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CONDENSED CONSOLIDATED STATEMENT OF

PROFIT OR LOSS
for the six months ended 30th June, 2023

The board of directors (“Board”) of Tian An China Investments Company Limited
(“Company”) announces that the unaudited consolidated results of the Company
and its subsidiaries (“Group”) for the six months ended 30th June, 2023 with the
comparative figures for the corresponding period in 2022 are as follows:

RS BEHFOT
(REEER)
(Unaudited)
BEAA=1+AHILAEA
Six months ended 30th June,
—EC-=F —E-F
2023 2022
B 5E FHx FHBT
NOTES HK$'000 HK$'000
A Revenue 3 1,129,178 912,475
SHER A Cost of sales (718,898) (382,734)
EF Gross profit 410,280 529,741
R NS T Other income and gains 5 140,485 114,305
mEkOIHEER Marketing and distribution expenses (67,826) (42,041)
THER Administrative expenses (158,100) (130,882)
HEmEEER Other operating expenses (387) (372)
BREREANEEEE Net increase (decrease) in fair value of
W) &N /NI equity securities at fair value through
SEIEHNGRLA) profit or loss 2,268 (6,878)

FRERRANEERRE
ZEMEEZNAEE
A

FEWE R R EIAE Z
FRIEREE

ERIMEFEERS
ﬁﬁ%%ZﬁﬁEﬁ

BREWMELAEEZ
AR )

FRERDFE
EER

FREME
By

BB R

FEIGEEE N B A

FEIEREREEF

B2 A A
IR

2R B A

‘/

Net decrease in fair value of
financial assets at fair value

through profit or loss (6,624) (7,606)
Net impairment losses on loans
receivable and interest receivables (28,111) (635)

Fair value gain on transfer of
inventories of completed properties

to investment properties 32,941 23,220
Increase (decrease) in fair value of

investment properties 78,711 (68,843)
Impairment loss on property for

development 13 - (83,360)
Amortisation of properties for

development (9,699) (10,283)
Finance costs 6 (78,369) (124,797)
Share of profit of associates 10,933 11,504
Share of profit of joint ventures 366,944 303,930
Profit before tax 693,446 507,003
Taxation 7 (112,215) (116,902)
Profit for the period 8 581,231 390,101




HRRSRER(F)
BE-F-=FXA=1BUNEA

AREZPEREBRLDF
“ECFHhHEERS

CONDENSED CONSOLIDATED STATEMENT OF

PROFIT OR LOSS (continued)
for the six months ended 30th June, 2023

(REBER)
(Unaudited)
BEXBE=1tHIEAEAR
Six months ended 30th June,

—EC=H —E-F
2023 2022
k=3 FHxT FiBIT
NOTE HK$'000 HK$'000
NEART A (E518) Profit (loss) for the period
JEETT attributable to:
PN ES Owners of the Company 577,222 420,245
eI S Non-controlling interests 4,009 (30,144)
581,231 390,101
AL il
HK cents HK cents
FIREF Earnings per share 9
AR Basic 39.37 28.66
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CONDENSED CONSOLIDATED STATEMENT OF

PROFIT OR LOSS AND OTHER COMPREHENSIVE INCOME
for the six months ended 30th June, 2023

(REER)
(Unaudited)
BZEXBE=1tHIEAEAR
Six months ended 30th June,

—E=E —E-fF
2023 2022
T FAT
HK$'000 HK$'000
ARHAR & A Profit for the period 581,231 390,101
HEmrm(BA) Kk Other comprehensive (expense) income
BEMHOEERERZ [tems that will not be reclassified to
IE B : profit or loss:
BMEREYNEEFEE S Exchange differences arising on translation
EHE=F to presentation currency (518,317) (590,379)
JE(hE N e EPEL Share of other comprehensive expense of
Hib2mER associates and joint ventures (264,478) (253,111)
FBEMEEPERAR Net change in fair value of investments in
ﬁ’i@ﬁﬁzﬂx$lﬁ?ﬁ equity instruments at fair value through
NRABEEZFE other comprehensive income (26,924) 10,600

BB ERSRAL BERRY
BATARAD S EEDE
ETHEDY

S AnERREANE

B EAEE

2 &

BRMESRERANE
A 2 BB

BERAIBEEF N ERa
Z¥ER :
BERINERGRELE L

R ER
Hity

AHEEMETER -
EHIRRTRIE

REE 2 &R
EHE(ER) WS
FEIETT ¢

ViN/NE] i3S
RS

s/

Deferred tax effect on change in fair value of

investment in an equity instrument at fair

value through other comprehensive income 83 28
Surplus on revaluation of owner-occupied

property upon transfer to investment

properties 8,906 -
Deferred tax effect on revaluation of

owner-occupied property upon transfer

to investment properties (6,101) -

(806,831) (832,862)

[tems that may be subsequently reclassified to
profit or loss:
Exchange differences arising on translation

of foreign operations 8,235 (38,053)
Others 85 169
8,320 (37,884)

Other comprehensive expense for the period,
net of tax (798,511) (870,746)
Total comprehensive expense for the period (217,280) (480,645)

Total comprehensive (expense) income
attributable to:

Owners of the Company (225,757) (441,701)
Non-controlling interests 8,477 (38,944)
(217,280) (480,645)
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CONDENSED CONSOLIDATED STATEMENT OF

FINANCIAL POSITION
at 30th June, 2023

(REEER) (Fe&Ez)
(Unaudited) (Audited)
—E=E —E-fF
RA=+H +ZA=+—H
30th June, 31st December,
2023 2022
PiEE FET FAET
NOTES HK$'000 HK$'000
FEREEE Non-current assets
ME - R KRE Property, plant and equipment 11 268,271 293,328
EREEE Right-of-use assets M 35,587 36,341
EYEE Investment properties 12 15,479,150 16,003,927
FERYE Properties for development 13 1,798,953 1,751,721
Hih&E—WFEER Other assets - properties interests 111,988 14,884
NI T Interests in associates 2,205,211 2,199,420
REBDEIIER Interests in joint ventures 10,046,556 9,958,999
FEWE I Loans receivable 14 78,209 229,541
FRBEHERARBEREL Financial assets at fair value through
EREE profit or loss 600,588 606,691
BBEMEEE Equity instruments at fair value
BRARBERE through other comprehensive
ZHBEARTE income 15 360,903 153,612
RgEIass Club memberships 4,261 4,261
EIETRIBE E Deferred tax assets 161,211 157,331
31,150,888 31,410,056
REEE Current assets
MEFE Inventories of properties
—FREF — under development 4,578,357 4,199,691
—B%®T - completed 1,503,960 2,049,214
HEmiFs Other inventories 8,106 3,345
BEDERIR Amounts due from joint ventures 1,132,006 1,232,522
EWE Loans receivable 14 593,713 515,582
R R EMbEBERTR - Trade and other receivables, deposits
e RIERK and prepayments 16 355,369 479,245
FRERRARBEEEZ Financial assets at fair value through
SREE profit or loss 168,953 185,795
FRBEERANBERELZ Equity securities at fair value through
IR EH profit or loss 41,880 40,863
e G Prepaid tax 322,886 4,561
FR1EEA 2 SRITFER Pledged bank deposits 26 - 532
SHEZRITER Restricted bank deposits 2,573,538 3,968,336
Re kRS EFMEEE Cash and cash equivalents 6,779,342 5,158,505
18,058,110 17,838,191
DEAEEFENEE Assets classified as held for sale 17 245,838 -
18,303,948 17,838,191
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MR e MBI R (F)

R-ZE-ZZFNA=+H

CONDENSED CONSOLIDATED STATEMENT OF
FINANCIAL POSITION (continued)

at 30th June, 2023

(REBER) (J&E%)
(Unaudited) (Audited)
—E=HF —E-fF
AA=+R +tZA=+—H
30th June, 31st December,
2023 2022
BaE FHET BT
NOTES HK$'000 HK$'000
RBAE Current liabilities
R R EA R R Trade and other payables 18 1,789,913 2,298,174
AHBE Contract liabilities 7,480,495 7,462,632
HEAE Tax liabilities 1,984,320 2,103,886
PSS ERN Interest-bearing borrowings 19 1,633,281 1,480,793
EASKETN Interest-free borrowings 20 1,905,014 589,821
14,793,023 13,935,306
EAHARFERERN Liabilities associated with assets
BEEMHEBENAE classified as held for sale 17 4,582 -
14,797,605 13,935,306
REEEEE Net current assets 3,506,343 3,902,885
BEERABERS Total assets less current liabilities 34,657,231 35,312,941
RA R A Capital and reserves
RS Share capital 21 3,788,814 3,788,814
& Reserves 22,501,331 23,093,605
RARIRREGZ Equity attributable to owners
T of the Company 26,290,145 26,882,419
IEE IR i = Non-controlling interests 630,286 621,809
EREE Total equity 26,920,431 27,504,228
FEREEE Non-current liabilities
B S E Interest-bearing borrowings 19 4,519,082 4,532,924
HEzHeEs Rental deposits from tenants 17,493 18,913
EIEFTEA G Deferred tax liabilities 3,200,225 3,256,876
7,736,800 7,808,713
34,657,231 35,312,941




[LLEEea—f i E=1 S
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CONDENSED CONSOLIDATED STATEMENT OF

CHANGES IN EQUITY

for the six months ended 30th June, 2023

ARRRRES
Attributable to owners of the Company
E 573k R
BE  bchange  BERE  EbEE  ZEH Non- EmEE
Share  translation  Revaluation Other Retained & controling Total
capital reserve TESEIVES (S eamings Total interests equity
TiEn TERL Thn T Tin TN Fin TiEn
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
(Hit)
(Note)
RoZ--E-F-H(EER)  At1stlanuary, 2022 (audited) 3,788,814 1,819,805 (324,198) (6,069) 22,317,007 27,595,359 616,357 28211716
BERSHIEUEREL Exchange differences arising on translation to
EXEE presentation currency - (586,614) - - - (586,614) (3,765 (590,379)
BEMERREL. Exchange differences arising on translation of
EizE foreign operations - (38,053) - - - (38,053 - (38,053)
ElER2ARRALS0E,  Share of other comprehensive expense of
2ERER associates and joint ventures - (248,180) - - - (248,180) (4925  (253,111)
FREMAERARAAEE  Netchange i fair value of investments in
RERATAREDAE equity instruments at fair value through other
Va5 comprehensive income - - 10,710 - - 10,710 (110) 10,600
FEEMPENERAAEE  Deferred tax effect on change in fair value of
REZRATERERS investment in an equity instrument at
BEFHELHED fair value through
5 other comprehensive income - - 28 - - 28 - 8
£ QOthers - - - 169 - 169 - 169
KEEEH(ER) Profit (loss) for the period - - - - 420,245 420,245 (30,144) 390,101
AHHRE(ER ) hE Total comprehensive (expense) income for
6% the perod - oEns 107 169 4025 (1700 (3894 (480645)
ReAR Wit Dividend recognised as distribution (note 10) - - - - 93214 (293214) - (93214)
RZZZZF A=TH At30th June, 2022
(FE&%) (unaudited) 3,788,814 946,952 (313,460) (5900) 22,444038 26,800,444 577413 27437857
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MRS HSRER(F)
BE-F-=FXA=1BIANEA

for the six months ended 30th June, 2023

CONDENSED CONSOLIDATED STATEMENT OF
CHANGES IN EQUITY (continued)

ARRRRES
Attributable to owners of the Company
B3 73R FERER
BE o Echange  EfEEE  EtEE  ZHE Non-  HEREE
Share  translation  Revaluation Other Retained &t controlling Total
capial reserve TeServes reserves eamings Total interests equity
Tin Fin TEn Fin TEn T FEn T
HK$000  HKS'000  HK$'000  HK$'000  HK$'000  HK§'000  HK$'000  HK$'000
(i)
(Note)
e At 1st uly, 2022
(RiEE7) (unaudited) 3,788,814 946,952 (313 460) (5900) 22,444,038 26,860,444 ST1413 27431857
HERZJIERREL, Exchange differences arising on translation to
EHEE presentation currency - (684,619) - - - (684,619) (404)  (685,023)
RERNEBMEEL Exchange differences arising on translation of
EizE foreign operations - (5,356) - - - (5,356) - (5,356)
EEBLRARASNEZ  Share of other comprehensive expense of
Et2EER associates and joint ventures - (353.817) - - - (353817) 7517 (361334)
AREMIENERALBE  Netchange in fair value of investments in
REZRAIAFEDAEE  equityinstruments at fair value through other
VA1) comprehensive income - - 42,820) - - (42,827) (655) (43,482)
FEEMPENERAABEE  Deferred tax effect on change in fair value of
REIRATIARED S investment in an equity instrument at fair
BEZSZETHENZE  value through other comprefiensive income - - 7 . - 7 ) 77
£ QOthers - - - 254 - 254 - 254
AEE R Profit for the period - - - - 1108313 1,108313 529712 1,161,285
rEEEE(ER ha Total comprehensive (expense) income for
g the period - (1,043792) 42,800) 254 1108313 1,975 44.3% 66,371
HENBARRNER Transferred and realised on deregstration of
K2R subsidiaries - 9,961 - - (9.961) - - -
RCE-ZE+ZA=+-B At 31st December, 2022
(EZ8) (audited) 3,788,814 (86,8790 (356,260) (5,646) 23542390 26,882,419 621809 27,504,228




MRS HSRER(F)
BE-F-=FAA=1AIAEA

AREZHPEREBRLDF
TECFHhEHEERS

CONDENSED CONSOLIDATED STATEMENT OF

CHANGES IN EQUITY (continued)
for the six months ended 30th June, 2023

ADARRER
Attributable to owners of the Company
EXTERE FERER
Rx  Exchange  EffR  HtRE  ZhER Non- il
Share translation Revaluation Other  Retained g controlling Total
capital reserve  reserves  reserves  eamings Total interests equity

Thn Tién T Tn TEn Tén Tén Tén
HK$'000 HK$'000  HKS'000 HK$'000  HKS'000 HK$'000  HKS'000 HKS'000
()
(Note)

