pledged —+—H : #949,803,000/ T ) H7EE
as security for the Group’s bank loans. Y RISEHEYED TET - LMEAR
REBEBRITERAOEIR @R o
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17.

Inventories (Continued)

As at 30 June 2022, the carrying amount of properties
under development and properties held for sale amounting
to approximately HK$1,343,942,000 and HK$636,081,000
respectively (31 December 2021: approximately HK$1,382,918,000
and HK$1,208,000,000 respectively) was pledged as security for
the Group’s other borrowings.

As at 30 June 2022, the carrying amount of properties held
for sales amounting to HK$31,028,000 (31 December 2021:
approximately HK$32,136,000) was pledged as security for a
bank borrowing granted to a former subsidiary which had been
overdue.

According to state-owned land use rights grant contracts dated in
March 2014 (“Land Use Right Contract 2014”), the parcels of land
in the PRC for the property development project of which certain
property under development of approximately HK$159,597,000
(81 December 2021: approximately HK$145,571,000) held by a
subsidiary namely Yunfu Baoxin Property Limited (“Yunfu Baoxin”)
(formerly known as Yunfu Baoneng Property Limited) was required
to be completed by March 2017.

As at 30 June 2022, the development was still under construction.
A failure to meet any development milestones contained in the
Land Use Right Contract 2014 may lead to a daily penalty of
0.01% of the consideration of the Land Use Right Contract 2014
in accordance with the terms of the Land Use Right Contract
2014. The Group had made submissions to relevant land authority
on application of extension of completion of development on the
ground amongst others that such delay has been due to various
reasons beyond its control. During the year ended 31 December
2021, a written notice has been served to Yunfu Baonxin by the
relevant land authority stating that Yunfu Baoxin shall accelerate
the progress of construction works and the relevant land authority
reserves the right to pursue penalty. After consultation with the
PRC legal advisor, the Directors consider that the probability for
penalty by the relevant land authority in respect of the possible
breach of the Land Use Right Contract 2014 is minimal, and
therefore no provision is to be recognised as of the end of
reporting period.
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18. Trade and Other Receivables 18. EZ R HMEWFIE
30 June 31 December
2022 2021
—E-CF —E-—F
ANA=+H +ZH=+—H
HK$’000 HK$’000
FH&T FET
(unaudited) (audited)
(REER) (E#EZ)
Trade receivables B G EINGIE 118,240 77,179
Less: loss allowance for expected  J& : TEEEEE1E ~ F1EBHE
credit losses (1,982) (697)
116,258 76,482
Other receivables H At fEUGRIR 83,335 108,089
Other receivables from related H {th e Uk Bas 75 2 508 (M5 24(b))
parties (note 24(b)) 13 498
Consideration receivables JEWRAE 377,347 540,039
Prepayments and other deposits & 718 R H iz 4 (M5t (@)
(note (a) 4,172,502 4,267,383
Other tax assets HEMBIAEE 108,870 124,495
4,742,067 5,040,504
Total trade and other receivables 2 5 & H it fEUR s B 4258 4,858,325 5,116,986

Note:

() As at 30 June 2022, included in prepayments and other
deposits of approximately HK$2,249,323,000 (31 December
2021: HK$2,282,256,000) represented an amount paid for
redevelopment project of certain land parcels in the PRC
designated to a subsidiary of the Company by the local PRC
government. The demolition work of redevelopment project has
been completed. The remaining balance substantially represented
prepayments made to the contractors of property development.

The Group generally allows an average credit period of 2 days
(31 December 2021: 2 days) for sales of properties, 10 days
(31 December 2021: 10 days) for its customers of trading of
commodities and 30 days (31 December 2021: 30 days) for its
customers of trading of home appliances and building materials.
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18. Trade and Other Receivables (Continued) 18. EZRHMEWRIE &)
Included in trade receivables are trade debtors (net of impairment R EARSRELE HRKFIECE
losses) with the following ageing analysis, based on invoice dates, SIEBERF - BIFZE A RAENRRIE
as of the end of reporting period. E5iEg - EERROTIT

30 June 31 December
2022 2021
—E-= —E—4F
ANA=tH +=-A=+—H
HK$°000 HK$'000
FET FiBT
(unaudited) (audited)
(REBER) (feFZ)
0-30 days 0-30H 61,450 10,811
31-60 days 31-60 H 353 11,122
61-90 days 61-90 H 118 860
91-120 days 91-120H 118 5,307
Over 120 days 120 B 54,219 48,382
116,258 76,482
19. Borrowings 19. f&X
30 June 2022 31 December 2021
“BE-ERXAETH B —F+-A=1+—H

