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Interim Report 2021

CONDENSED CONSOLIDATED STATEMENT OF
PROFIT OR LOSS
for the six months ended 30th June, 2021

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, 2021 with the
comparative figures for the corresponding period in 2020 are as follows:

TEFRZEBRETHT
(REER)
(Unaudited)
BEAA=1THLEAREA
Six months ended 30th June,
—E-—fF —E-TF
2021 2020
BaE FHET TFHT
NOTES HK$'000 HK$'000
WA Revenue 3 519,703 835,273
SHEERCA Cost of sales (213,168) (439,643)
EF Gross profit 306,535 395,630
HAb A RIS Other income and gains 5 185,752 165,161
TSR IEE A Marketing and distribution expenses (39,695) (21,799)
THER Administrative expenses (166,122) (142,598)
H i@ s A Other operating expenses (962) (443)

BRERIEAL BEEE
ZRARBANABE
SFR A

BRIESR AR EBERE
ZEMEEZAREE
SFIEANCRLL)

FEUE Tk N FEUR A B 2
SFREEE

ERIYEFTEERES
BEWMEZ NREE
U2k

REMENRBEZ
AR A)

Dk TYE
GFEZRE
el

FEBEYE
g

BB RA

JE(RER 2R RIEIE

JERA LR

ER B 7
IR

AR

Net decrease in fair value of equity

securities at fair value through

profit or loss (5,158) (2,792)
Net increase (decrease) in fair value of

financial assets at fair value through

profit or loss 19,096 (520)
Net impairment losses on loans
receivable and interest receivables (30,422) (71,942)

Fair value gain on transfer of
inventories of completed properties

to investment properties 89,158 74,560
Increase (decrease) in fair value of
investment properties 200,682 (31,769)

Reversal of write-down
of inventories of completed

properties 674 131
Amortisation of properties for

development (14,894) (29,121)
Finance costs 6 (85,157) (111,374)
Share of loss of associates (17,939) (6,481)
Share of profit of joint ventures 166,804 105,590
Profit before tax 608,352 322,233
Taxation 7 (260,471) (120,784)

Profit for the period 8 347,881 201,449
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CONDENSED CONSOLIDATED STATEMENT OF
PROFIT OR LOSS (continued)
for the six months ended 30th June, 2021

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

—E-—F —E-ERF
2021 2020
k3 FTER FET
NOTES HK$'000 HK$'000
NERRELR T (E518) Profit (loss) for the period
FEIETT - attributable to:
ViN/NETI S Owners of the Company 366,052 200,205
FEIERR RS Non-controlling interests (18,171) 1,244
347,881 201,449
Al il
HK cents HK cents
G EA Earnings per share 9
HK Basic 24.39 13.34
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CONDENSED CONSOLIDATED STATEMENT OF
PROFIT OR LOSS AND OTHER COMPREHENSIVE INCOME
for the six months ended 30th June, 2021

(REER)
(Unaudited)

BZEANA=THLLAEA
Six months ended 30th June,

—B-—F —ETF
2021 2020
FHET FHET
HK$'000 HK$'000
AN HAfE v ) Profit for the period 347,881 201,449
HihemEmWE(ER) Other comprehensive income (expense)
TreEM EEER 2 [tems that will not be reclassified to
BR : profit or loss:
MERZINEEMESZ Exchange differences arising on translation
EHER to presentation currency 299,750 (274,558)
EiEEE AR REEREL Share of other comprehensive income
Eﬁﬂiﬁﬂy S(BR) (expense) of associates and joint ventures 171,435 (159,134)

FBEMEERERAS
BEEEZBATARE
RABEZFE
FREMEEREE AR
BEREZBEATAKRE
@ﬁﬁﬁz """"" Fipd
EEHANTE

BEERIREEFT D EBEZ
BEE
BREGINEFFIEEZ

ERER
Hitb

AHEZ b2
W (BA)

AEEEEYE(ER)
Gk

2EE(ER) B
JEIE7T
RRABBIR
IR

Net change in fair value of investments in

equity instruments at fair value through

other comprehensive income (17,334) 15,974
Deferred tax effect on change in fair value

of investment in an equity instrument at

fair value through other comprehensive

income 206 1,210

454,057 (416,508)

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

of foreign operations (2,442) (30,909)
Others 169 255
(2,273) (30,654)

Other comprehensive income (expense)
for the period 451,784 (447,162)

Total comprehensive income (expense)
for the period 799,665 (245,713)

Total comprehensive income (expense)
attributable to:
Owners of the Company 817,215 (242,292)
Non-controlling interests (17,550) (3,421)

799,665 (245,713)
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CONDENSED CONSOLIDATED STATEMENT OF