RZEZ=E-B-R(EF%)  AtlstJanuary, 2023 (audited)

3,788,814 (86:879)  (356,260) (5.646) 23542390 26,882,419 621,809 27,504,228

BERSASHFEEL Exchange differences arising on translation to

Efz2 presentation currency - (51685) - - - (516852) (1465 (518317)
BEMERREL. Exchange differences arising on translation of

Eizd foreign operations - 8,235 - - - 8,235 - 8,235

EEBLATRALME,Z  Share of other comprehensive expense of

Hp2EER associates and joint ventures - (270876) - - - (20,876) 6398 (264478)
BRI ENRR Rﬂ“ﬁ Net change in fair value of investments in

REZRATARELA equity instruments at fair value through other

BE2 52 comprehensive income - - (26,459) - - (26,459) (465) (26,924)
FEEMREWARDAEE  Deferred taxeffect on change in fair value of

REIRATARED S investment in an equity instrument at fair

EEZH EERENTE value through other comprehensive income - - 8 - - 8 - 83
BRNZEAZRANE Surplus on revaluation of owner-occupied

EiffEREE property upon transfer to investment

LBH properties - - 8,906 - - 8,906 - 8,906
BENZSRZRENE Deferred tax effect on revaluation of

EHifhECETRED owner-occupied property upon transfer o

7 investrent properties - - (6,101) - - (6,101) - (6,101)
At Others - - - 8 - 8 - 8
EEER Profit for the period - - - - s s 4000 581231
FHREE(RR it Total comprefensive (expense) income for

ot the period - (779,493) (2351) 85 571,222 (225,757) 8417 (217,280)
kenmiizn) Dividend recognised as distribution (note 10) - - - - (366517)  (3665517) - (366,517)
RZEZ=F/A=1A At 30th June, 2023

(REEH) (unaudited) 3788814  (866372)  (379,831) (5561) 23,753,095 26,290,145 630,286 26,920,431
Kzt - AEESEGEESIEEBHEMAEE  Note:  Revaluation reserves of the Group comprise the investment revaluation reserve arising from

WREAREERE((EBEME
EREE AR BERE]) 2BAT
ARABEABAEEZREAER
FEARNEBNEBREREY
ERMEEGAEEZYEEMR
1

the fair value adjustment on equity instruments at fair value through other comprehensive
income (“FVTOCI") and property revaluation reserve arising from revaluation of owner-
occupied property upon transfer to investment properties.
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HREeSRKRB®
HE=F==FAA=1AUANEA

CONDENSED CONSOLIDATED STATEMENT OF

CASH FLOWS
for the six months ended 30th June, 2023

(REER)
(Unaudited)

BEXB=1tHIEAEAR
Six months ended 30th June,

—E=E —E-fF

2023 2022

FHExT FAT

HK$'000 HK$'000

RELBEES YIRS FE Net cash from operating activities 992,771 283,971

(BR)RABEEB IS FE Net cash (used in) from investing activities

Sl Interest received 92,197 90,451

BHREEEREIRE Dividends received from joint ventures 41,989 25,199
BHCRE FERE M2 AR Dividends received from equity instruments at

BAREBEEREEZRATA fair value through other comprehensive

ZHRE income - 1,500
PR EFEBIERE AR BEEEY Dividends received from financial assets at

ERMEEZRE fair value through profit or loss 290 1,357
BEVE  MENMKE Purchase of property, plant and equipment (1,492) (6,715)
HEME - BEMEE Proceeds on disposal of property,

TS 7R plant and equipment 115 118
BEREME Purchase of investment properties (3,777) (1,573)
HEREWENGR Proceeds from disposal of investment

RERERIE properties, net of value added tax 952 1,882
BEHMEE —MFEER Purchase of other asset - properties interests (86,956) -
ERRAT—HEEEE Capital contribution to a joint venture - (534,142)
BEARBSRARBEREZ Purchase of financial assets at fair value

TREE through profit or loss (49,849) (17,267)
REFBEREAANBEREZ Proceeds from return of capital of financial

SREENENRESHIA assets at fair value through profit or loss 49,305 27,622
BESBEMEARSIEA R EE Purchase of equity instrument at fair value

BIEZRATEA through other comprehensive income (234,752) -
MAEEEER Advances to joint ventures (453,911) (722,969)
BEDEENR Repayment from joint ventures 372,516 922,112
SRIEER Loans repaid 45,000 320,620
HLTER Loans advanced - (50,992)
YRR 2 SRITIFR 2 IR Withdrawal of pledged bank deposits 519 9
[RE|HAE BB =EA Withdrawal of non-pledged time deposits

FEHARE BT SR 2 SR AN with original maturity of over three months - 95,068

(227,854) 152,280

12/




HRGEERERExR(HF)
ﬁ_—t_ ?’_ffl—c/\ﬁf+5_¢/\@ﬁ

CONDENSED CONSOLIDATED
CASH FLOWS (continued)
for the six months ended 30th June, 2023

AREZPEREBRLDF
Bo=FHhHEERS

= __

STATEMENT OF

(REER)
(Unaudited)

BEXBE=1tHIEAEAR
Six months ended 30th June,

—EC-=F T —F
2023 2022
FHERT FET
HK$'000 HK$'000
RE(AR)BEEK RS EE Net cash from (used in) financing activities
EFE Interest paid (126,834) (189,528)
BT E Dividend paid (366,517) (293,214)
FERITREMER New bank and other loans raised 1,097,504 263,089
SEIRTTREMER Repayment of bank and other loans (805,502) (1,080,153)
%ﬂﬁ% BB New interest-free borrowings raised 1,359,115 99,222
BERBMER Repayment of interest-free borrowings (24,703) -
1,133,063 (1,200,584)
HekReEEEE Net increase (decrease) in cash and
1ANCGRE D ) E%E cash equivalents 1,897,980 (764,333)
HYReRES%E Cash and cash equivalents at the beginning of
HR the period 5,158,505 3,644,862
HNE H IR R Effect of foreign exchange rate changes (275,664) (83,141)
HRRe MRE Cash and cash equivalents at the end of
Z%(EIER the period 6,780,821 2,797,388
ReEeFEIEE Analysis of the balances of cash and
HEEAT cash equivalents
SRITEFERRS Bank balances and cash 9,352,880 3,182,337
B R ZRITFER (AT Less: restricted bank deposits (Note) (2,573,538) (384,949)
6,779,342 2,797,388
BERSERIFBERENEEY Bank balances and cash included in assets
RITRFRRE classified as held for sale 1,479 -
6,780,821 2,797,388
Kiet : SREZRITEAEOIELIETEEN Note: The restricted bank deposits are included in bank balances and cash which can only be applied

Re  ZMERTFEHRREMNIEEN
WEERIAR -

in the designated property development projects.
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS
for the six months ended 30th June, 2023

1. BASIS OF PREPARATION

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

The financial information relating to the year ended 31st December, 2022
that is included in these condensed consolidated financial statements
does not constitute the Company's statutory annual consolidated financial
statements for that financial year but is derived from those financial
statements. Further information relating to these statutory financial
statements is as follows:

The Company has delivered the financial statements for the year ended
31st December, 2022 to the Registrar of Companies in accordance with
section 662(3) of, and Part 3 of Schedule 6 to, the Hong Kong Companies
Ordinance ("CQO"). The Company's auditor has reported on those financial
statements for 2022. The auditor's report was unqualified; did not include
a reference to any matters to which the auditor drew attention by way of
emphasis without qualifying its report; and did not contain a statement
under sections 406(2), 407(2) or (3) of the CO.

2. PRINCIPAL ACCOUNTING POLICIES

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

Other than as described below, the accounting policies and methods of
computation used in the condensed consolidated financial statements for
the six months ended 30th June, 2023 are the same as those presented in
the Group'’s annual consolidated financial statements for the year ended
31st December, 2022.
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2023

2. PRINCIPAL ACCOUNTING POLICIES (continued)

Application of amendments to Hong Kong Financial
Reporting Standards (“HKFRSs")

In the current interim period, the Group has applied the following new and
amendments to HKFRSs issued by the HKICPA, for the first time, which
are mandatorily effective for the annual period beginning on 1st January,
2023 for the preparation of the Group’s condensed consolidated financial
statements:

HKFRS 17 (including the October 2020
and February 2022 Amendments to
HKFRS 17)

Insurance Contracts

Amendments to HKAS 1 and
HKFRS Practice Statement 2

Disclosure of Accounting Policies

Amendments to HKAS 8 Definition of Accounting
Estimates

Deferred Tax related to Assets
and Liabilities arising from a

Single Transaction

Amendments to HKAS 12

International Tax Reform —
Pillar Two Model Rules

Amendments to HKAS 12

Except as described below, the application of the new and amendments
to HKFRSs in the current interim period has had no material impact on
the Group's financial positions and performance for the current and prior
periods and/or on the disclosures set out in these condensed consolidated
financial statements.
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2023

2. PRINCIPAL ACCOUNTING POLICIES (continued)

Impacts on application of Amendments to HKAS 8 Definition
of Accounting Estimates

The amendments define accounting estimates as “monetary amounts in
financial statements that are subject to measurement uncertainty”. An
accounting policy may require items in financial statements to be measured
in a way that involves measurement uncertainty. In such a case, an entity
develops an accounting estimate to achieve the objective set out by the
accounting policy. The amendments to HKAS 8 clarify the distinction
between changes in accounting estimates, and changes in accounting
policies and the correction of errors.

The application of the amendments in the current period had no material
impact on the condensed consolidated financial statements.

Impacts on application of Amendments to HKAS 12 Income
Taxes International Tax Reform - Pillar Two model Rules

In July 2023, the HKICPA issued the amendments to HKAS 12 to add the
exception to recognising and disclosing information about deferred tax
assets and liabilities that are related to tax law enacted or substantively
enacted to implement the Pillar Two model rules published by the
Organisation for Economic Co-operation and Development (“Pillar
Two legislation”). The amendments require that entities shall apply the
amendments immediately upon issuance. The amendments also require
that entities shall disclose separately its current tax expense/income related
to Pillar Two income taxes, and the qualitative and quantitative information
about its exposure to Pillar Two income taxes in periods in which the Pillar
Two legislation is enacted or substantially enacted but not yet in effect in
annual reporting periods beginning on or after 1st January, 2023.

The application of the amendments in the current period had no material
impact on the condensed consolidated financial statements.
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2023

3. REVENUE
Disaggregation of revenue

(REER)
(Unaudited)
BEASA=1THLEAEA
Six months ended 30th June,

—E-=F —E-—F
2023 2022
FERT FHET
HK$'000 HK$'000
RE—RRER At a point in time
B TYEHE Sales of completed properties 750,261 586,785
B8 BF Over time
YEER Property management 68,762 54,414
Hith s Other operations 13,317 27,989
RERFEHNERN Revenue from goods and services from
BRASUA contracts with customers 832,340 669,188
e Leases 296,838 243,287
1,129,178 912,475

4. DEEHR

AEENAHBZWAREETERE
FEREARAMBE(HE ) REEME
BZER AEBEZARERBTIEE
RZBEBER : MEER MERE
REMEE(ZEBRFEMEER) - Rk
i RERTARRNTEE(ESE
EBRARE)RERDELFERERE
oS SEIRIEES Yo DIE Seah
H=TAEBEF - IEREDES - H
BE-HLELTHYEREMBARZE
XA ARBAEPZ LHWERERE
MBAR 2B REENHOHE
5 EBRERRBEET S - HEE -
BENMABDEAEE 2 EMMERE
B HHRE NRES o

4. SEGMENT INFORMATION

The Group's revenue for the period and assets are derived mainly from activities
carried out and located in the People’s Republic of China (“PRC") and Hong Kong.
The Group’s basis of organisation is determined based on three main operations:
property development, property investment and other operations that comprise
mainly property management. Similarly, the Group’s reportable and operating
segments, reported to the Executive Directors of the Company, the chief operating
decision maker, for the purposes of resource allocation and performance assessment,
also focused on the three main operations. For the property investment segment, it
includes business activities of a listed property investment subsidiary. No reportable
and operating segments of the listed property investment subsidiary are separately
presented as its results, assets and liabilities are prepared and reviewed together
with the Group’s other property investment activities for the internal performance
assessment purposes.
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SRS RMEE(HE) NOTES TO THE CONDENSED CONSOLIDATED
BE—FE—=FNA=+HIt~EH FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2023

4., DEER(E) 4. SEGMENT INFORMATION (continued)

AEIEEHIRE - AREBIRA2MNEL LS The following is an analysis of the Group’s segment revenue, results, assets and
B~ 45 BENLBERNS  liabilities by reportable and operating segments for the period under review:
M

NERE NERE AtheE

Property Property Other B
development investment operations  Consolidated
TEn TEr Fign TR
HK$'000 HK$'000 HK$'000 HK$'000
HE-Z-=EXA=TRLEAEA For the six months ended
(REER) 30th June, 2023 (unaudited)
2BHA SEGMENT REVENUE
HHMEE External sales 750,261 296,838 82,079 1,129,178
E RESULTS
DEREF (EE) Segment profit (loss) 48,822 280,885 (4,816) 324,891
EAR K& Other income and gains 140,485
ﬁ%ﬁ}%z/ﬁ%%% Unallocated corporate expenses (71,438)
BERA Finance costs (78,369)
E FEfGHE SN s Share of profit of associates 10,933
EiEEERE R Share of profit of joint ventures 366,944
BRERTE Profit before tax 693,446
R-ZBE-=ZEAB=1+H(KEBH) As at 30th June, 2023 (unaudited)
BE ASSETS
DEEBE Segment assets 17,108,974 15,956,533 78,639 33,144,146
Wﬁ%é’& AR Interests in associates 197,373 2,007,838 - 2,205,211
A%ﬁ%ﬂ & Interests in joint ventures 2,529,687 7,135,427 381,442 10,046,556
BELERT Amounts due from joint ventures 1,059,869 - 72,137 1,132,006
ﬂéﬁﬂﬁz/ﬁ%ﬁé Unallocated corporate assets 2,926,917
AptaEE Consolidated total assets 49,454,836
=15 LIABILITIES
PEEE Segment liabilities 10,474,238 2,828,820 206,308 13,509,866
PNy Wl 3=N- Unallocated corporate liabilities 9,024,539
AfEaE Consolidated total liabilities 22,534,405
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AREZHPEREBRLDF
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2023