Current  Non-current Current ~ Non-current
RE FRE & FERE
HK$’000 HK$’000 HK$’000 HK$'000
THET T FET FAT
(unaudited)  (unaudited) (audited) (audited)
(REBER) (REER) (E#ER) (EZ)

Secured BHEHA
Bank loans RITEHK 1,516,049 2,333,772 1,179,308 2,025,782
Other borrowings H a0 336,336 - 1,885,741 -
Notes payables ANEEE - - 62,628 -
1,852,385 2,333,772 3,127,677 2,025,782

Unsecured EIKH
Other borrowings HAER 378,200 778,357 345,327 637,604
Corporate bonds RNEES 656,489 = 680,000 -

Loans from related parties BiE T B (MzE24(b))

(note 24(b) 1,224,782 - 1251084 -
2,259,471 778,357 2,276,411 637,604
4,111,856 3,112,129 5,404,088 2,663,386
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19. Borrowings (Continued) 19. B G)
As at 30 June 2022 and 31 December 2021, total current and E’%:%::ix\ﬂ +EN T —F
non-current borrowings was scheduled to repay as follows: +ZA=+—8" um@] NMIEmBNEFR4R
] Zi%‘kﬁﬂﬁ
Borrowings other than
Bank loans bank loans
RITE &R (FEERTER)
30 June 31 December 30 June 31 December
2022 2021 2022 2021
—EC-CE —E--F —E_CE —ECF
~AB=+E  t+ZA=t+-AH ~AAZTH  ftZA=1+-AH
HK$'000 HK$'000 HK$'000 HK$'000
FHx FhEr THr THL
(unaudited) (audited) (unaudited) (audited)
(REEHK) (B5%) (REER) (B%%)
Within one year —FR 1,516,049 1,179,308 2,595,807 4,224,780
More than one year, but not HBiR—F  ETEBME
exceeding two years - - 506,750 527,865
More than two years, but not BBME - ETNEBRTF
exceeding five years 2,333,772 2,025,782 271,607 109,739
3,849,821 3,205,090 3,374,164 4,862,384
20. Trade and Other Payables 20. EZRHMENRIE
30 June 31 December
2022 2021
—E2__F —E—4F
ANA=+H +=ZRA=+—H
HK$’000 HK$'000
FET FAT
(unaudited) (audited)
(REER) (&%)
Trade payables 2 S NI 2,800,056 2,940,351
Wages and salaries payables BNITERF® 10,013 13,437
Accruals JESTE A 5,577 4,092
Other tax liabilities Hihiaa i 99,716 73,874
Interest payables JERTAILE 295,518 222,023
Interest payables to related parties  JE{REEE 5 2 5.8
(note 24(b)) (MI5E24(0)) 90,880 33,857
Secured deposits from contractors & Eﬁ%’@?ﬁﬁ?ﬁ(ﬁ 223,643 355,490
Other payables H bR FRIB 347,519 342,805
Other payables to a non-controlling ﬁ{ﬁﬁgﬁéﬂ Hﬂé .2 I8
interest 46,743 48,554
Other payables to related parties  EAth J& 1 Bt 75 2 ZKI8 (M EE 24(b))
(note 24(b)) 6,757 5,271
1,126,366 1,099,403
3,926,422 4,039,754
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20. Trade and Other Payables (Continued) 20. ESZRHMEMSRE®
The credit period of trade payables in relation to trading of EBERRRZNE HENREBENEE
commodities is ranged from 10 to 360 days (31 December 2021: BNF10E360H (ZE=—F+=H
ranged from 10 to 360 days); provision of real estate and property =—+—H:NTF10E360RH) : 5#ERE
investment is ranged from 7 to 30 days (31 December 2021: HEMERYFEIRENE S ENFIEN
ranged from 7 to 30 days) and trading of home appliances and EFEEENT7E230H(ZE=—F+=
building materials is 30 days (31 December 2021: 30 days). A=+—HB :NTF7=30H) REBE
EREAMEBEMBNEZEMNK
EMEERANB (ZE=—F1+=A
=+—H:30RH) -
Included in trade payables are trade creditors with the following AR EHRKNBEEE SRNFTIBEZE
ageing analysis, based on invoice dates, as of the end of the SEMNIRE - BIBEEZA NIRRT
reporting period: ok
30 June 31 December
2022 2021
—E-CF —E-—F
AA=+H +tZA=+—H
HK$’000 HK$'000
FET FHTT
(unaudited) (audited)
(REBER) (fe&%)
0-30 days 0-30H 1,610,142 1,870,833
31-60 days 31-60 H 1,062 7,178
61-90 days 61-90 H 1,239 4,392
91-120 days 91-120H 33,730 7,592
Over 120 days 120 B 1,153,883 1,050,356
2,800,056 2,940,351
21. Guarantee 21. ER
Guarantee in repect of mortagage facilities for certain purchasers RETASEMENE FREG LS
of the Group’s properties: BhE AR
As at 30 June 2022, guarantees amounting to approximately RZBE-_FXA=1+H  BAEEY
HK$1,185,334,000 (31 December 2021: approximately ¥ESESHIRIEER - MIRTTIRME
HK$24,509,000) were given to banks with respect to mortgaged EIR#91,185,334,0008 TL( — T = —
loans procured by the purchasers of the Group’s properties. F+-A=+—H: #24,509,000%
Such guarantees will be released by banks upon the issuance JL) e IRITHERME BN EEFKE
of the real estate ownership certificate to the purchasers or the FRAZBEFE(UREERE)HF
satisfaction of the mortgaged loans by the purchasers, whichever BREBAELR - BIBZRSEREN - 5%
is earlier. Pursuant to the terms of the guarantees, upon default EEHERRBRIE  AEEHEEE
in mortgage payments by these purchasers, the Group will BENEAFXNRITHREZZBEERE
be responsible to repay the outstanding mortgage principals REFFIBARE S - BARSEGREE
together with accrued interest and penalty owed by the defaulted EREYENETERREAR -EF
purchasers to the banks and the Group is entitled to take over the RABE TR FRIBR P B LT H AL -
legal title and possession of the related properties. The Directors
consider that the likelihood of default in payments by purchasers
is minimal.
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22. Share Capital 22, M