FINANCIAL POSITION
at 30th June, 2021

(REBER) (f&E%)
(Unaudited) (Audited)
—E-—-F —ECTF
AA=tHB +=ZA=+—H
30th June, 31st December,
2021 2020
BaE FHET FHET
NOTES HK$'000 HK$'000
FRBEE Non-current assets
ME - R MR Property, plant and equipment 11 261,784 259,525
REEE Right-of-use assets 1M 38,573 37,984
LEME Investment properties 12 13,685,077 13,083,211
FEREE Properties for development 13 2,355,139 2,304,242
EMEE - ME#ED Other assets — properties interests 16,746 16,608
P NI s e Interests in associates 2,755,593 2,768,634
REBLE R Interests in joint ventures 8,134,208 7,536,982
JEWE K Loans receivable 14 749,306 210,464
FHRBERRARBEEEZ Financial assets at fair value through
SREE profit or loss 426,171 388,878
FiRE A2 U Equity instruments at fair value
BRARBERE through other comprehensive
ZBARTEAR income 267,157 283,981
(Bgt et Club memberships 4,261 4,261
RIEFRIEE B Deferred tax assets 141,647 125,698
28,835,662 27,020,468
REBEE Current assets
MEREE Inventories of properties
— R — under development 7,270,669 5,932,953
—B®T — completed 1,172,232 1,334,419
HEmFE Other inventories 13,190 11,069
i NI NG Amounts due from associates 2,563 25,772
BEDERK Amounts due from joint ventures 2,400,028 1,450,735
B E R Loans receivable 14 488,072 1,204,005
R MEMBEBIRN Trade and other receivables,
e MIBRE deposits and prepayments 15 399,675 431,882
FRERRARBEREY Financial assets at fair value through
SRVEE profit or loss 201,637 255,822
FRBRRAABEEEY Equity securities at fair value through
N profit or loss 52,467 56,324
TEFIE Prepaid tax 29,660 3,747
VeI 2 SRITIF K Pledged bank deposits 24 699 709
RITHEFRIRSE Bank balances and cash 5,001,299 4,892,742
17,032,191 15,600,179
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CONDENSED CONSOLIDATED STATEMENT OF
FINANCIAL POSITION (continued)

at 30th June, 2021

(REBER) (f&EZ)
(Unaudited) (Audited)
—E-—fF —ECTEF
AA=+HB +ZA=+—H
30th June, 31st December,
2021 2020
BaE FHET FET
NOTES HK$'000 HK$'000
REBEE Current liabilities
RSN EMERERR Trade and other payables 16 1,390,691 1,390,988
AHBaE Contract liabilities 3,305,044 1,708,450
RIBAE Tax liabilities 1,618,382 1,594,960
B B &R Interest-bearing borrowings 17 2,638,544 1,827,289
CEER Interest-free borrowings 18 1,750,108 1,726,296
10,702,769 8,247,983
REEERE Net current assets 6,329,422 7,352,196
BEERTBERS Total assets less current liabilities 35,165,084 34,372,664
AR S Capital and reserves
A% AN Share capital 19 3,788,814 3,788,814
B Reserves 22,387,627 21,870,541
RATRIRRES 2 Equity attributable to owners of
s the Company 26,176,441 25,659,355
IR R Non-controlling interests 1,296,154 1,313,704
DR Total equity 27,472,595 26,973,059
FREBEE Non-current liabilities
bt BE K Interest-bearing borrowings 17 4,624,758 4,568,576
—RBP ZIELER WA Deferred rental income from a tenant 4,333 8,461
WPzHEeES Rental deposits from tenants 25,526 23,591
ELEFEAE Deferred tax liabilities 3,037,872 2,798,977
7,692,489 7,399,605
35,165,084 34,372,664
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LR S=g §=3 ] IIES CONDENSED CONSOLIDATED STATEMENT OF
BE - F - —F NNA=F+HINEA CHANGES IN EQUITY
for the six months ended 30th June, 2021
ALARREE
Attributable to owners of the Company
i )
BARE  TERE FERER
RE&  Spedal Exchange  EfifiE  EtBE  ZHER Non-  EHAE
Share capital  translation Revaluation Other  Retained & controlling Total
capital  reserve  reserve  reserves  reserves  eamings Total  interests equity
TEn T T TEL Thn TAn T TEL Thn
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
(i)
(Note a)
REECTE-R-R(EEG) Attt January, 2020 (audited) 3788814 1417669 (111852)  (138847)  (326,154) 19621346 24250976 1344195 25595171
R AZHIERA R, Exchange differences arising on translation
ERzE {o presentation currency - - (10234 - - - (10234 (43) (274558
RERIERmEE, Exchange differences arising on translation
ENZE of foreign operations - - (30,909) - - - (30,909) - (30,909)
EEBLNARALME,  Shareof other comprehensive expense of
Efp2RER associates and joint ventures - - (159.134) - - - (159.134) - (159,134)
FEEMAEMERAAES  Netchange in fairvalue of investments in
EEIRATERERAERE  equity instruments at fair vaue through
35 other comprehensive income — - - 16315 - - 16,315 (341) 15,974
FEEM2ENSROABE  Deferred tax effect on change in fair value of
REZRATAREDM investment in an equity instrument at
[l Ba ELsE fairvalue through other comprehensive
Ve income - - - 1210 - - 1210 - 1210
Hh Others = - - - 255 - 255 - 255
KRR Profitfor the period = = - - - 200005 200,205 1244 201449
AEHEA(ER) Total comprehensive (expense)
e income for the period - - (de0,277) 17505 255 200205 (242.29) (3421)  (d5,113)
REFEBER Capital contrbution from
BRE anon-controling interest = = = - - - - 11,1 1,11
WE-EHBATMEINES  Acquisition of additional interest
(W) in a Subsidiary (Note b) - - 9,970 - (48373) - (38.403) (7.153)  (45,556)
-FHBLIEER Repurchase and cancellaton of shares
HERG of a subsidiary - - - - 557 - 557 (1,033) (476)
kesm ) Dividend recognised as distribution (note 10) = = = = - (300129 (300,129 - (300,129
REDET Dividend distributed to non-controling
FihiER interests - - - - - - -1 (78)
i S S At 30th June, 2020
(kEER) (unaudited) 3788814 1417669  (562,159)  (121320) (373,715 19521422 23670709 1335932 25,006,641
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SR eReEHR(F)
BHE2 T ——F N NA=FHI A
for the six months ended 30th June, 2021