4. SEGMENT INFORMATION (continued)

NEER NERE vl

Property Property Other A
development investment operations  Consolidated
TET FAET FET AT
HK$'000 HK$'000 HK$'000 HK$'000
HE-B--EXAZHALEAER For the six months ended
(REBER) 30th June, 2022 (unaudited)
DEUWA SEGMENT REVENUE
HHMNEE External sales 586,785 243,287 82,403 912,475
£ RESULTS
DEREH (&) Segment profit (loss) 170,691 98,099 (17,501) 251,289
LU ONSG 6 Other income and gains 114,305
*SE%%Z@%E% Unallocated corporate expenses (49,228)
BERA Finance costs (124,797)
FEfGHL 2N s Share of profit of associates 11,504
FElEEERFET Share of profit of joint ventures 303,930
R A& Profit before tax 507,003
R-ZB-ZF+-A=1+-B(EEH) As at 31th December, 2022 (audited)
BE ASSETS
"%érz Segment assets 16,748,646 16,274,705 64,771 33,088,122
=N 3 Interests in associates 204,435 1,994,985 - 2,199,420
NEEhE R Interests in joint ventures 2,864,581 6,742,491 351,927 9,958,999
ARPERT Amounts due from joint ventures 1,160,489 84 71,949 1,232,522
R MERE Unallocated corporate assets 2,769,184
AftREE Consolidated total assets 49,248 247
g8 LIABILITIES
NEaE Segment liabilities 9,408,368 3,085,988 167,159 12,661,515
PNk o=V Unallocated corporate liabilities 9,082,504
ABtEEE Consolidated total liabilities 21,744,019

AI2MEELEFBNS T BRERER
DERER—E - D EaH (EE )5 EE

%\E‘B%ﬁﬁw‘]/ﬁnﬂ(ﬁﬂiﬁ‘]}iﬂa) CEHAr
O BE MR A RIS - BRERAS -
L RRI AL RN MR D
ZIEER - W HERTARATRITE
EREROPENTIFHEREABN 2

=
£ °

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

purposes of resource allocation and performance assessment.
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5. HMWARWE

NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)

for the six months ended 30th June, 2023

5. OTHER INCOME AND GAINS

(REER)
(Unaudited)
BEAA=+THLEAEA
Six months ended 30th June,

—EZZ=F ke ek 5
2023 2022
FHET FiET
HK$'000 HK$'000
RS 4 A Dividend income
—3IE_ LR — unlisted shares 1,640 2,145
— EmRH — listed shares - 93
RITFRFBUA Interest income on bank deposits 47,723 14,529
FEUE FKF BIA Interest income from loans receivable 16,202 27,047
REBELEZFBRA Interest income from joint ventures 17,699 42,797
HIE s Net exchange gain 11,073 8,791
SEPEBHME MBI Compensation income for late payment of
2 EERA profit forgo by a joint venture partner 20,920 -
HAWA Other income 25,228 18,903
140,485 114,305
6. RIERA 6. FINANCE COSTS
(REEER)
(Unaudited)
BZEARA=THLAEA
Six months ended 30th June,
—E-=f —E-F
2023 2022
FHET FiET
HK$'000 HK$'000
FERTF Interest on:
RITER Bank loans 114,490 158,143
HAER Other loans 9,724 24,926
BERZHE Loans arrangement fee 375 2,893
124,589 185,962
B BAME R EERAF Less: amount capitalised in properties under
WEZ 2F development (46,220) (61,165)
78,369 124,797

20 /
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2023

7. IR 7. TAXATION
(REER)
(Unaudited)
BEASA=1THLEAEA
Six months ended 30th June,
—EC-=f T
2023 2022
FERT FHET
HK$'000 HK$'000
< The charge comprises:
AREATRIR Current tax
—BEFE — Hong Kong Profits Tax 1,185 219
—/BINEiIE — Overseas Tax 84 49
— R EER — PRC Enterprise Income Tax 61,001 81,576
— T HbIBET — Land Appreciation Tax 45,989 111,273
108,259 193,117
BEFE(GBRERE)BETE (Over) under-provision in prior years
—BBHEH — Hong Kong Profits Tax - 3,289
—/BINRIE — Overseas Tax (195) -
— R EMEE — PRC Enterprise Income Tax (27,746) 2,388
(27,941) 5,677
80,318 198,794
PRI IE Deferred tax 31,897 (81,892)
112,215 116,902

BB NS HIR B 2 T ERF BN A
16.5% < HEFHH - FRBEMETIEZ
ERIPERPERR R EIRRE - /8
SRR RIR B BB RIRITREE R
W e

Hong Kong Profits Tax is calculated at the rate of 16.5% on the estimated assessable
profit for the period. The PRC Enterprise Income Tax is calculated at the rates
applicable to respective subsidiaries. Overseas tax is charged at the appropriate
current rate of taxation ruling in the relevant country.
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8. ANHAR&A

NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)

for the six months ended 30th June, 2023

8. PROFIT FOR THE PERIOD

(REER)

(Unaudited)
BZARA=1HIAKEA
Six months ended 30th June,

—EC-=f =St =
2023 2022
FHERT FET
HK$'000 HK$'000
AN Vg Profit for the period has been arrived at after
BHIBR(GEA) ¢ charging (crediting):
VI BB MRETE Depreciation of property, plant and equipment 9,997 9,223
B BIMERERAYE L Less: amount capitalised in properties under
B development (624) (797)
9,373 8,426
e Depreciation/amortisation of:
HMEE - FEER Other assets — properties interests 247 262
FEEME Properties for development 9,699 10,283
FREEE Right-of-use assets 475 515
EMEEEE Total depreciation and amortisation 19,794 19,486
TFEZKRAEERRE Cost of inventories recognised as expenses 554,914 230,175
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SRS RMEE(HE) NOTES TO THE CONDENSED CONSOLIDATED
BE—F-—=ZFNA=+HILAEA FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2023

9. BREA 9. EARNINGS PER SHARE
AARIRERENE 2 FRERNZRFJE  The calculation of the basic earnings per share attributable to the owners of the
TANBIRAE - Company is based on the following:
(REERZ)
(Unaudited)
BEARA=+THLKEA
Six months ended 30th June,
—E-=HF —E-—F
2023 2022
FHERT FAT
HK$'000 HK$'000
EF Earnings
RATESRERBNZ Earnings for the purpose of basic earnings per
B (R AR B share (profit for the period attributable to
ZNERfEE A)) owners of the Company) 577,222 420,245
(REBERZ)
(Unaudited)
BEARA=+THLKEA
Six months ended 30th June,
—E-=HF —E-—F
2023 2022
FHERT FAT
'000 ‘000
BRE Number of shares
RAGEGRERET 2 Number of ordinary shares for the purpose of
LimArE e basic earnings per share 1,466,069 1,466,069

N-ZE—=—FR - —4% {gna Nodiluted earnings per share for both 2023 and 2022 were presented as there were
ShEREERF  BAR -5 -=4 no potential ordinary shares in issue for both 2023 and 2022.

M ZFERWEEEITEIE

L o
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2023

10. BRE 10. DIVIDEND
(REER)
(Unaudited)
BEASA=1THLEAEA
Six months ended 30th June,
—EZ=F ke ek 5
2023 2022
FET FHET
HK$'000 HK$'000
REAAHER D K2 Dividend recognised as distribution
AR - during the period:
ENZEFE Interim dividend (in lieu of final dividend) of
(ZB-—=—F: T =-—FF) HK25 cents (2022: HK20 cents) per share
FREARG B (AR RERRR B.) paid in respect of 2022 (2022: in respect of
BRR25BII(ZZT = =4 : 20/1L) 2021) 366,517 293,214

EREGRETERBEE T -=F/<A
“tHERNEAZREBRE(ZE ==
FRA=ZFTHIENEA - &) -

M. ¥ -BERREUR
FREEE

REZE-_Z-_=FA=+H1E~EA
W RNEELAR £ MR E 1,492,000/ T
(ZZE-—%ExA=+1 : 6,715,000%
TLEADE - BE MRS -

REE-_ZT-=FA=+HILEA
N AEBBRAYEEREREME
78,229,000 T(Z B —F A=+
H ) WREMEEREEREN
418 E A W A £:8,906,000/8 7T K 1A 78
FTiSFi 5 26,101,000 C(ZE - —F
ANA=tH|E) -

RZT-_=%FA=18  FHRELEE
A 535,395,000 L (ZEZZF + =
HA=-+—H :35986,00087T)58H
WMEZRE T HE -

24/

The Board has resolved not to declare an interim dividend for the six months ended
30th June, 2023 (six months ended 30th June, 2022: Nil).

11. PROPERTY, PLANT AND EQUIPMENT AND
RIGHT-OF-USE ASSETS

During the six months ended 30th June, 2023, the Group acquired property,
plant and equipment by a cash consideration of HK$1,492,000 (30th June, 2022:
HK$6,715,000).

During the six months ended 30th June, 2023, the Group transferred owner-occupied
properties of HK$8,229,000 (30th June, 2022: HK$nil) to investment properties
and recognised the revaluation surplus of HK$8,906,000 with respective income tax
impact of HK$6,101,000 in other comprehensive income (30th June, 2022: HK$nil).

As at 30th June, 2023, right-of-use assets amounting to HK$35,395,000 (31st
December, 2022: HK$35,986,000) represent the leasehold land component of
owned properties.



MRS MR R (A7)
BE-F-=FXA=1BINEA

12. REWZE

RBE-ZE-_=FXA=1+tHIEXNAARN &K
FERTULEHETFTEMALHRERAAE
/428,640,000 T(—E-—F/,XxA=1+8:
43,663,000/870)E B T ¥ FEEREME -

AEEZEEMFERERADRIVEFTERY
¥ BERXREBZHE —T-_—_F+-_A=1+—
BR-—ZE-_=ZFA=+tHZAABAEIAER
EEETMBENBIAERNEETGEAR —
LB EARAR([FHE D RS A Fi#
TIHE - ZEEFZEREEE  EEHRTHES
FABHAELRRWAE D - RENEENDE
MmE -« ZGEDIEESEYERERS N — R LOER
MBETEEMBSHASHMERSEEELEL -
RUCRTITYETEHREEREYMEWEM
T HEDEREEE - BEFEREVENGHE
TRABREELERZEVMEMBIE 2 BFRAR
FRMAERET - Wit KT AR NE
HERAMEH  ARMBZTIHAFEEMNES -
BESREFEMAGER AT EES o

RIGFHMEN R ABER - DENRS RRER
BREERNASRRARMAR -

13. SRREWE

RZZE-_=ZFA=+H HELHMFERRE
EEAFH,695,153,0008 T( —E-—F+_A
=+—H :1,645,281,000/7C) B S ESREDE
FeoRBE-_E-_ZFAZ+HIEANEAR
AEEWRERTAFERYEZRERBE - ©
BE-Z-_—_F#A=+tHLXEARN K&
EEBRAVABMNFEBMEZREBEA
83,360,0005 7T ©

AREZHPEREBRLDF
TECFHhEHEERS

NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2023

12. INVESTMENT PROPERTIES

During the six months ended 30th June, 2023, the Group transferred
inventories of completed properties with fair value of HK$28,640,000
(30th June, 2022: HK$43,663,000) to investment properties upon the
inception of operating leases to other parties.

The fair values of the Group’s investment properties at the date of
transfer from inventories of completed properties and property, plant and
equipment and as at 31st December, 2022 and 30th June, 2023 have been
arrived at on the basis of valuations carried out on those dates by Norton
Appraisals Holdings Limited (“Valuer”), a firm of independent and qualified
professional valuers not connected with the Group. The valuation was
principally based on investment method by taking into account the current
rents passing and the reversionary income potential of tenancies. For the
properties which are currently vacant, the valuation was based on each of
the property interests by capitalisation of the hypothetical and reasonable
market rents with a typical lease term and also make reference to the
direct comparison approach. For the properties which were transferred
from inventories of completed properties to investment properties, the
valuation was based on investment method. The valuations of investment
properties under development were arrived at by the adoption of the
residual approach on the basis that they will be developed and completed
in accordance with the latest development proposals and having taken into
account the construction cost that will extent to complete the development
to reflect the quality of the completed development. There has been no
change from the valuation technique used in the prior periods/years.