Number
of shares Shares
(thousand) capital
RHER [N
(FAR) HK$°000
FET
Authorised: JETE
Ordinary share of HK$2.50 each & E{E2.50/8 T2 L@
(1 January 2021, 31 December - —%—A—H"
2021 and 1 January 2022: T —F+-A=+—HEF
HK$0.05 each) —ZT-—F—HF—A:§KR0.055T)
At 1 January 2021, 31 December R-_ZT—-_—F—H—H
2021 and 1 January 2022 —E-—F+-_A=+—H8~K
—E-_—_4—HF—H 8,000,000 400,000
Share consolidation (Note 2) & & ot (FizE2) (7,840,000) =
At 30 June 2022 R-ZE-—FA=1H 160,000 400,000
Issued and fully paid: BEETRERE -
Ordinary shares of HK$2.50 each &% EI{E 2.50 & T 2 Ei@ MK
(1 January 2021, 31 December —E_—F—-HA—H"
2021 and 1 January 2022: —E-—F+-A=t+—HBK
HK$0.05 each) —T-=F—HA—AH : §8)0.05%T)
At 1 January 2021 R-—ZE-—F—H—H 4,550,105 227,505
Shares issued on placement (Note 1) Bt &2 77D (FiEE 1) 910,020 45,501
At 31 December 2021 and RZEBEZ—F+=ZA=+—HK
1 January 2022 —E-—4—HF—H 5,460,125 273,006
Shares consolidation (Note 2) i {n & BF (fisE2) (5,350,922) -
At 30 June 2022 RZE__FXA=TH 109,203 273,006
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22. Share Capital (Continued) 22, BRA(
Note: PitsE
1) On 7 April 2021, 910,020,000 ordinary shares of the Company 1)

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

2) On 20 April 2022, the Company held an extraordinary general 2)
meeting and approved the consolidation of every fifty (50) issued
and unissued ordinary shares of HK$0.05 each in the share capital
of the Company into one (1) consolidated share of HK$2.50 in the
share capital of the Company. The share consolidation became
effective on 22 April 2022.