CONDENSED CONSOLIDATED STATEMENT OF
CHANGES IN EQUITY (continued)

RARRRERL
Attributable to owners of the Company
il Ed
BAGRE  TERE FERES
RE&  Spedal Exchange  EfifiE  EtBE  ZHER Non-  EHAE
Share capital translation Revaluation Other  Retained &3 controlling Total
capital  reserve  reserve  reserves  reserves  eamings Total  interests equity
Tér  TAr  TEr  TEr TEr AT TEr TEr TEn
HK$'000  HK§'000 HK$'000 HKS'000  HK$'000  HK$'000 HK$'000 HK$'000  HK$'000
()
(Noted)
e o At 1st July, 2020
(kiEER) (unaudited) 3788814 1417669 (562,159)  (121322)  (373,715) 19521422 23670709 1335932 25,006,641
BERZIEBMEE, Exchange differences arising on translation to
ERzE presentation currency - - 1,080,809 - - - 1,080,809 19072 1,099,881
RERINERmEE, Exchange differences arising on translation of
EizE foreign operations - - 63,839 - - - 63,839 - 63,839
EEBLRIRAYME,  Shareof other comprehensive income of
Efp2EkG assodiates and joint ventures - - 588 = - - 588 - 58m
FREMAENARDAEE  Netchange in fairvalue of investments in
EEIRATERELAERE  equity instruments at fair vaue through
JE59 other comprehensive income - - - (106,541) - - (106,541) (9720 (107513)
FEEN2ENERDABE  Deferred tax effect on change n fair value of
REZRATAREDM: investment in an equity instrument at
Bl Ra ELiE fairvalue through other comprehensive
73:%;1“ income - - = (20) = = (206) = (206)
Ef Others - - - - 85 - 8 - 8
THRERN (B8 Profit (loss) for the period - = = = = 417832 417832 (51439 366,393
TRz EYNE Total comprehensive income
(BR)4E (expense) for the period - - 1677476 (106,747) 85 47832 1,988,646 (33339 1995307
REFERER Capital contrbution from
EXRA anon-controling interest = = - = = = - 1,11
HERBATENER Fitc)  Tranfer on disposal of subsidiaries (Note ¢ = - 151% (65) - (15130 = = -
R E-EET-A=1-H 15t December, 2020
(&2 (audited) 3788814 1417669 1130512 (228134)  (373630) 19,924,124 25659355 1313704 26,973,059
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CONDENSED CONSOLIDATED STATEMENT OF
CHANGES IN EQUITY (continued)
for the six months ended 30th June, 2021

KOIRRER
Attributable to owners of the Company
5k Ex
E5fE  FEER KRR
RE  Spedal Exchange  EfilE  EfEE  2iEA Non-  EH#E
Share capital translation Revaluation Other  Retained @3 controlling Total
capital  reserve  reserve  reserves  reserves - earnings Total  interests equity

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

RZEZ-E—F-HEF%) Attt January, 2021 (audited)

3788814 1417669 1130512 (228134)  (373630) 19924124 25659355 1313704 26973059

e AZ5IERA R, Exchange differences arising on translation to

EREE presentation currency - - 298,765 - - - 98,765 95 299,750
BEBISHAEE, Exchange differences arising on translation of

EizE foreign operations - - (2440 - - - (240 - (2.44)

ElBENARAELEL Share of ather comprehensive income of associates

Hb2EuE and joint ventures - - 170938 - - - 170938 497 171435
FEEM2ENEROABE  Netchange in fair value of investments in

& ?ZMIE& BRf equity instruments t fair value through

B8 otfer comprehensive income - - - (1647 - - (16473) 81 (1733
FEEMIENEROABE  Deferred taxeffect on change in fair value of

REZRAIER é’ﬁ investment n an equity instrument at fair value

BEEHEE Y2 through other comprehensive income - - - 206 - - 206 - 206

1) Others - - - T ST ¢

RERANER) Profit lss}for the period - - - - - 360 360 (18171) 347881

TERzEYNE Tota comprehensive income

(BR)6E (expense) for the period - - MET261  (16267) 169 36605 817215 (17550) 799,665

Renkkiti) Dividend recognised as distrbuton (note 10) - - - - - (B0129) (300,129 - (300129

RZZZ-FRA=TH(REER) At 30th June, 2021 (unaudited) 3788814 1417669 1597773 (244401)  (373461) 19990047 26,176,441 129,154 27472595

Htat Notes:

(@) AEESHRFEREEBEMEER (@  Revaluation reserves of the Group comprise the investment revaluation reserve arising from
B AR EERE([FREMDEI the fair value adjustment on equity instruments at fair value through other comprehensive
ETE@TTE@JEEEJ)ZHQHKIEQﬁ income (“FVTOCI") and property revaluation reserve arising from revaluation of properties
BEARMELEZREASHEBAR upon transfer to investment properties.