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

13. PROPERTIES FOR DEVELOPMENT

As at 30th June, 2023, right-of-use assets for leasehold lands amounting
to HK$1,695,153,000 (31st December, 2022: HK$1,645,281,000) are
included in properties for development. During the six months ended 30th
June, 2023, the Group did not recognised any impairment loss on property
for development. During the six months ended 30th June, 2022, the Group
had recognised impairment loss on property for development, which is
located in Australia, of HK$83,360,000.
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14. BRER 14. LOANS RECEIVABLE
(REEZR) (f&E==%)
(Unaudited) (Audited)
—EC=HE T F
~A=t+A +=A=t-4
As at As at
30th June, 31st December,
2023 2022
Pt FEx FAET
NOTES HK$’000 HK$'000
REBERKNEREIE The Group’s loans receivable comprise:
DERIERIE TR Gross amount before impairment:
BHEM Secured (i) & (iii) 517,636 560,914
s Unsecured (ii) 767,783 769,484
1,285,419 1,330,398
B ORE Less: Impairment (i) & (i) (613,497) (585,275)
671,922 745,123
MERENMIEL 20T : Analysed for reporting purpose as:
ERD Non-current 78,209 229,541
E Current 593,713 515,582
671,922 745,123
izt - Notes:
(i) FEU B 798,015,000/ (=& = = (i) Loan receivable of HK$98,015,000 (31st December, 2022: HK$97,640,000) carries a fixed
F+ = )5] =+—H : 97,640,000 /95 interest rate of 15% (31st December, 2022: 15%) per annum, is secured by share mortgage of
) BEEMNRAEIS%(ZE=-— subsidiaries of borrower, and is past due (31st December, 2022: past due) and is classified as
F+= E—i— H :15%) * LAfER current loans receivable (31st December, 2022: current loans receivable). Impairment allowance
AH Bﬁ% NEINEEEFIEAER of HK$98,015,000 (31st December, 2022: HK$97,640,000) has been made.
IEQHH(_ZQ::iﬂ-:HE‘f—f
B: B RESEARBERE
P ZE__F+_A=+—"H i
FEWER) - CEHRZBERER
98,015,000 T (ZE - F+ =
=-+—H : 97,640,000%7T) °
&Y E F£300,000,0008 (= F == Loans receivable of HK$300,000,000 (31st December, 2022: HK$300,000,000) bear interest at
F+=A=+—H : 300,000,000 30% (31st December, 2022: 30%) per annum and are secured by share mortgage, are past due
L) FREI%(ZE-—F+ = (31st December, 2022: past due) and are classified as current loans receivable (31st December,
A=4+—08 :30%)3f AR 3 - 2022: current loans receivable). Impairment allowance of HK$45,000,000 (31st December,

EwmE(—E - —F+-_A=+— 2022: HK$15,000,000) has been made.
A : Eﬁﬁﬁ)&%&“*@%méﬂr&u&“

TA(—?——EE+ A= + H '//Ib

FEKER) - BEtRZBERESR

45,000,000 T(ZFE=-=F+=A

=+—8 : 15,000,000/ %) °
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BE-E-=gEA A=+ HLAES
14. EWER (&)
Bzt - (&)

(i) (%)

(ii)

(iii)

JEUL & 539,621,000/ T( -~ —F+— H
=+—H : 38,274,000/ 7T) * FM=E12%(—

——F#+=ZRA=+—A8": ;&10%:12%)&%
A I IFEAER - BR 22 WFE— A
(B ——F+-A=+—0B - ®m-_ZE-=F7A
E-E-—F+-A)FHRE YO BEARD
BUER(ZZE__F+=-A=1+—0 : B@EK

B3 o

JE I B 5%80,000,000/& L (ZE = =F + = A
=-+—H : 80,000,000/ 7T) * FFIEAE6%(=
T —FE+-A=+—H :5875%) + AEKA
RIMTE A Rz R IFIEAER - RZTZUF
—RA(ZE_=F+=—A=+—H: ZZT_F
“A)RERE WO BARSERER(—-E
T+ A=1+—8 : ERHEKER) - Bif
RZMEEEA101,0008T(ZE-_—_F+_4
=+—H :101,0007T) °

fEU B 767,783,000 L ( —E-_—_F+_A
:+—E © 769,484,000 L) + FHREN T
5.75% %36% (—E-—F+=-A=+—8:
5.75%Z%E36%) + AEEIF - F # 78,400,000
T(ZEZZF+A=+—H : 157,878,000
B WA ERERDERERLTR =S ZMF
+—A(ZZ=——F+=-A=+—8: —T-NF
—AEZZT_NF+—A)ISRERFNERA
575%(ZF=Z=F+=-A=+—H : "F575%
£7%) c ERBEREZ LR ERERD TR
ZREBED B A191,0008 (T - —F+—
A =+—H : 8,236,000/ jT) % 470,190,000/
T(ZE-—F+-F=+—H : 462,296,000/
TT) e

RZTE-ZZF+=-ZA=+—H BEKEXK
45,000,000/ 7T + FFI%E6.25% * LERAKE

HE(BEHEEY  WEREEFES _BEFE Y
FIFIEREREN S =F+—A5HREE
RS BAERBDERER N_ZE-_—_F+=A
=+—0  2FEZRERERR2,002,0008 7T
ZHEEREBE_ T =FA=THILLXEA
NEEPERIE ©

EMEEBERRBEIAARAZER([EE DR

DEFHENETT

ZIHEMESE -

AREZHPEREBRLDF
R =FPHEERS
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2023

14. LOANS RECEIVABLE (continued)

Notes: (continued)

(i) (continued)

Loan receivable of HK$39,621,000 (31st December, 2022: HK$38,274,000) bear
interest at 12% (31st December, 2022: ranging from 10% to 12%) per annum
and is secured by a mortgage over the developable land, is due for repayment
in January 2024 (31st December, 2022: from May 2023 to December 2023)
and is classified as current loans receivable (31st December, 2022: current loans

receivable).

Loan receivable of HK$80,000,000 (31st December, 2022: HK$80,000,000) carries
an interest rate of 6% (31st December, 2022: 5.875%) per annum, is secured
by share mortgage of subsidiaries of borrower, and is due for repayment in
February 2024 (31st December, 2022: February 2024) and is classified as current
loan receivable (31st December, 2022: non-current loan receivable). Impairment
allowance of HK$101,000 (31st December, 2022: HK$101,000) has been made.

(ii) Loans receivable of HK$767,783,000 (31st December, 2022: HK$769,484,000)
bear interests ranging from 5.75% to 36% (31st December, 2022: 5.75% to 36%)
per annum, are unsecured. Of which HK$78,400,000 (31st December, 2022:
HK$157,878,000) are classified as non-current loans receivable and are due for
repayment in November 2024 (31st December, 2022: January 2024 to November
2024) and carry interests at 5.75% (31st December, 2022: ranging from 5.75% to
7%) per annum. Impairment allowances of HK$191,000 (31st December, 2022:
HK$8,236,000) and HK$470,190,000 (31st December, 2022: HK$462,296,000)
has been made for the non-current loans receivable and current loans receivable,

respectively.

(iii) Loan receivable of HK$45,000,000 as at 31st December, 2022 bore interest at
6.25% per annum, was secured under a debenture incorporating second fixed
and floating charge over its undertaking, property and assets of the borrower and
was due for repayment in November 2023 and was classified as current loans
receivable. Impairment allowance of HK$2,002,000 had been made as at 31st
December, 2022. The balance was fully settled during the six months ended 30th

June, 2023.

The provision of expected credit loss was determined by the directors of
the Company (“Directors”), with reference to a valuation performed by the

Valuer.
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2023

15. EQUITY INSTRUMENTS AT FAIR VALUE THROUGH
OTHER COMPREHENSIVE INCOME

As at 30th June, 2023, for one of the equity instruments at FVTOCI in
which the Group holds approximately 33.03% equity interest, the Directors
considered the Group could not exercise significant influence over this
investee company, China Medical & HealthCare Group Limited (“CMH"),
a company listed in Hong Kong. As at 30th June, 2023, it is uncertain
when the Group could appoint representative in the board of directors of
CMH and to participate in CMH’s policy-making process. The details of the
commitment of the proposed further acquisition of CMH’s shares are set
out in note 22(c).

16. TRADE AND OTHER RECEIVABLES, DEPOSITS AND
PREPAYMENTS

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

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

The following is an aged analysis of trade receivables, including rental
receivables, based on the invoice date/contract term at the end of the
reporting period:

(REER) (Fezz)

(Unaudited) (Audited)

—EC=H T F

ANA=+H +=ZA=t+—8

As at As at

30th June, 31st December,

2023 2022

FET FET

HK$'000 HK$'000

LH91H Less than 91 days 22,575 30,436
91%180H 91 to 180 days 13,221 4,426
181£365H 181 to 365 days 45 433
365H A E Over 365 days 966 1,007
36,807 36,302
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2023

17. ASSETS AND LIABILITIES CLASSIFIED AS HELD FOR SALE

On 27th February, 2023, an indirect non wholly-owned subsidiary of the Company
entered into a sale and purchase agreement with an indirect wholly-owned subsidiary
of Allied Group Limited (“AGL"), the ultimate holding company of the Company, to
dispose of certain Hong Kong non-core properties of the Group through the disposal
of the entire issued share capital of two investment holding companies and the
assignment of the respective shareholder’s loans at the aggregate consideration of
HK$250,000,000. The transaction was completed on 3rd July, 2023.

As at 30th June 2023, the assets and liabilities attributable to these subsidiaries had
been classified as assets and liabilities held for sale (see below). The operations were
included in the Group’s property investment segment as appropriate for segment
reporting purposes (see note 4). The net proceeds of the disposal of these subsidiaries
are expected to exceed the net carrying amount of the relevant assets and liabilities of
these subsidiaries and accordingly, no impairment loss had been recognised.

The major classes of assets and liabilities comprising the disposal group classified as
held for sale are as follows:

(REER)

(Unaudited)

—E=F

ANA=+H

As at

30th June,

2023

FHET

HK$'000

b ESN YN Property, plant and equipment 493
BB Investment properties 243,600
R G R EMEUERTR - e RIBEFER Trade and other receivables, deposits and prepayments 266
RekRE&EEER Cash and cash equivalents 1,479
DEAEEFENEE Assets classified as held for sale 245,838
R 5 R EMFERERR Trade and other payables 1,874
HIEBE Tax liabilities 146
FIERIBE R Deferred tax liabilities 2,562
B ARERENEEMBENEGRE Liabilities associated with assets classified as held for sale 4,582
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for the six months ended 30th June, 2023

18. X5 R EMETIRR 18. TRADE AND OTHER PAYABLES

RBEHR - X HEMNER(EIEES The following is an aged analysis of trade payables by age, presented based on
SREMBEMERAN)IZEZ[AMMES]  the invoice date, which are included in trade and other payables, at the end of the
ZERER TN reporting period:

(REER) (Fe&z)

(Unaudited) (Audited)

—EC-=HF T F

AA=+A +ZA=+—H

As at As at

30th June, 31st December,

2023 2022

FERT FH&T

HK$'000 HK$'000

DH91H Less than 91 days 375,516 468,579
912180H 91 to 180 days 97,480 207,999
1812365H 181 to 365 days 28,077 160,417
365HA £ Over 365 days 392,908 334,153
893,981 1,171,148

19. MYEfERK 19. INTEREST-BEARING BORROWINGS

REBEE-_ZT-_=ZF/,A=+HI17x During the six months ended 30th June, 2023, the Group obtained new borrowings
TMRARN NEFBESHEXRESE in the amount of HK$1,097,504,000 (six months ended 30th June, 2022:
1,097,504,0007& 0 (B2 T - —4F;<x HK$263,089,000) and repaid bank and other borrowings of HK$805,502,000 (six
A=+HIt/NEA : 263,089,000 7t)  months ended 30th June, 2022: HK$1,080,153,000). The majority of the loans as at
R IEBHR1T R EME $805,502,000/%  30th June, 2023 are repayable within five years and bear interest at fixed or floating
T(EEZZE-_FxA=+HI1E5E  market rates ranging from 2.50% to 6.76% (31st December, 2022: 2.50% to 6.40%)
A :1,080,153,000/7C) e ®=—Z == per annum. Proceeds from new borrowings were used to finance the progress
EXNA=THHABHERNEEANE  payments for properties under development and operating activities of the Group.
BRIEE BN MIZERFETL - MaF

MENF250%%6.76% (=T ==

TZA=1+—H:250%%6.40%) °

BN REARI N AR EEEREY)

ETIREER R EEER -

30/



IR S M ISR R (4F)
ﬁ_—t_ ?’_ffl—c/\ﬁ +E.Lt/\@ﬁ

—_—

AREZPEREBRLDF
R -FRHEERS

NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)

for the six months ended 30th June, 2023

20. REERK 20. INTEREST-FREE BORROWINGS
(REER) (Fe281%)
(Unaudited) (Audited)
—EC-=5F —E-F
~NA=+H +=-A=1+—H
As at As at
30th June, 31st December,
2023 2022
FHET FHT
HK$'000 HK$'000
AR NEIE e Amounts due to associates 40,423 423
FEfRHE S EIE Amounts due to joint ventures 1,864,433 589,235
R B IR s fE X Advances from non-controlling interests 158 163
1,905,014 589,821
ZEFBEAEEMR R RAEEZRT  The amounts are unsecured, interest-free and repayable on demand.
B -
21. I 21. SHARE CAPITAL
ZERROEE
Number of ot |
ordinary shares Amount
FBT
HK$'000
BT - Issued and fully paid:
RZE-_—_F—HF—H" At 1st January, 2022,
:2::¢+ A=+—BXK 31st December, 2022 and
—E-=FXA=1+H 30th June, 2023 1,466,069,491 3,788,814
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¥R A A260,870,0008 T(— = —4F
+=ZA=+—H : 269,663,000/&7T) °

E/\\:'_fflz/\ﬁ +E| LISZE% F'EH‘Xﬁ
PR N B A9 #GE A1,000,000,000/8 7T ( —

——F+-_A=+—HB:8E)-
BHABIEE27 ©

Ui 2 7 \i

RIZE-=F A+ H  BEHPEEER
BERTENRE  AEERETRRBEAS
#933.03% E BT AR (R 154 ) - A
It - ANEEBERL672,708,957 A% A B8 8 5B 49
BN IR B EE0.897% 7T ([ R EZE 4
HwEL]) - AR R ER B R e
BIEEIEFIRSZEL - P EBEREZY
R BB E R R ERREER - AEE
BIEPEEERSEOENNESESN A
598,711,000/ 7T °
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2023

22. CAPITAL COMMITMENTS

(a

As at 30th June, 2023, the commitment for capital contribution
to a joint venture is HK$260,870,000 (31st December, 2022:
HK$269,663,000).

As at 30th June, 2023, the commitment for acquisition of an
investment holding company is HK$1,000,000,000 (31st December,
2022: HK$nil). Details of the acquisition is set out in note 27.