23. Commitments 23. &I
Commitments contracted for at the end of the reporting period RiE

but not yet provided are as follows: N

&)

R-—_ZT - —% MW A+H-
910,020,000 & A& 2 7] & @ fx B 1R
BRMA-—ZT-_—%€=H+/)\BHY
Fe & 1038 A AR 0.3 7 JTIA AR A BR
BREIT - MEFHER-Z_—F
MA+RTER - BITRD ZHELD
227,084,000 7T (& HNBR BT D
X&) Bt ARDRIRGIRESRR -

R-ZZE-_—_FWA=-+H " AQA
BITRRFHIARSWEREBER
AR AR &R 1 (50) I EAEEO0.05
BT ZBBRETRARBEITERR
B ARRRRAFT— () RERE
B2.50B L2 AN - BB E G
BER-ZE-_—HFNA -+ —HEW-

30 June 31 December

2022 2021

—E-CF —E-—F

ANA=+H +ZA=+—H

HK$’000 HK$'000

FET FET

(unaudited) (audited)

(REBER) (fe&%)

Property, plant and equipment VI - B MR 17,157 21,643
Investment properties under FRERENERTE

construction and inventories 7,130,593 7,827,487

7,147,750 7,849,130
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24. Related Party Transactions 24. BERRS
In addition to those related party transactions and balances BrESRRAR & P B 76 Rk E Ath ith 5 AT i
disclosed elsewhere in the condensed consolidated interim BLREHERTR S RGN
financial statements.
(@  The Group had the following material transactions with its (@) NEABR  NEEEEBFER
related parties during the period: BHETUTEARS :
Six months ended 30 June
BZ~A=1+HI~EA
2022 2021
—E-CF T
Notes HK$’000 HK$’000
ks FET FiT
(unaudited) (unaudited)
(REEER) (REeEZ)
Ultimate holding company BRAERATR
— Interest expenses on loans - BERFEMZ (ii) - 7,794
Fellow subsidiaries EEA =P
— Placing commission -EEME (ii) - 450
— Interest expenses on loans - BERFBAX (ii) - 34,849
— Management fee income - EBEERIIRA (ii) (380) -
Related companies BEAA
— Interest expenses on loans - BERFBHAE (i), (i) 1,236 -
— Administrative expenses - 1THFX (), (iiy 1,551 5,737
— Selling expenses — SRR @), (i 169 2,234
Director ==}
— Interest expenses on corporate - REEHFFBHAX
bond (i - 4,883
Notes: Pt s
(i) A director, Mr. Yao Jianhui, has significant influence over (i) EEEIE L EURE LR

the related companies.

(i) The transactions were entered into at terms mutually
agreed with the related parties in the ordinary course of

the Group’s business.
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24.

Related Party Transactions (Continued) 24,

()

The Group had the following balances with its related

parties during the period:

BERFRS @)

(b)

MAHE NEBEAEE)
AAT 48R -

30 June 31 December
2022 2021
—E-_F —E-—F
ANA=+H +=-—B=+—8H
Notes HK$°000 HK$’000
B 5T FET FAET
(unaudited) (audited)
(REBER) (fe=Z)
Related companies BEEAF
- Other receivables (note 18) - EAtbEUGRIE (FIzE18) (), (i 13 498
— Interest payables (note 20) - FERTFILE (FizE20) @), (i) (90,880) (33,857)
— Other payables (note 20) - HAbFERTEIE (BFFE20) (), (i) (6,757) (5,271)
— Loans (note 19) - B (M3E19) i), (i) (1,224,782) (1,201,940)
Director 2=
- Loans (note 19) - B (M7E19) (ii) - (49,144)

Notes:

0} A director, Mr. Yao Jianhui, has significant influence over

the related companies.

(ii) The transactions were entered into at terms mutually
agreed with the related parties in the ordinary course of

the Group’s business.
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24. Related Party Transactions (Continued)

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

24, BEARRS &)

© IEEEABBRARAEESR
REMKE - HAXRRES
R EAMRR B HF BT

Six months ended 30 June
BZEAA=1THIEAEA

2022 2021

—E-_F —E-—F

HK$’000 HK$'000

FHExT T

(unaudited) (unaudited)

(REBERZ) (REEFEZ)

Salaries and other benefits e MEMET 2,096 2,107
Retirement benefits scheme IR FET B3R

contributions 63 52

2,159 2,159
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25.

26.

Events After the Reporting Period

Capital Reduction and Share Sub-Division

The reduction of the issued share capital of the Company and the
share sub-division of every unissued consolidated share in the
authorised share capital of the Company have been effective on
12 July 2022. For the details, please refer to the announcements
of the Company dated 11 March 2022, 20 April 2022, 13 June
2022 and 12 July 2022 and the circular of the Company dated
30 March 2022.

Approval of Condensed Consolidated Interim
Financial Statements

The condensed consolidated interim financial statements were
approved and authorised for issue by the Board of Directors on
31 August 2022.
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