REREREYERYESEFTESE
ZYEERREE -

b) REBEE-Z_ZTFXA=1+HLAX (b) During the six months ended 30th June, 2020, the Group acquired an additional 40% interest

1)5] A - A5 E LA (B 45,556,000 in a subsidiary at a consideration of HK$45,556,000. The subsidiary was established in the
7S T U — P B A R B BEAN0% People’s Republic of China (“PRC") and principally engaged in property development. The
i o ZMBARNPEARILM difference of HK$48,373,000 between the relevant share of net assets by the non-controlling
(TR DMK EERED interests of HK$7,153,000, exchange translation reserve of HK$9,970,000 of the subsidiary
XER - FERERBEAEEEE and the consideration of HK$45,556,000 was recognised in other reserves.
H{E 7,153,000 7T - %K B2 A
Y B % 3 % 9,970,000 7 7T &
X {8 45,556,000 78 JT 2 fH &) = 5
48,373,000/ 7L E X E A FEH TR

(0 BEZZZZF+_A=+—HIF () During the year ended 31st December, 2020, the Group disposed of its entire equity interests
ER - AEBLERTEMBLRZ in four subsidiaries to a 50% joint venture of the Group and the four subsidiaries had become
2EHELE T —HAKERN50%E 2 h joint ventures of the Group since then. The exchange translation reserve and the revaluation
¥ - MzUEE AR ARSE reserve attributable to the four disposed subsidiaries had been transferred to retained
BEHeE ¥ - BRZOED HEM earnings upon the disposals.

BRAR BN ZEHEREGFEER
HERBEEEZDHET
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TIAN AN CHINA INVESTMENTS COMPANY LIMITED

CONDENSED CONSOLIDATED STATEMENT OF
CASH FLOWS
for the six months ended 30th June, 2021

(REEER)
(Unaudited)

BZEXA=1+HIAEA
Six months ended 30th June,

—B-—-fF e S S
2021 2020
FET FAT
HK$'000 HK$’'000
AREEXB 2 REFE Net cash used in operating activities (227,598) (950,663)
ARRKREXEB B e FE Net cash used in investing activities
BEFIB Interest received 216,404 140,493
BURBEEREZIRE Dividends received from joint ventures 46,478 -
BUCREERAE M2 EKE Dividends received from equity instruments
AR EAEREZBRA at fair value through other comprehensive
TEZIRE income 1,500 1,500
BUCREBBIEREARER Dividends and interest received from financial
RIBZ SREEZRERNE assets at fair value through profit or loss 1,709 289
BEWE - BE MR Purchase of property, plant and equipment (3,489) (47,774)
HEME - BB k& Proceeds on disposal of property, plant and
Pz equipment 121 8
R EYE Addition of investment properties (1,311) (1,026)
SR B ENR Proceeds from disposal of investment
BERAE properties, net of value added tax 89,020 2,212
BABAT—BEEDLE Capital contribution to a joint venture (5.589) (93,913)
BEERHEMEERGRAR Purchase of an equity instrument at fair value
BEREIRATA through other comprehensive income - (15,683)
BEFREREANBEREZ Purchase of financial assets at fair value
CREE through profit or loss (34,089) (247,382)
REBBERRARBEREL Proceeds from return of capital of a financial
SREEMNERREMG asset at fair value through profit or loss 58,360 33,434
£ 65 B /B8 2 R AT U Y Deposits received in relation to disposal of
ek subsidiaries = 503,616
NG P Repayment from associates 23,209 79,000
BEDEER Advances to joint ventures (1,458,033) (555,707)
BEDEEN Repayment from joint ventures 277,438 2,466
BRERER Loans receivable repaid 351,529 254,871
BTREKER Loans receivable advanced (205,029) (411,841)
FREEIR 2 SRITHF R 2 1R Withdrawal of pledged bank deposits - 14
BRI Z RITERZFEA Placement of pledged bank deposits - (5,326)
[RE|EAA A=A & Withdrawal of non-pledged time deposits
FEHIE HifF TR 2 SRR with original maturity of over three months 10,958 =
(630,814) (360,749)
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CONDENSED CONSOLIDATED STATEMENT OF