On 16th June, 2023, immediately following completion of the rights
issue of CMH, the Group was interested in approximately 33.03% of
the issued share capital of CMH as disclosed in note 15. Accordingly,
the Group is required to make a mandatory conditional cash offer
to independent shareholders of CMH for 672,708,957 shares at the
price of HK$0.89 per share (“CMH Offer”). In the event that the
CMH Offer is accepted in full by the independent shareholders of
CMH, the aggregate amount payable by the Group under the CMH
Offer will be approximately HK$598,711,000.
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2023

23. CONTINGENT LIABILITIES

(@ At 30th June, 2023 and 31st December, 2022, the Group had guarantees as

T _F+-A=+—A2 follows:
BRAT
(REERZ) (&%)
(Unaudited) (Audited)
—EC-=HF - —F
AA=+H +ZA=+—8H
As at As at
30th June, 31st December,
2023 2022
FHET FHT
HK$'000 HK$'000
MERTTIEE 2R - Guarantees given to banks in respect of:
—MEERERZ - mortgage loans granted to property
ZIBE purchasers 2,376,954 1,233,120
—EECREERZRITEE - banking facilities granted to joint ventures
—BfERA — utilised 580,463 532,989
— AR - not yet utilised 336,374 659,286
——RHoEARRERIEZAREE - banking facilities granted to an investee
BIE([BEBEEEAREBEERE]) company classified as a financial asset at
ZEMEEIWIRES fair value through profit or loss
NEER ZIRITEE ("FVTPL")
—BfERA — utilised 156,589 361,642
— W AR{EH - not yet utilised 6,846 35,219

(b)

HASE, —Hea2tERE
M 428 B T {B #9 848,585,000 7% 7T
(ZZE-_—_F+=-_HA=+—8:
871,646,000/ 7T) 2 R E
FHEMMKEEITHE LR
Eoﬁ%@ﬁﬁ*%%%ﬁﬁi
o EE RIE THREER

i A“ﬁ%hﬁZim%ﬁ
FaREHEAE o BREBD TR
BYEREIER 22 T BN - Z
FEIHIFRADHETRE - &
AR ER (D IEFERREE o

(b)  Property for development that is held by a joint venture of the Group with
total carrying value of approximately HK$848,585,000 (31st December, 2022:
HK$871,646,000) is under idle land investigation by the local authority. The
development progress cannot fully fulfil building covenants under the land
grant contracts. The whole pieces of land of the joint venture were held under
several land use right certificates. They are under phased construction stage and
certain portions of them are under development, except for the portions which
are retained for the remaining development of the whole project.
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BRAZ )REEEFR  REREED
BN B 49233,621,0008 (-2 - —
F+-A=+—H:241,496,000/87T) ° %
FITBBZEREEAEERBAETEY
ERAIEIRZA B TENARE - X
VERTHISRZIRT TSR - Mz e B EERITR
HE ERERDMBFLFRARELER - %
RENMETFET  ESLEMEBEEE
RERA  BELFREAREZEEMEED
DRIBR - i T2 AREE 2 GRS E B
BRREEEATE -
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2023

23. CONTINGENT LIABILITIES (continued)

(b)

(continued)

Property for development that is held by another joint venture of the
Group with carrying value of approximately HK$233,152,000 (31st
December, 2022: HK$252,366,000) had been identified as idle land
by the local authority. The development of more than half of the
piece of land was either completed or under development, except for
the portions which are retained for the remaining development of
the whole project. In particular, the construction works for Phase 1,
Phase 2 Part 1 and Part 2 of the development have been completed.
The construction works for Phase 3 Part 1 has completed in current
period.

The Group is currently working diligently with joint venture partners
to prevent the possible classification as idle land for those under
idle land investigation and taking remedy action to prevent from
prosecution for those had been identified as idle land, including
negotiating the feasibility of development plans with local
authorities. Based on legal advices, the Group has assessed the issue
and in the opinion of the Directors, the economic outflows caused by
above cases are not probable.

A bank has initiated legal proceedings against a joint venture of the
Group as one of the guarantors claiming for outstanding loan and
interest of totalling approximately HK$233,621,000 (31st December,
2022: HK$241,496,000). The bank alleged that the loan was granted
to a former shareholder of the joint venture before the acquisition of
interest in that joint venture by the Group. The first court judgement
was held in favour of the bank, and the outcome of the latest appeal
by the joint venture was still pending by the appeal court. The claim
is being contested and the Directors with reference to legal advice
obtained, considered that in the event that the appeal court rules
against the joint venture, it will not have a material effect on the
condensed consolidated financial statements of the Group.
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2023

23. CONTINGENT LIABILITIES (continued)

(d) A land bureau in the PRC has initiated a legal proceeding against
a joint venture of the Group for a claim due to the failure to fulfil
the development progress stated in a land grant contract, with
a compensation of approximately HK$236,003,000. The case is
pending trial by the court. The Group has assessed the claim and
considers that it is too early to assess the possible liability at this
stage.

24. FAIR VALUE MEASUREMENTS OF FINANCIAL
INSTRUMENTS

Some of the Group'’s financial assets are measured at fair value at the end
of each reporting period. The following table gives information about
how the fair values of these financial assets are determined (in particular,
the valuation techniques and inputs used), as well as the level of the fair
value hierarchy into which the fair value measurements are categorised
(Levels 1 to 3) based on the degree to which the inputs to the fair value
measurements are observable.

o Level 1 fair value measurements are those based on quoted prices
(unadjusted) in active market for identical assets or liabilities.

o Level 2 fair value measurements are those derived from inputs other
than quoted prices included within Level 1 that are observable for the
asset or liability, either directly (i.e. as prices) or indirectly (i.e. derived
from prices).

° Level 3 fair value measurements are those derived from valuation

techniques that include inputs for the asset or liability that are not
based on observable market data (unobservable inputs).
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B SMERERIE(#H) NOTES TO THE CONDENSED CONSOLIDATED

HE-F-_=FXA=+HINEA FINANCIAL STATEMENTS (continued)

for the six months ended 30th June, 2023

24. E@MTEZAREE 24. FAIR VALUE MEASUREMENTS OF FINANCIAL
T2 (E) INSTRUMENTS (continued)
DEER
Fair value as at
St 3 -
#AZtE A=A
0thlune,  3stDecember, AREE  HERE AEEEFTEE
03 m g REESH SHNER
(R0 (827) Fairvalue  Veluation techniques  EARETEESH Relationship of unobservable
(Unaudited) (Audited) ~ hierarchy  and key inputs Significant unobservable inputs inputs for fair value
Tn Tin
HKS$'000 HKS'000
ARERERRE L BRRE AR R ENELT 40,784 BB E4 HERTAITEL &R TR
RS Level ENE NA A
Equity securities fsted in the PRC classified as Quoted bid prices in an actve
equity securties at FVTPL market
ARARRAMAEYARL BARERAIE, 15,717 15660 £ REEMSHRL el TR
B LT BAES Level ENE WA A
Equity securtieslised in the PRC dlasified s Quoted bid prices in an active
equity instruments at FYTOCI market
AEREREGRENARA L BERBIRFIE, 317446 108352 £ RERTSHER T T
ﬁ?éimzﬁﬂf &5 Level ENE WA A
Equity securiteslisted in Hong Kong classified as Quoted bid prices in an active
equity nstruments at FVTOCI market
NEREERARDLBERT SHRRY 0640 706 F=4 HERMERIAR Qi T
FIESRE Level2 B# NA NA
Unlisted fund investment dlassified as financial assts Quoted price provided by
at FTRL financil institutions
AEREERRRA BRRE SRARL 53,104 B0 £=4 mEBERLTAR TR T
FLTEERA Lewel3 BIZEIMERERE  NA NA
Unlised fund investment: classfied as financial assets HiERANE AR
at ATTRL HE)
Quoted price provided by
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)

for the six months ended 30th June, 2023

24, ERMIEBEZAREE
STE(E)

24. FAIR VALUE MEASUREMENTS OF FINANCIAL
INSTRUMENTS (continued)

DEER
Fair value as at
ZECzF S
#BZTR tZA=+A
NthJune,  3istDecember, AAEE  fEERE DAEERFTER
ylrE} m &0 | i
(%E2H) (8%7) Fairvalue  Valuation techmiques  EXNATEESR Relationship of unobservable
(Unaudited) (Audited)  hierarchy  and key inputs Significant unobservable inputs inputs for fair value
TR Tin
HKS'000 HK$'000
ARARREMAENERA BRRE RATEL 1,70 B0 £=h  AEER BENRE(ZRETHANER el O i
ELTRATA level 3 Assetbased approach FLRRRRRATUDSERR.  TR
Unlisted equityinsruments lasified a equity instruments WREEFELONEE) AL T5%E
athmodl 22 FX EDLY e v
The key inputs are 2T5%E35%)

) s,
fi) Termyild

(i) EEE:
(i} Reversionary yield;

fiiy MEERRS R
(i) Market unit rent; and

) SZERATERS
g

() Discount for lack of
control and lack of
marketabilty

Term yield, taking into account of
Yield generated from comparable
properties and adjustment to reflect
the certainty of term income secured
and to be received, of 2.75% to
3.25% (31t December, 2022: 2.75%
t03.25%)

The increase n the term yield would result in
 decrease i fair value

FRUER(ZEIMpAENEREN REARENENCENNAER
male A RENTE) B %E TR
EN/ il o o
35%E375%)

Reversionary yeld, taking into account
annual unit market rental incorne and
unit market value of the comparable
properties, of 325% 10 3.75%

(315t December, 2022: 3.25%
t03.75%)

The increase n the reversionary yield would
resultin 3 decrease i fair value
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)

for the six months ended 30th June, 2023

24, ERMIEBEZAREE

ATE(E)
DABER

Fair value as at
CEICE S
RE=tR A=A
30thJune, 31t December,
03 202
(REEH) (gh)
(Unaudited) (Audited)
Tén T
HK$000 HK$'000

NMEE  fERR
Zhl REE5E
Fairvalue  Valuation techniques
hierarchy  and key inputs

24. FAIR VALUE MEASUREMENTS OF FINANCIAL
INSTRUMENTS (continued)

MEEEFTER
SUNBE
EVGEEEED Relationship of unobservable
Significant unobservable inputs inputs for fair value

ARREEAIANAR A BRREZREIAY
ELTRATAE)

Unlised equity instruments classfied as equty instruments
atAVToC! (continued)

38//

e EE R il
B 2RI HMI%‘JE?
Ot E RO - T3

EufENTh EEWHHZSWE

J/\’Jﬂ]gogwl(—j::
TZA=-8: §E5RER
BETEETIREA0ET)

Market unit rent compares with direct
market comparables and taking
into account of location and other
individualfactors such as road
frontage, size of property and
fadlites. The range of average market
unitrent s from around HK925 so.ft/
month to HK$190 sq ft/month (315t
December, 2022: HK$25 sg.ftfmonth

Cl R OV

The increase in the market unit rent would
restlt in an increase in fair value

to HK$170 so.ft month)

Rz BT ARE TE B2 BHmERE AR LML
(EREMRIAIERR) 2348% HEETE
(R ZFT2AZT-H:305%)

The increase in the discount for lack of
control and lack of marketabilty would
restltin & decrease in fair value

Discount for lack of control and fack of
marketabilty, taking into account
median control premium, of 34.8%
(315t Decernber, 2022: 30.5%)
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NOTES TO THE CONDENSED CONSOLIDATED

BE-T-=FNA=+HINEA FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2023
24, SRITEZAREBE 24. FAIR VALUE MEASUREMENTS OF FINANCIAL
T2 (&) INSTRUMENTS (continued)
DMEER
Fair value as at
k-l 3 ik
0% = S ol e
Nthdung,  3stDecember, AAEE  HERE AEEEFTEE
03 m g REESH SENER
(*EEH) (@2%) Fairvalue Valuationtechnioues ~ EXHETERSE Relationship of unobservable
(Unaudited) (Audited)  higrarchy  and key inputs Significant unobservable inputs inputs for fair value
Tn Tin
HKS'000 HK$'000
BERESHARL 683,797 0o =5 ReRAR e e e ERENENeERL BETR
level3 Discounted cash flow NET%E18% ZF=ZE2R

\nves imensin prope ty projects classiied as financial asset
atFTeL

I E RN IE A B R 2 B E
B RREENS A RER
BEH AR EEFEHRAE LR
T o

SR T%EIR)

Discount rates used in discounting the
estimated cash flows to the net
present values ranging from 7% to
18% (315t Decernber, 2022: 7% to
18%)

The increase in the discounted rates would
restltin a decrease i fair value

BRTEFRENREARE
1807220008 (252512
S 184,035,000

Cash flows used to calculate the net
present values, n aggregate
amounted to AU$180,722,000
(315t December, 2022:
AU$184,035,000)

RERMENESROARESD

The increase n the cash flows would result in
an increase in fair value

B ERRRMERNATESN T
ARz (32612 R
=B NEESEIRR)

Remaining durations of the projects used  The increase in the remaining durations of
to calculate the net present values the projects would esult in 3 decrease n
ranging from 6 months to4 yearsand ~~ fairvalue
8 months (315t December, 2022: from
1year to 5 years and 1 month)

ERRRIRAANESH N, EE TR

Note: There is no indication that any changes in the unobservable inputs to reflect reasonably possible
alternative assumptions for the investments would result in significantly higher or lower fair
value measurements.
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SRS RMEE(HE) NOTES TO THE CONDENSED CONSOLIDATED
BE—F-—=ZFNA=+HILAEA FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2023

24. ERITE 2 AREBE 24. FAIR VALUE MEASUREMENTS OF FINANCIAL
FTE(1E) INSTRUMENTS (continued)
E-BLRBEHEZEHE Reconciliation of Level 3 fair value measurements
FERHEMEME

ZEBEE WERAAEE
BARBERE RKREZRFEIA

ZEMEE Equity
Financial assets instruments “st
at FVTPL at FVTOdCI Total
FERT FERT FET
HK$'000 HK$’000 HK$’000
NW_E_-__F—HF—H At 1st January, 2022 503,160 32,660 535,820
HREE - Total losses:
—RExEN — in profit or loss (1,779) - (1,779)
—REMEERER — in other comprehensive income - (440) (440)
HBE Purchases 17,267 - 17,267
BRIRE Return of capital (27,622) - (27,622)
EHER Exchange differences (20,656) - (20,656)
R-E-_—F"A=+H At 30th June, 2022 470,370 32,220 502,590
R Total gains:
—REER — in profit or loss (6,573) - (6,573)
—REMEEREA — in other comprehensive income - (2,620) (2,620)
BE Purchases 286,074 - 286,074
EHER Exchange differences (4,391) - (4,391)
RZE_—_F+_A=+—H At 31st December, 2022 745,480 29,600 775,080
1REIE - Total losses:
—REER — in profit or loss (2,122) - (2,122)
—REMEEEER — in other comprehensive income - (1,860) (1,860)
BE Purchases 49,849 - 49,849
BARIRE Return of capital (49,305) - (49,305)
fEHZE Exchange differences (17,001) - (17,001)
R-B==#xA=+8 At 30th June, 2023 726,901 27,740 754,641
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2023

24. FAIR VALUE MEASUREMENTS OF FINANCIAL
INSTRUMENTS (continued)

Reconciliation of Level 3 fair value measurements (continued)

There were no transfer between Levels 1, 2 and 3 during the six months ended 30th
June, 2023 and 2022.

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

25. RELATED PARTY TRANSACTIONS AND BALANCES

Except for stated elsewhere in the condensed consolidated financial statements,
during the six months ended 30th June, 2023, the Group had transactions and
balances with related parties as follows:

(REER)
(Unaudited)
BEAA=THLEAREA
Six months ended 30th June,

—EZ=HF =St =
2023 2022
FHERT FHT
HK$'000 HK$'000
(@) ARRZ SR AE]— (a) The ultimate holding company of the
BAEEEERENB AT Company, AGL and its subsidiaries
— AR B W ER 2 52 HA — Short-term lease payments, property
HEFIE MEERE management and air-conditioning
k=g R fees charged to the Group 2,147 2,229
— RIS E U E — Management fee charged to the
EEEM Group 7,738 7,514
—REEREZ — Management fee income earned
BEBIA by the Group 150 -
—[AASEWEZ AEE RS — Internal audit service and management
RERE MRS information system service fee
AR5 2 A charged to the Group 149 76
— ARSI E — Interest expenses charged to the
FMEER Group 4,152 1,566
— (RIS S2 B U B 2 E A B A — Sundry expenses charged to the Group 132 158
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)

for the six months ended 30th June, 2023

25. RELATED PARTY TRANSACTIONS AND BALANCES

(continued)

(REER)
(Unaudited)
BZAR<A=1THILAKEA
Six months ended 30th June,

—EC-=F —E-—F
2023 2022
FTERT FHT
HK$'000 HK$'000
(b) AREz —ERRMBEAT - (b) A fellow subsidiary of the Company,
FeEAE AT ([FEE]) R Sun Hung Kai & Co. Limited (“SHK") and
HMEB AR its subsidiaries
—REBHZ — Lease payments and property
HERIE N management fee income earned by
YIESEBIA the Group 579 1,200
— AREEHREZ T BUA — Interest income earned by the Group 2,236 2,215
(0 EEEREAEHMH (c) Key management personnel compensation
—¥e hEMTEER — Salaries and other short-term benefits 7.563 13,619
—RIRBENER — Post-employment costs 201 199
d) BE AT REERE (d) Associates and joint ventures
— NEEREZ HEFIE — Lease payments earned by the Group 145 328
— AREEHREZ T BUA — Interest income earned by the Group 17,699 42,797
—REED SRR — Dividend income received or receivable
&S M A by the Group 41,989 25,199
— REEREZ — Property management fee earned by
MEERE the Group 762 -
— (AR E U E 2 — Short-term lease payments and
B ERIA R property management fee charged
MEERE to the Group 1,452 4,165
— NEERE BRI E KR — Consultancy fee income and service
AR & UA fee income earned by the Group 11,194 12,586
—REERRAEDERN — Compensation income for late
WERME X N2 payment of profit forgo by a joint
HEBA venture partner earned by the Group 20,920 -
(e) BEEE ZHE AT (e) Associates of AGL
—REBHZ — Lease payments and property
HERIE KM management fee income earned by
YIESEBIA the Group 558 591
—AANE B WELZ FIE & F — Interest expense charged to the Group 5,572 5,952
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BE—F——#FNNA=+HINEA FINANCIAL STATEMENTS (continued)
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25. BEEALTZRGR 25. RELATED PARTY TRANSACTIONS AND BALANCES
LEeR(4E) (continued)
(REBERZ) (feE%)
(Unaudited) (Audited)
—EC=5F —E-—F
RAA=t+H +TZH=1—H
As at As at
30th June, 31st December,
2023 2022
T FHET
HK$'000 HK$'000
( BEEERENEAR (f) AGL and its subsidiaries
— EAb FEUBR K — Other receivables 50 50
— HEMEREIRR — Other payables 4,988 5,392
—EER(A D) — Loan payable (Note i) 368,863 208,434
—BIFERERKERZ — Loan facilities granted to but not yet
B ati) utilised by the Group (Note ij) 1,044,115 45,237
(9) FBEKLEWBA (g9) SHK and its subsidiaries
—FEWER( /]ﬁnf/l/) — Loan receivable (Note iii) 78.400 78,100
— EAb FEUBR K — Other receivable 562 578
— HABFERBR R — Other payables 521 539
(h) BrE AT REERE (h) Associates and joint ventures
— EAb FEUBR K — Other receivables 582 40
— E T AR 5K — Other payables 42 43
—GEEEERLKEFRAZ — Financial guarantees given to banks in
RITEEMRITIEL 2 respect of banking facilities granted
TSR to and utilised by joint ventures 580,463 532,989
—MEELEERAMNKERZ — Financial guarantees given to banks in
RITEERBRITIEL 2 respect of banking facilities granted to
B ER but not yet utilised by joint ventures 336,374 659,286
() BEeEEZHERT (i) Associates of AGL
*J*ﬁféﬁ(/%‘&/v) — Loan payable (Note iv) 195,652 202,247
— B A FERTBR TR — Other payables 806 897
() ESEXF  TRELE () The chairman of the Board,
) Mr. Lee Seng Hui (“Mr. Lee”)
— BT AEEERKERZ — Loan facility granted to but not yet
BRRE utilised by the Group 440,000 -
(k) ZHE{=7ELee and Lee Trust (&4 K (k) A company indirectly wholly-owned by Lee
Wz B AETEA)Z—H and Lee Trust, being a discretionary trust
HE2EHRE AR — (Mr. Lee and his siblings are the trustees),
Cashplus Management Limited Cashplus Management Limited
—BTAREEERAKERZ — Loan facility granted to but not yet
BERER utilised by the Group 300,000 -

\43



TIAN AN CHINA INVESTMENTS COMPANY LIMITED

Interim Report 2023

MRS MR R (A7)
BE-F-=FXA=1BINEA

25. BRABALZRG RER(E

MR A m R A SRR 2 FTIHRURTS & B R RS
DEHE - AR 2 KB LR RS REET
37 NEREET IR KB IR B A R SRS 1k AR
SEEMNBE —HNBRRLEAEEZ —MH
BERRIFI L 2B E R - U ENBREAL
ZRSWARBRBE ETRAMAENEERL S
HFBER S o

AEBEETEIZEEREABEA 5B YR
T BAaKERAKEREERRY  XRAK
EpZEABREMWIEAKE 2 T2EEEA
SRtz REWNEEER  ZEEERACE
REAM @R DPIINEZ EEERT -

T EEERMREIEEA BN AEEERF
NHEzHEAE YA EEFRTEETEEA
8 - BB & FA3,487,0008 c(HE T -~
FRNA=ZTHIENEA $3,408,000087T) * WEE
BELHZTBEREASHHA -

(i) ERERZFEMENT25%E5.85% (=T ==
FH+ZA=+—8  NTF25%=F4.6%)  EIKIF
WERZEZ=F+tAEZZT-_NF A(ZZ
o+ -A=t+-H: T =F+AE-F
ZPULEPD A O)EE o

i) REBEE-_T-_=ZFX"A=t+HLEAEARR -
NREFEEBAEEZ —BWHBRRGI 7
1,000,000,0008 L2 EF BB HE - HEZF
Z=FEXNAZTH  AEETEERER -

iy ERERZFMNERARS75%(ZFT==F+=A
=+—H :575%) F |MIEFELBR_S—UF
+—A(ZE_—F+-A=+—8: _Z_MF

t—AMEE -

vy BENERZFFERSS%(ZF__F+_A
=t—H:55%) EEMTAR-_FT_MFL
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A)EE -
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2023

25. RELATED PARTY TRANSACTIONS AND BALANCES
(continued)

Apart from the sharing of administrative services and management services
agreement entered into by the Company with AGL, the internal audit
services and management information system services agreement entered
into by a subsidiary of the Company with AGL, and leasing agreements
entered into by the Group with a subsidiary of SHK and an associate of
AGL, none of the above related party transactions constitutes a connected
transaction or continuing connected transaction as defined in the Listing
Rules.

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

The above-mentioned management fee is calculated by reference to the
time devoted by the management personnel on the affairs of the Group
and can be apportioned to the above key management personnel. The
total of such apportioned amounts, which has been included in the key
management personnel compensation above, is HK$3,487,000 (six months
ended 30th June, 2022: HK$3,408,000).

Notes:

(i) The loan payable bears interest ranging from 2.5% to 5.85% (31st December,
2022: ranging from 2.5% to 4.6%) per annum, is unsecured and repayable from
July 2023 to June 2024 (31st December, 2022: from July 2023 to April 2024).

(i) During the six months ended 30th June, 2023, the Group has entered into a loan
facility agreement of HK$1,000,000,000 with a subsidiary of AGL. There is no loan
drawdown by the Group as at 30th June, 2023.

(iii) The loan receivable bears interest of 5.75% (31st December, 2022: 5.75%) per
annum, is unsecured and repayable in November 2024 (31st December, 2022:
November 2024).

(iv) The loan payable bears interest of 5.5% (31st December, 2022: 5.5%) per annum,
is unsecured and repayable in July 2024 (31st December, 2022: July 2024).
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2023

26. PLEDGED ASSETS

At 30th June, 2023, the following assets were pledged:

(@) Property, plant and equipment, properties for development,
properties under development, inventories of completed properties
and investment properties of certain subsidiaries with carrying
values of HK$30,327,000 (31st December, 2022: HK$36,536,000),
HK$1,695,153,000 (31st December, 2022: HK$1,645,281,000),
HK$2,512,690,000 (31st December, 2022: HK$2,049,388,000),
HK$96,402,000 (31st December, 2022: HK$195,605,000) and
HK$9,447,214,000 (31st December, 2022: HK$11,178,504,000)
respectively were pledged to banks for banking facilities granted to
the Group.

(b) At 30th June, 2023, no bank deposit was pledged. At 31st
December, 2022, bank deposit with carrying value of HK$532,000
was pledged for guarantees in respect of government authorities for
the development works.

27. EVENTS AFTER THE REPORTING PERIOD

On 27th February, 2023, an indirect non wholly-owned subsidiary of the
Company (“Purchaser”) entered into a sale and purchase agreement
with third parties to acquire a property in Hong Kong through (i) the
acquisition of the entire issued share capital of an investment holding
company (“Target Company”) and (ii) the assignment of loan indebted
by the Target Company to its shareholder, at the consideration of HK$3.
It was further agreed that at completion, the Purchaser shall enter into a
loan agreement to provide to the Target Company a loan in the amount
of HK$1,000,000,000. The total payment for the acquisition shall be
HK$1,000,000,003. The transaction was completed on 5th July, 2023.

On the even date, another indirect non wholly-owned subsidiary of the
Company entered into a sale and purchase agreement to dispose of
certain Hong Kong non-core properties of the Group. This transaction was
completed on 3rd July, 2023. Details of the transaction are set out in note
17.
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REPORT ON REVIEW OF CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

=ED

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

Introduction

We have reviewed the condensed consolidated financial statements of
Tian An China Investments Company Limited (the “Company”) and its
subsidiaries (collectively referred to as the “Group”) set out on pages 4
to 45, which comprise the condensed consolidated statement of financial
position as of 30th June, 2023 and the related condensed consolidated
statement of profit or loss, statement of profit or loss and other
comprehensive income, statement of changes in equity and statement of
cash flows for the six-month period then ended, and certain explanatory
notes. The Rules Governing the Listing of Securities on The Stock Exchange
of Hong Kong Limited require the preparation of a report on interim
financial information to be in compliance with the relevant provisions
thereof and Hong Kong Accounting Standard 34 “Interim Financial
Reporting” (“HKAS 34") issued by the Hong Kong Institute of Certified
Public Accountants. The directors of the Company are responsible for the
preparation and presentation of these condensed consolidated financial
statements in accordance with HKAS 34. Our responsibility is to express a
conclusion on these condensed consolidated financial statements based
on our review, and to report our conclusion solely to you, as a body,
in accordance with our agreed terms of engagement, and for no other
purpose. We do not assume responsibility towards or accept liability to any
other person for the contents of this report.
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REPORT ON REVIEW OF CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS
(continued)

Scope of review

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

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

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

Deloitte Touche Tohmatsu
Certified Public Accountants

Hong Kong, 23rd August, 2023
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INTERIM DIVIDEND

The Board considers that it is prudent to retain an appropriate level of funds
to take advantage of business opportunities as and when they arise, and
therefore does not intend to declare an interim dividend for the six months
ended 30th June, 2023 (2022: Nil).

MANAGEMENT DISCUSSION AND ANALYSIS

Financial Results

The revenue of the Group for the six months ended 30th June, 2023
was HK$1,129.2 million (2022: HK$912.5 million), an increase of 24%
compared to the same period of last year. The profit attributable to owners
of the Company amounted to HK$577.2 million (2022: HK$420.2 million),
representing an increase of 37% over the corresponding period of last
year.