CASH FLOWS (continued)
for the six months ended 30th June, 2021

(REEER)
(Unaudited)
BEXA=1+HIAEA
Six months ended 30th June,

—B--fF e S S
2021 2020
FTHEx FHET
HK$'000 HK$'000
RE(BR)BEXEK  EEFE Net cash from (used in) financing activities
2FE Interest paid (164,880) (133,744)
BB Dividend paid (300,129) (300,129)
DT IR AR S Dividend paid to non-controlling interests - (7,767)
HERITREMER New bank and other loans raised 1,311,203 464,720
ERIRTREMER Repayment of bank and other loans (578,972) (304,189)
MEREER New interest-free borrowings raised 35,833 183,799
BREEEEN Repayment of interest-free borrowings (53,618) (22)
—fAME AR EE & Repurchase and cancellation of shares of
Xl a subsidiary - (476)
W EE— R B A B A EESMERS Purchase of additional interest in a subsidiary - (27,778)
R BRI Capital contribution from non-controlling
BAREA interest - 11,111
249,437 (114,475)
HeRESSEER RV EE Net decrease in cash and cash equivalents (608,975) (1,425,887)
HoRekRe Cash and cash equivalents at the
£EER beginning of the period 3,992,037 2,818,065
HNE R AR B 2 Effect of foreign exchange rate changes 49,278 (18,025)
HRBEekES Cash and cash equivalents at the end of
=(EIEE the period 3,432,340 1,374,153
Re MRS EEEE Analysis of the balances of cash and cash
EEAM equivalents
RITEELES Bank balances and cash 5,001,299 1,618,118
W BT Y RITEFENE) Less: restricted bank deposits (Note) (1,551,892) (282,892)
B REERBB=[EAK Less: non-pledged time deposits with original
FEHIRE BATF K maturity of over three months (17,067) -
3,432,340 1,335,226
BEESEAGFEEETZ Bank balances and cash included in assets
RITEFRRS classified as held for sale - 38,927
3,432,340 1,374,153

Wet - RREZRITEFREERTETR
B ZBRTEFREARIETEDN
WEERIAR -

Note: The restricted bank deposits are included in bank balances and cash which can only be
applied in the designated property development projects.
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TIAN AN CHINA INVESTMENTS COMPANY LIMITED
Interim Report 2021

NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS
for the six months ended 30th June, 2021

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, 2020
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, 2020 to the Registrar of Companies in accordance
with section 662(3) of, and Part 3 of Schedule 6 to, the Hong Kong
Companies Ordinance (“CO"). The Company’s auditor has reported on
those financial statements for 2020. The auditor’s report was unqualified;
did not include a reference to any matters to which the auditor drew
attention by way of emphasis without qualifying its report; and did not
contain a statement under sections 406(2), 407(2) or (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 additional accounting policies resulting from application of
amendments to Hong Kong Financial Reporting Standards (“HKFRSs"),
the accounting policies and methods of computation used in the
condensed consolidated financial statements for the six months ended
30th June, 2021 are the same as those presented in the Group’s annual
consolidated financial statements for the year ended 31st December,
2020.
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2021

2. PRINCIPAL ACCOUNTING POLICIES (continued)

Application of amendments to HKFRSs

In the current interim period, the Group has applied the following
amendments to HKFRSs issued by the HKICPA, for the first time, which
are mandatorily effective for the annual periods beginning on or after 1st
January, 2021 for the preparation of the Group’s condensed consolidated
financial statements:
Amendment to COVID-19-Related Rent Concessions
HKFRS 16
Amendments to HKFRS 9,
HKAS 39, HKFRS 7,
HKFRS 4 and HKFRS 16

Interest Rate Benchmark Reform — Phase 2

Except as described below, the application of the 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, 2021

2. PRINCIPAL ACCOUNTING POLICIES (continued)

Impacts and accounting policies on application of
Amendments to HKFRS 9, HKAS 39, HKFRS 7, HKFRS 4 and
HKFRS 16 “Interest Rate Benchmark Reform — Phase 2"

Financial instruments

Changes in the basis for determining the contractual cash flows as a
result of interest rate benchmark reform

For changes in the basis for determining the contractual cash flows
of a financial asset or financial liability to which the amortised cost
measurement applies as a result of interest rate benchmark reform, the
Group applies the practical expedient to account for these changes by
updating the effective interest rate, such change in effective interest rate
normally has no significant effect on the carrying amount of the relevant
financial asset or financial liability.

A change in the basis for determining the contractual cash flows is
required by interest rate benchmark reform if and only if, both these
conditions are met:

o the change is necessary as a direct consequence of interest rate
benchmark reform; and

o the new basis for determining the contractual cash flows is
economically equivalent to the previous basis (i.e. the basis
immediately preceding the change).

As at 1st January, 2021, the Group has several London Interbank Offered
Rate/Hong Kong Interbank Offered Rate bank loans of HK$445,684,000
and HK$300,000,000 respectively which may be subject to interest rate
benchmark reform.

The Group intends to apply the practical expedient in relation to the
changes in contractual cash flows resulting from the interest rate
benchmark reform for bank loans measured at amortised cost. The
amendments have had no impact on the condensed consolidated
financial statements as none of the above contracts has been transitioned
to the relevant replacement rates during the interim period. The impacts on
application of the amendments, if any, including additional disclosures,
will be reflected in the Group’s consolidated financial statements for the
year ending 31st December, 2021.
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2021

3. A 3. REVENUE
WA Disaggregation of revenue
(REBER)
(Unaudited)
BEARA=tTHLEREAR
Six months ended 30th June,
—E-—F BT F
2021 2020
FHET FHET
HK$'000 HK$'000
R R At a point in time
BRTYEHEE Sales of completed properties 225,443 530,563
BE I Over time
MEER Property management 60,119 57,004
HihiE Other operations 4,207 10,321
RERFPAEONERN Revenue from goods and services
RRASUZA from contracts with customers 289,769 597,888
e Leases 229,934 237,385
519,703 835,273

4. DEER

S
_\Z

REBRARE 2 WA EREETE
REBEE ZEE - ARE 2 EMA
B ETEN=RTEEY WxER
B DERBEMEMLSE(EZEED
EEIR) o A - RERTARFH
TEF(ZRREERRE)NERIAER
HERRBBHZARE A 2HELE
DEBIRERINAZ=IAT 2T - sh%
RENE - HERE—MLmHmEKE
MBARCE¥EE - NREBAERZ
LEHMEREMB AR Z I 2MREE
DEDFHES - AL ABERRFEM
5 HRGE BERABEDEAKEZ
BRI E RS —fHasd -

4. SEGMENT INFORMATION

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

FINANCIAL STATEMENTS (continued)

for the six months ended 30th June, 2021

4. SEGMENT INFORMATION (continued)

The following is an analysis of the Group’s segment revenue, results, assets and
liabilities by reportable and operating segments for the period under review:

MERR MERE HiheE
Property Property Other bt
development investment  operations Consolidated
THER TR THER THER
HK$'000 HK$'000 HK$'000 HK$'000
BE-ZE- -5 A=tTHIEAEA For the six months ended 30th June, 2021
(REER) (unaudited)
AEHA SEGMENT REVENUE
HIMNHE External sales 225,443 229,934 64,326 519,703
4 RESULTS
DELEFI(EE) Segment profit (loss) 86,131 409,455 (12,584) 483,002
Hing A\ Rz Other income and gains 185,752
REDB OEER Unallocated corporate expenses (124,110)
BOARK AN Finance costs (85,157)
ERBENREE Share of loss of associates (17,939)
EfEa 8tz Share of profit of joint ventures 166,804
BRAEATEFI Profit before tax 608,352
RZEZ—FRAZTH(REER) As at 30th June, 2021 (unaudited)
BE ASSETS
NEEE Segment assets 10,989,170 13,867,903 61,082 24,918,155
Wﬁ%%ﬂﬁ RS Interests in associates 217,657 2,537,936 - 2,755,593
RNEEPETER Interests in joint ventures 3,307,183 4,565,095 261,930 8,134,208
y?%f/& AIRER Amounts due from associates 2,563 = = 2,563
AENERT Amounts due from joint ventures 2,328,177 - 71,851 2,400,028
ﬁé/ﬁ}éﬁ JINEBE Unallocated corporate assets 7,657,306
AHBEE Consolidated total assets 45,867,853
B LIABILITIES
HEaE Segment liabilities 6,316,340 2,592,701 137,007 9,046,048
ReepEvhERE Unallocated corporate liabilities 9,349,210
EEEE Consolidated total liabilities 18,395,258
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)

for the six months ended 30th June, 2021

4. SEGMENT INFORMATION (continued)

MEEE MERE HinegE
Property Property Other =X
development investment operations  Consolidated
FEL FET FEL FET
HK$'000 HK$'000 HK$'000 HK$'000
BE-_ZE-ZH A=THIENEA For the six months ended 30th June, 2020
(REER) (unaudited)
DU SEGMENT REVENUE
HIMEE External sales 530,563 237,385 67,325 835,273
£ RESULTS
DEEFI(EE) Segment profit (loss) 124,531 189,998 (1,687) 312,842
Hitng A Rl Other income and gains 165,161
RENBILEER Unallocated corporate expenses (143,505)
AR Finance costs (111,374)
BB E N RE1E Share of loss of associates (6,481)
[EfE a2 RERM Share of profit of joint ventures 105,590
BRAEATEFI Profit before tax 322,233
RZZE-TF+-A=1+—H(EE%) As at 31st December, 2020 (audited)
BE ASSETS
"i[ﬁ\é? Segment assets 9,751,209 13,272,218 61,273 23,084,700
REE DR 2w Interests in associates 212,198 2,556,436 - 2,768,634
NEEPE R Interests in joint ventures 3,200,950 4,090,158 245,874 7,536,982
El-NCI)NE Amounts due from associates 2,563 23,209 - 25,772
BRERT Amounts due from joint ventures 1,334,227 - 116,508 1,450,735
Rebn#r bEEE Unallocated corporate assets 7,753,824
AHEEE Consolidated total assets 42,620,647
afE LIABILITIES
HEaRE Segment liabilities 4,650,142 2,372,998 175,852 7,198,992
Reep o CEAE Unallocated corporate liabilities 8,448,596
AHHEE] Consolidated total liabilities 15,647,588
A2 MEE DI THREENE2  The accounting policies of the reportable and operating segments are the same as

PR A EE SRR R - HEE
BB RERDBEE MR R as

the Group’s accounting policies described in note 2. Segment profit (loss) represents

the profit earned by (loss from) each segment without allocation of other income
and gains, finance costs, share of profit (loss) of associates and joint ventures and
unallocated corporate expenses. This is the measure reported to the Executive
Directors of the Company for the purposes of resource allocation and performance
assessment.