The profit attributable to owners of the Company for the six months ended
30th June, 2023 is higher than the same period of last year. Some material
items are as follows:

o an increase in fair value of the Group's investment properties
of HK$78.7 million as compared with a decrease in fair value of
HK$68.8 million for the six months ended 30th June, 2022

o an increase in the share of profit of joint ventures of HK$63.0 million
Earnings per share amounted to HK39.37 cents (2022: HK28.66 cents),

while the net asset value per share attributable to owners of the Company
was HK$17.93 at the end of June 2023 (31st December, 2022: HK$18.34).
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MANAGEMENT DISCUSSION AND ANALYSIS
(continued)

Business Review

The Group is engaged principally in the development of apartments,
villas, office buildings and commercial properties, property investment and
property management on the mainland in the PRC, as well as property
investment and property management in Hong Kong. In addition,
the Group is exploring the opportunity in trading business of building
materials.

An outline of our achievements in the first half of 2023 is described below:

(M

@)

3)

Total attributable registered sales (including sales from joint
ventures and pre-sales of properties under construction) of the
Group amounted to 179,800 m? in the first half of 2023 (2022:
155,000 m?), an increase of 16%. A total attributable gross floor
area ("GFA") of approximately 168,300 m? (2022: 140,700 m?) was
completed, an increase of 20%. For the first half of 2023, a total
attributable GFA of approximately 1,338,300 m? (2022: 2,018,900
m?) was under construction at the period end, representing a 34%
decrease over the corresponding date of last year.

Rental income increased by 22% as compared with same period of
2022.

Tian An Cyberpark: There are a total of 20 Tian An Cyberparks
developed or under development over 13 cities. We concentrate
on developing new cyberparks in regions where we have ample
manpower and marketing resources.

The entire Phase 2 of Tian An’s urban renewal project, Tian
An Cloud Park, in Bantian residential district, Longgang,
Shenzhen comprising a GFA of approximately 599,400 m?
is now completed and ready for sale or lease. Guangming Tian
An Cloud Park in Guangming District of Shenzhen with a GFA
of approximately 382,800 m? and part of Deging Tian An Cloud
Park in Deqing, Zhejiang with a GFA of approximately 307,900 m?
were also completed in 2022. The remaining part of Deqging Tian
An Cloud Park with a GFA of approximately 151,900 m? is under
development and is expected to be completed in the second half of
2023.
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MANAGEMENT DISCUSSION AND ANALYSIS
(continued)

Business Review (continued)

(5)  The pre-sales and sales of residential projects in Jiangsu, Zhejiang
and Liaoning Provinces as well as in Shanghai which were acquired
in previous years have been successful. Three residential projects in
Jiangsu and Zhejiang have been completed and were handed over
to customers contributing to a significant profit recognition in 2022
and the first half of 2023. We expect these newly acquired projects
to provide a good return to the Group in the coming years.

(6)  The pre-sales of first phase of The One Tian An Place, a residential
project in Shanghai, has been a success and will provide steady
contributions in the course of its phased development.

(7)  For the six months ended 30th June, 2023, Asiasec Properties Limited
reported a profit of approximately HK$14.5 million (2022: loss of
HK$4.4 million) attributable to its shareholders.

Financial Review
Liquidity and Financing

The Group always maintains its liquidity at a healthy level with a balanced
portfolio of financial resources. As at 30th June, 2023, the total bank
balances and cash reserves of the Group were approximately HK$9,352.9
million (31st December, 2022: HK$9,127.4 million), providing sufficient
working capital for the daily operations of the Group.

As at 30th June, 2023, the total borrowings of the Group amounted to
approximately HK$8,057.4 million (31st December, 2022: HK$6,603.5
million), including current liabilities of HK$3,538.3 million (31st December,
2022: HK$2,070.6 million) and non-current liabilities of HK$4,519.1
million (31st December, 2022: HK$4,532.9 million). The gearing ratio (net
debt over total equity) of the Group was negative of 5% (31st December,
2022: negative of 9%). The borrowings were mainly used to finance the
properties for development and properties under construction. Decrease
in finance costs is mainly due to the decrease in interest rate of interest
bearing borrowings compared to the same period of last year.
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MANAGEMENT DISCUSSION AND ANALYSIS
(continued)

Financial Review (continued)
Liquidity and Financing (continued)

Approximately 47% of the Group’s outstanding borrowings will mature
within 2 years. Since most of the investments and operations of the Group
are carried out in the PRC, most of the bank borrowings are denominated
in Renminbi which will be repaid in the same currency. Around 6% of the
Group's interest bearing borrowings bear interest at fixed rates while the
remainders are at floating rates.

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

Significant Investment

As at 30th June, 2023, the Group held 50% (31st December, 2022: 50%)
interest in a joint venture, KL EIEH (EE ) B R /AT at an investment
cost of US$60 million (31st December, 2022: US$60 million). The results,
assets and liabilities of K& &#5 i (5 & ) B R A 7] are accounted for
using equity method in the consolidated financial statements of the Group.
As at 30th June, 2023, the carrying amount of the interests in X % &
W53 (£ ) AR 2 A amounted to approximately HK$2,987.9 million
(31st December, 2022: HK$2,777.8 million), representing 6.04% (31st
December, 2022: 5.6%) of the Group’s total assets and constituting a
significant investment of the Group.

XEZHIE (£ E ) BBR 2 Al is engaged in property investment and
development and property management businesses in Mainland China.
All cyberpark projects under the Group’s portfolio are currently managed
by K% S5k (£E) AR A R] and the Group’s investments strategy for
the investment in RZEH5L (B BRA A is for long term strategic
purpose.
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MANAGEMENT DISCUSSION AND ANALYSIS
(continued)

Financial Review (continued)
Significant Investment (continued)

The profit for the six months ended 30th June, 2023 and the profit
attributable to owners of X&ZEUHM (LE ) BRAF] are approximately
HK$698.2 million (2022: HK$659.8 million) and HK$640.4 million (2022:
HK$599.2 million) respectively. The Group’s share of profits of X %
G (£ E ) B R 2 7] for the six months ended 30th June, 2023 is
approximately HK$320.2 million (2022: HK$313.6 million) and no dividend

is received during the period (2022: Nil).

The operation of projects under X% (£ E) B R A 7 has not
changed materially from the information disclosed in the Company’s
Annual Report for the financial year ended 31st December, 2022.

Material Acquisitions and Disposals

During the six months ended 30th June, 2023, the Group entered into two
sale and purchase agreements to acquire a property in Hong Kong and to
dispose certain non-core properties in Hong Kong. Further details are set
out in note 27 to the condensed consolidated financial statements.

During the six months ended 30th June, 2023, the Group acquired
additional shares of an equity instrument at fair value through other
comprehensive income with total consideration of approximately
HK$234.75 million. The Group acquired 115,000 shares of an investee
company (“CMH shares”), China Medical & HealthCare Group Limited
("CMH"), a company listed in Hong Kong, through on-market transactions
conducted on The Stock Exchange of Hong Kong Limited and acquired
265,725,519 CMH shares issued under the issue by way of rights (“CMH
Rights Issue”) through the allotment to the Group following completion
of the CMH Rights Issue. Immediately following completion of the CMH
Rights Issue, the Group was interested in approximately 33.03% of the
issued share capital of CMH. Accordingly, the Group is required to make
a mandatory conditional cash offer to the independent shareholders of
CMH for 672,708,957 CMH shares at the price of HK$0.89 per share
("CMH Offer”). In the event that the CMH Offer is accepted in full by the
independent shareholders of CMH, the aggregate amount payable by the
Group under the CMH Offer will be approximately HK$598.7 million. As at
30th June, 2023, the CMH Offer has not yet commenced.
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MANAGEMENT DISCUSSION AND ANALYSIS
(continued)

Financial Review (continued)
Risk of Foreign Exchange Fluctuation

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

Pledge on Assets

As at 30th June, 2023, aggregate carrying values of property, plant
and equipment, development properties and investment properties of
approximately HK$30.3 million, HK$4,304.2 million and HK$9,447.2
million respectively, were pledged for banking facilities granted to the
Group.

Contingent Liabilities

Property for development that is held by a joint venture of the Group
with total carrying value of approximately HK$848.6 million is under
idle land investigation by the local authority. The development progress
cannot fully fulfill building covenants under the land grant contracts. The
whole pieces of land of the joint venture were held under several land use
right certificates. They are under phased construction stage and certain
portions of them are under development, except for the portions which
are retained for the remaining development of the whole project. Property
for development that is held by another joint venture of the Group with
carrying value of approximately HK$233.2 million had been identified as
idle land by the local authority. The development of more than half of the
piece of land was either completed or under development, except for the
portions which are retained for the remaining development of the whole
project. In particular, the construction works for Phase 1, Phase 2 Part 1
and Part 2 of the development have been completed. The construction
work for Phase 3 Part 1 has completed in current period. The Group is
currently working diligently with joint venture partners to prevent the
possible classification as idle land for those under idle land investigation
and taking remedy action to prevent from prosecution for those had been
identified as idle land, including negotiating the feasibility of development
plans with local authorities. Based on legal advices, the Group has assessed
the issue and in the opinion of the directors of the Company (”Directors”),
the economic outflows caused by the above cases are not probable.
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MANAGEMENT DISCUSSION AND ANALYSIS
(continued)

Financial Review (continued)
Contingent Liabilities (continued)

As at 30th June, 2023, guarantees given to banks in respect of mortgage
loans granted to property purchasers, loan facilities granted to or utilised
by the joint ventures and investee companies classified as financial assets
at fair value through profit or loss amounted to approximately HK$3,457.2
million. All the guarantees provided by the Group were requested by
banks under normal commercial terms. A legal action was taken against
a joint venture of the Group resulting in possible contingent liabilities of
approximately HK$233.6 million. The claim is being contested and the
Directors, with reference to legal advice obtained, considered that in the
event that the appeal court rules against the joint venture, it will not have a
material effect on the condensed consolidated financial statements of the
Group. A legal action was taken against another joint venture of the Group
resulting in possible contingent liabilities of approximately HK$236.0
million. The Directors has assessed the claim and considers that it is too
early to assess the possible liability at this stage.

Events after the reporting period

Details regarding the events after the reporting period are set out in note
27 to the condensed consolidated financial statements.

Employees

As at 30th June, 2023, the Group including its subsidiaries but excluding
associates and joint ventures, employed 1,189 (31st December, 2022:
1,182) persons. The Group maintains a policy of paying competitive
remuneration packages and employees are also rewarded on performance
related basis including salary and bonus.
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MANAGEMENT DISCUSSION AND ANALYSIS
(continued)

Business Outlook

With all measures to contain the COVID-19 pandemic lifted, Mainland
China and Hong Kong were expecting improved economic growth this
year. However, the financial problems of many sizeable China property
developers, high interest rate, geopolitical tensions and the war in Ukraine
have led to uncertainty and poor market sentiment. In addition, the United
States and the European Union have launched a policy towards China of
de-risking which will have a negative impact on the economy of China.

We are comforted by China’s Central Bank cut in one-year loan prime
rate (“LPR") by 20 basis points from 3.65% to 3.45% and five-year LPR
by 10 basis points from 4.30% to 4.20% helping to reduce the financial
burdens of the property sector. In addition, the China’s central bank had
cut the reserve requirement ratio by 0.25% in March 2023. It will increase
the liquidity of the market and stimulate the economy of Mainland China.
Moreover, local governments have introduced measures to stabilise the
property market. Despite short term uncertainties, we remain confident
of the long term prospects of the property market in Mainland China and
Hong Kong.
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OTHER INFORMATION
Financial assistance to affiliated companies

Since that the financial assistance by the Group to affiliated companies and
guarantees given by the Group for facilities granted to affiliated companies
together in aggregate exceeded 8% under the assets ratio defined under
Rule 14.07(1) of the Listing Rules continued to exist as at 30th June, 2023,
the Group is required to comply with Rule 13.22 of the Listing Rules. The
following is a summary of unaudited combined statements of financial
position of those affiliated companies prepared from their financial
statements as at 30th June, 2023 and adjusted, where appropriate, to
conform with the Group’s accounting policies:

Tt

HK$'000

IEmBEE Non-current assets 27,683,279
MENEE Current assets 38,638,250

nBBE Current liabilities (29,314,751)

ERBAEE Non-current liabilities (24,988,961)

eI Non-controlling interests (302,976)
BEFE Net assets 11,714,841
KEBEENEEFE Net assets attributable to the Group 5,969,140
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EEZEG DIRECTORS’ INTERESTS

MRZE-=FEXA=1H  BEHFHLEEEM  Asat 30th June, 2023, Messrs. Lee Seng Hui and Song Zengbin, Directors,
([B5H REAE N ) E35238FMEE 2 &5 had the following interests in the shares and underlying shares of the

s - EEEEMELEE RAREWEENRAAG KR Company and its associated corporations, within the meaning of Part XV
HiEOAB (R RESF LIS EMIEXVES) 2 of the Securities and Futures Ordinance (“SFO"), as recorded in the register
5 R AR D R DA T RS required to be kept under Section 352 of the SFO:

BEROR HEBRTRG

HRRGOZBE KBBZBOEIH

Number of Approximate %

shares and of the total
EEHA NG underlying number of EXME
Name of Directors Name of companies shares interested issued shares Nature of interests
TR RRAT(HaE2) 816,920,096 55.72% Hh s
Lee Seng Hui the Company (Note 2) (M15E1) Other interests
(Note 1)
BEEEBRAR] 2,635,105,180 74.99% 458,4200% 8 A Az
(TBtE &) (MaE3) (KizE1) (LNEBEHHEARHFE)
Allied Group Limited (“AGL") (Note 1) N.2,634,646,760/%
(Note 3) BEMER
Personal interests
(held as beneficial owner)
in 458,420 shares and
other interests in
2,634,646,760 shares
DFEMERRAR 930,376,898 74.98% HibigEm
(HE BihE ) (MfaE4) (Ktat1) Other interests
Asiasec Properties Limited (Note 1)
("ASL") (Note 4)
MBEERAR] 1,442,182,575 73.33% Hitb#gEm
(T8 %) (H/7E5) (Kizt1) Other interests
Sun Hung Kai & Co. Limited (Note 1)
("SHK") (Note 5)
TEERBSARA 422,963,960 38.94% Hitbhess
([ EAEAR] )(/fffnf6) (Hfaz1) Other interests
China Medical & HealthCare (Note 1)
Group Limited (“CMH")
(Note 6)
RILH A B AR A 80,000 0.01% 1 At
Song Zengbin CMH UNE=HEEAFNIEAR)