BMERE  BEBEARREEEER
MBR)ARRGED B EEBRZE
7 BT IRER B0 A (B518) © TV ER T
AABHTEERERD A MFHERIR
RBWZITE -
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SRS MEEREMEE(E) NOTES TO THE CONDENSED CONSOLIDATED
BE—FE——FNA=+HI1EAH FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2021

5. HtWA R WS 5. OTHER INCOME AND GAINS
(REEER)
(Unaudited)
BEAXA=tHLAEAR
Six months ended 30th June,
—E-—fF —E-F
2021 2020
FBT FET
HK$'000 HK$'000
A& S A Dividend income
— I LMk H — unlisted shares 3,920 1,789
— ikt — listed shares 110 89
RITERZFBUA Interest income on bank deposits 21,811 21,689
U E K2 F B A Interest income from loans receivable 98,092 92,008
REBLDEZFBIA Interest income from joint ventures 37,625 33,950
R IE 5 a Net exchange gain 6,793 -
HAA Other income 17,401 15,636

185,752 165,161
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SRS MEEREMEE(E) NOTES TO THE CONDENSED CONSOLIDATED
BE—FE——FNA=+HI1EAH FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2021

6. BB 6. FINANCE COSTS
(REER)
(Unaudited)
BEAA=tHLAEAR
Six months ended 30th June,
—E-—-F —ETF
2021 2020
FHET FAT
HK$'000 HK$'000
FERTF Interest on:
RITER Bank loans 156,023 121,073
EmER Other loans 8,756 9,170
ERZHER Loans arrangement fee 72 2,581
164,851 132,824
B BAMEREEREAR Less: amount capitalised on properties under
YESE development (79,694) (21,450)

85,157 111,374
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SRS MEEREMEE(E) NOTES TO THE CONDENSED CONSOLIDATED
BE—FE——FNA=+HI1EAH FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2021

7. HiE 7. TAXATION
(REER)
(Unaudited)
BEAXA=tHLAEAR
Six months ended 30th June,
—E-—5F —E-F
2021 2020
FHET FAT
HK$'000 HK$'000
S HBeE The charge comprises:
ANEAFRIA Current tax
—EFBMER — Hong Kong Profits Tax 2,825 2,866
— R EMER — PRC Enterprise Income Tax 41,405 36,796
— B ER — Land Appreciation Tax 49,480 44,208
93,710 83,870
BTFE(RERE)BETR (Over) under provision in prior years
—EBNER — Hong Kong Profits Tax (40) (532)
— BN IE — Overseas Tax (225) -
— R EAER — PRC Enterprise Income Tax (5,580) 2,379
(5,845) 1,847
87,865 85,717
IEIERIE Deferred tax 172,606 35,067
260,471 120,784

EBFESHIRERE 2 E5HEFERFIELL - Hong Kong Profits Tax is calculated at the rate of 16.5% on the estimated assessable
16.5% 2 BEFTH - FREMEMBSHIE  profit for the period. The PRC Enterprise Income Tax is calculated at the rates
ERIFTE A FLE AR R B R - applicable to respective subsidiaries.
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)

for the six months ended 30th June, 2021

8. PROFIT FOR THE PERIOD

(REER)

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

—E-—5F —E-F
2021 2020
FHER FT
HK$'000 HK$'000
N EARENE M 2 40k Profit for the period has been arrived at after
(FtA) charging (crediting):
ME - BERRBINE Depreciation of property, plant and equipment 6,448 6,194
W BMERERFYE Less: amount capitalised on properties under
G| development (536) (312)
5,912 5,882
WE # Depreciation/amortisation of:
HtEE - WEER Other assets — properties interests 262 239
FREME Properties for development 14,894 29,121
FREEE Right-of-use assets 477 351
EMEEEEE Total depreciation and amortisation 21,545 35,593
FEZRAIEERRE Cost of inventories recognised as expenses 85,416 324,074
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2021

9. EARNINGS PER SHARE

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

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

—E-—F —ECTF
2021 2020
FTEx FHT
HK$'000 HK$'000
2R Earnings
FAGHEBIREREF 2 Earnings for the purpose of basic earnings per
BN (KR AR &G share (profit for the period attributable to
REARD R F) owners of the Company) 366,052 200,205
(REER)

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

—E-—F —E-TF
2021 2020
T Fhz
‘000 ‘000
B Number of shares
R EGRERETR 2 Number of ordinary shares for the purpose of
e ¢=! basic earnings per share 1,500,647 1,500,647
R-B-—FRk= No diluted earnings per share for both 2021 and 2020 were presented as there

3
ES_

T
BB ZFIGRBEET - B
e L S
HB -

—=5
-

were no potential ordinary shares in issue for both 2021 and 2020.
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2021

10. DIVIDEND

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

B —ZE=F

2021 2020

FHERT FET

HK$'000 HK$'000
REANFER DR Z Dividend recognised as distribution during the

f% 8 period:

BN -—ZTFE Interim dividend (in lieu of final dividend) of
(ZB-TF : ZT-NFE) HK20 cents (2020: HK20 cents) per share
FHEARR B (AR B REAR B) paid in respect of 2020 (2020: in respect