Personal interests
(held as beneficial owner)
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ERCER(F)

e

1. FRIBLEABRINE LT RERIE KL AlLee
and Lee Trust(2#{55E) Z{55EA ° Lee and Lee
TrustiZE B & 52 B 2 1T 4220 4774.99% (B
TR L 2 (B ARERS) -

2. EREFBELAWAEEZ @ - BHRER
BHE RERAR TR P 2 M3 -

3. RIZZ=ZFRA=+H BEKEREQFZ
ZRAE] - AU EARATZEEERE (B RE
R EIEGHIZEXVED) o

4. ERFRELXLEBBAEENAARZfER
BRAEEE SEWE(RARARZIFRENBA
A - MEL AR R R Z HEEE (B RS L
EIRGIFEXVER) ) Z B fn 2 o

5. RITT=HFRA=1TH MBERMEEE
FEEMBLAR - AR AAREZAEAR(E
EREHRBEEGIEXVAED)

6. EHREZRE(NBARAZEZENB QA
Fareast Global Limited ([ Fareast Global |)#H 2
358,717,000 fix #r B 28 R A8 A% AR 19 (1 B 28
BREBBITIRAL33.03%) - AEAEERAQR
ZHEESEE (BR RES RAERAIEXVED)
RiNGeaEEERENBARINERRFFA
510 58 2 64,246,960 % 1 B B& R @A R 15 o
ERFHEBLEERBAE®M I ELD - BHERME
1% 75 Fareast Global &5t & S B 2 M@ A A
FiisH 2 P B BB AR (D 2 g o

7. LbuiFrEREmBEELFE -

B EXF#EEEIN  RZTEZ=FA=+8 "
ARRZBEERBZERITBRABRERARA N
HEAEABEE (xR Es LB GRAIEXVER)
ZAEER - AR RERE T A RLHER
RIEE A R EGOIZE 35216 EFTEE 2 B
W SRR E AR RIS+ P E W EITAE
FETESFXHNFRETR(MRETA ) BRTT
& AN B LB 2 (TR SRR ©
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DIRECTORS’ INTERESTS (continued)

Notes:

1. Mr. Lee Seng Hui together with Ms. Lee Su Hwei and Mr. Lee Seng Huang are the
trustees of Lee and Lee Trust, being a discretionary trust. The Lee and Lee Trust
controlled approximately 74.99% of the total number of issued shares of AGL
(inclusive of Mr. Lee Seng Hui’s personal interests).

2. Mr. Lee Seng Hui, by virtue of his interests in AGL, was deemed to be interested in
the shares of the Company in which AGL was interested.

3. As at 30th June, 2023, AGL was the holding company of the Company and
therefore an associated corporation of the Company within the meaning of Part XV
of the SFO.

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

5. As at 30th June, 2023, SHK was a non wholly-owned subsidiary of AGL and
therefore an associated corporation of the Company within the meaning of Part XV
of the SFO.

6. The interests include (i) 358,717,000 shares of CMH held by Fareast Global Limited
("Fareast Global”), a wholly-owned subsidiary of the Company (representing
approximately 33.03% of the issued share capital of CMH), and therefore an
associated corporation of the Company within the meaning of Part XV of the
SFO; and (ii) 64,246,960 shares of CMH held as holder of securities through the
subsidiaries of AGL. Mr. Lee Seng Hui, by virtue of his interest in AGL, was deemed
to be interested in the shares of CMH in which Fareast Global and the other
subsidiaries of AGL were interested.

7. All interests stated above represent long positions.

Save as disclosed above, as at 30th June, 2023, none of the Directors
and chief executive of the Company had any interests or short positions
in any shares, underlying shares or debentures of the Company or any of
its associated corporations, within the meaning of Part XV of the SFO, as
recorded in the register required to be kept under Section 352 of the SFO
or as otherwise notified to the Company and the Stock Exchange pursuant
to the Model Code for Securities Transactions by Directors of Listed Issuers
("Model Code") as set out in Appendix 10 of the Listing Rules.
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PERSONS’ INTERESTS

BEEMA R-ZE-=E,XA=18 " EBEHE To the best of Directors’ knowledge, as at 30th June, 2023, the following
A REE G EI36IEREMFE 2 B MAAE shareholders of the Company (“Shareholders”) had interests in the shares
BAERNARRMDAABIRMEZR 2 AN A RKE  orunderlying shares of the Company as recorded in the register required to

PEIIREBRDF
ZFPHRERS

SUBSTANTIAL SHAREHOLDERS’ AND OTHER

(TR DA be kept under Section 336 of the SFO:
BERPREBRAZHE
Number of shares and underlying shares interested
BAER LEER
©8-¢:31-PN (REEE HEBT
G158) ZRER) RipEE
Personal Corporate BABA
Interests Interests Approximate%
(held as (interest of Hitigz ERAR of the total
REEZHE beneficial controlled Other Total number of
Name of Shareholders owner) corporation) Interests Interests issued shares
BesEERRRA(HERE]) - 816,920,096 - 816,920,096 55.72%
Allied Group Limited (“AGL") (Hiz1) (H22)
(Note 1) (Note 2)
Lee and Lee Trust - 816,920,096 - 816,920,096 55.72%
(H:23) (H22)
(Note 3) (Note 2)
PIA Ltd - - 264,353,570 264,353,570 18.03%
(LAREERA (Ht4)
FhEE) (Note 4)
(held as
investment manager)
Vigor Online Offshore Limited (“Vigor Online”) 142,938,000 - - 142,938,000 9.74%
China Spirit Limited (“China Spirit") - 142,938,000 - 142,938,000 9.74%
(H7:25)
(Note 5)
HzEm - 142,938,000 - 142,938,000 9.74%
Chong Sok Un (Hizte)
(Note 6)
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FERRREMALTZER(E) SUBSTANTIAL SHAREHOLDERS’ AND OTHER
PERSONS’ INTERESTS (continued)

BERAREBERG2EE
Number of shares and underlying shares interested
BAESR EEER

(\BEHEEA (Bt E HERT
5H55H) ZREH) RPEEZ
Personal Corporate BRESH
Interests Interests Approximate %
(held as (interest of HipigEsR ERaE of the total
REEZE beneficial controlled Other Total number of
Name of Shareholders owner) corporation) Interests Interests issued shares
SKK Special Situation Fund (“SKK") 99,420,400 - - 99,420,400 6.78%
Argyle Street Management Limited - - 102,809,400 102,809,400 7.01%

("Argyle Street Management”) (WIREEEA (§4:7)

FHEE) (Note 7)

(held as

investment manager)

Argyle Street Management Holdings Limited - 102,809,400 - 102,809,400 7.01%
("Argyle Street Holdings”) (§4:28)
(Note 8)
BriE - 102,809,400 - 102,809,400 7.01%
Chan Kin (ff:39)
(Note 9)
Hiat - Notes:

1. ARz A Fine Class Holdings Limited 2 2&HKf 1. The interest was held by China Elite Holdings Limited (“China Elite”), a wholly-

B 2 7]China Elite Holdings Limited([ China Elite |) owned subsidiary of Fine Class Holdings Limited which in turn was a wholly-owned
BE - mAaENABAME(RS) BRAF subsidiary of Allied Properties (H.K.) Limited (“APL"). AGL directly and indirectly
([EEE]) 22EWBAT - BEEES A (through Capscore Limited, Citiwealth Investment Limited and Sunhill Investments
H#% KB (FEiRCapscore Limited » FIBIREHR Limited, all being direct wholly-owned subsidiaries of AGL) owned in aggregate
RARRBGILEEBRAR  HRBEEEZ 100% of the total number of issued shares of APL. AGL was therefore deemed to
BEEZ2EMBAR) BEHMAMED BITRG have an interest in the shares in which China Elite was interested.

HEA FK100% o HE SR EBUR (EHEA China Elite
PrRs A 2 D 2w ek

2. W FIEMAEETE 2E—1#816,920,0068% 2. This represents the same interests of AGL in 816,920,096 shares.
B4R ©
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6. S FRMZ A China Spirit2 2 2 3T » K
WARVEHE A China SpiritFTFE A ZBR 1D 2 #e s ©

7. iR 4% Argyle Street Management #g it 2 & #} -
Argyle Street Managementi# B SKK2 &2 %172
BRERRAR - IR ERE B SKKATH B 2 R 7D

2 -

8. Argyle Street Holdings# & Argyle Street Management
2 EPE BEITARA - UM AR (E B Argyle Street

ManagementPfi¥5 8 2 B 9 2 #zs o

9. RERBELRHEZEN  REELEERAyle

Street Holdings 2 B TARZN4750.13% & &5 -

WRAYEHEB Argyle Street HoldingsFis A 2 I 1D 2 #

25 o
m

10.  FiifrEEREBITA -
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BITID HEER1,466,069,491 & M EH °
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SUBSTANTIAL SHAREHOLDERS’ AND OTHER
PERSONS’ INTERESTS (continued)

10.

11.

Mr. Lee Seng Hui, a Director, together with Ms. Lee Su Hwei and Mr. Lee Seng
Huang are the trustees of Lee and Lee Trust, being a discretionary trust. The Lee
and Lee Trust controlled approximately 74.99% of the total number of issued
shares of AGL (inclusive of Mr. Lee Seng Hui's personal interests) and was therefore
deemed to have an interest in the shares in which AGL was interested through
China Elite.

These include (i) an interest in 264,313,570 shares; and (i) an interest in unlisted
cash settled derivatives of the Company equivalent to 40,000 underlying shares of
the Company.

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

Ms. Chong Sok Un owned the entire issued share capital of China Spirit and was
therefore deemed to have an interest in the shares in which China Spirit was
interested.

Based on the information provided by Argyle Street Management, Argyle Street
Management owned the entire issued voting share capital of SKK and was
therefore deemed to have an interest in the shares in which SKK was interested.

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

Based on the information provided by Mr. Chan Kin, Mr. Chan Kin owned
approximately 50.13% interests in the issued share capital of Argyle Street
Holdings and was therefore deemed to have an interest in the shares in which
Argyle Street Holdings was interested.

All interests stated above represent long positions.

The calculation is based on the total number of 1,466,069,491 shares in issue as at
30th June, 2023.

Save as disclosed above, as at 30th June, 2023, the Company was not
notified of any other persons having any interests or short positions in the
shares or underlying shares of the Company as recorded in the register
required to be kept by the Company under Section 336 of the SFO.
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CORPORATE GOVERNANCE AND OTHER
INFORMATION

CORPORATE GOVERNANCE CODE

During the six months ended 30th June, 2023, the Company has applied
the principles of, and complied with, the applicable code provisions set out
in the section headed “Part 2 — Principles of good corporate governance,
code provisions and recommended best practices” of the Corporate
Governance Code (“CG Code”) under Appendix 14 of the Listing Rules,
except for certain deviations which are summarised below:

Code Provisions E.1.2 and D.3.3

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

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

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

The reasons for the above deviations were set out in the Corporate
Governance Report contained in the Company’s Annual Report for the
financial year ended 31st December, 2022 and remain unchanged.
The Board considers that the Remuneration Committee and the Audit
Committee should continue to operate according to the relevant terms of
reference, and will continue to review the terms at least annually and make
appropriate changes if considered necessary.
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CORPORATE GOVERNANCE AND OTHER
INFORMATION (continued)

CODE OF CONDUCT REGARDING SECURITIES
TRANSACTIONS BY DIRECTORS

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

CHANGES IN DIRECTORS' INFORMATION

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

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

1. As informed by AGL, the monthly salaries of the Chairman and a
Non-Executive Director, namely Mr. Lee Seng Hui (“Mr. Lee”), and
an Executive Director, namely Mr. Edwin Lo King Yau (“Mr. Lo"),
were increased by approximately 5% and 3% respectively with
effect from 1st January, 2023 as compared to that of 2022. Bonuses
for the year ended 31st December, 2022 were paid to Mr. Lee and
Mr. Lo by AGL. Out of the total bonuses paid by AGL, the amounts
of HK$14,215,500 and HK$3,357,000 for Mr. Lee and Mr. Lo,
respectively, were allocated to the Company.

2. The monthly salary of an Executive Director, namely Mr. Tao Tsan Sang
("Mr. Tao"), was increased by approximately 1% with effect from
1st January, 2023 as compared to that of 2022. Bonuses for the
year ended 31st December, 2022 were paid to the Managing
Director and an Executive Director, namely Mr. Patrick Lee Seng Wei,
in the amount of HK$3,452,500 and Mr. Tao in the amount of
HK$2,955,139 by the Company.

Save as disclosed above, upon specific enquiry made by the Company
and following confirmations from Directors, there is no change in the
information of the Directors required to be disclosed pursuant to Rule
13.51B(1) of the Listing Rules since the Company’s last published annual
report.
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AUDIT COMMITTEE REVIEW

The Audit Committee has reviewed with management the accounting
principles and practices adopted by the Group and discussed internal
controls and financial reporting matters including a general review of the
unaudited interim financial report for the six months ended 30th June,
2023. In carrying out this review, the Audit Committee has relied on a
review conducted by the Group’s external auditor in accordance with
Hong Kong Standard on Review Engagements 2410 “Review of Interim
Financial Information Performed by the Independent Auditor of the Entity”
issued by HKICPA as well as reports obtained from management. The Audit
Committee has not undertaken detailed independent audit checks.

PURCHASE, SALE OR REDEMPTION OF SHARES

Neither the Company nor any of its subsidiaries has purchased, sold or
redeemed any of the Company’s shares during the six months ended
30th June, 2023.

On behalf of the Board
Patrick Lee Seng Wei
Managing Director

Hong Kong, 23rd August, 2023
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