FRR20BI(ZZ 4 - 20/84l) of 2019) 300,129 300,129

- E - BMERREBUR
EREEE

REE-_T-—FNA=F+HINEA
A AREE AR © R (E3,489,000/8 T
(ZE=ZFNA=1H : 47,774,000
B BAYE - BB REE -

E/\@ifyffi& Yfgﬁz/\ﬂ
=THIEREAR - RSB mEET
ERYEEREME -

RZBEZ—FA=+tHRZZ=F
F+-_A=+—H FHREEEA
37,673,000/ 7T % 37,984,000/8 7T &7
Bk o

12. REWZE

REE_ZT-_—FA=1THIEA
W AEBREEERETEMAL
e 127,423,000/ T (—Z T - B4
NAZ=1H 224,123,000 7T) N E
BTYHEGFTEZREME -

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

During the six months ended 30th June, 2021, the Group acquired property,
plant and equipment for a cash consideration of HK$3,489,000 (30th June, 2020:
HK$47,774,000).

During the six months ended 30th June, 2021 and 2020, the Group did not transfer
any owner-occupied properties to investment properties.

As at 30th June, 2021 and 31st December, 2020, right-of-use assets amounting to
HK$37,673,000 and HK$37,984,000 represent interest in leasehold lands.

12. INVESTMENT PROPERTIES

During the six months ended 30th June, 2021, the Group transferred inventories of
completed properties of HK$127,423,000 (30th June, 2020: HK$224,123,000) to
investment properties upon the inception of operating leases to other parties.
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2021

12. INVESTMENT PROPERTIES (continued)

The fair values of the Group's investment properties at the date of transfer
from inventories of completed properties and as at 31st December, 2020
and 30th June, 2021 have been arrived at on the basis of valuations
carried out on those dates by Norton Appraisals Holdings Limited, a firm
of independent and qualified professional valuers not connected with
the Group. The valuation was principally based on investment method
by taking into account the current rents passing and the reversionary
income potential of tenancies. For the properties which are currently
vacant, the valuation was based on each of the property interests by
capitalisation of the hypothetical and reasonable market rents with a
typical lease term and also make reference to the direct comparison
approach. For the properties which were transferred from inventories of
completed properties to investment properties, the valuation was based
on investment method. The valuations of investment properties under
development were arrived at by the adoption of the residual approach
on the basis that they will be developed and completed in accordance
with the latest development proposals and having taken into account the
construction cost that will extent to complete the development to reflect
the quality of the completed development. There has been no change
from the valuation technique used in the prior periods/years.

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

13. PROPERTIES FOR DEVELOPMENT

As at 30th June, 2021 and 31st December, 2020, right-of-use assets for
leasehold lands amounting to HK$2,026,482,000 and HK$1,970,747,000
respectively are included in properties for development.
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2021

14. LOANS RECEIVABLE

(REER) (&=i%)
(Unaudited) (Audited)
—E-—F —E-TF
~NA=+HB +=—A=+—H
As at As at
30th June, 31st December,
2021 2020
BaE FHExT FHIT
NOTES HK$'000 HK$'000
REEERWERBLE The Group's loans receivable comprise:
RIERIARRE - Gross amount before impairment:
HEM Secured (i) & (i) 783,474 703,738
A Unsecured (ii) & (i) 884,848 1,112,127
1,668,322 1,815,865
o ORE Less: impairment (430,944) (401,396)
1,237,378 1,414,469
MEFREOMEL ZHHTAT ¢ Analysed for reporting purpose as:
IERE Non-current 749,306 210,464
mED Current 488,072 1,204,005
1,237,378 1,414,469
et - Notes:
(i) JEUWE 311,000,000 L(ZE=ZF () Loan receivable of HK$1,000,000 (31st December, 2020: HK$200,000,000) bears interest

F+_-H=+—H8 : 200,000,000
BIL)  FRERI8%(ZE_TF
+=—A=+—H :18%)  A—
LW ARRRERREAER - I
RZBEZ—F+ACCEZZTF+=
A=+—8: Z2=—%+ /)38
BERESEARBERER(ZE
ZEFFZA=F+—H  REEK
JE I & 396,890,000/ 7T ( — & —
THE+=-HA=+—H : 96,890,000
BIL)  BEFEMERIS%(ZETZ
TFE+-A=+—H:15%) ' N
&R AR B R B AR EEIRIEA
BR RZZE_—F+A(ZZEZZ
F#+-fF=+—H8: T -_—&+
AR ERESEARBERE
K ZEZZEF+=-_A=+—H: R
BEKER) - B RZAERER
32,081,000 T (ZE=TF +=
A=+—H : 3,720,000 7T) °

at 18% (31st December, 2020: 18%) per annum, is secured by share mortgage of a listed
company and is due for repayment in October 2021 (31st December, 2020: October 2021)
and is classified as current loans receivable (31st December, 2020: current loans receivable).

Loan receivable of HK$96,890,000 (31st December, 2020: HK$96,890,000) carries a fixed
interest rate of 15% (31st December, 2020: 15%) per annum, is secured by share mortgage
of subsidiaries of borrower, and is due for repayment in October 2021 (31st December,
2020: October 2021) and is classified as current loans receivable (31st December, 2020:
current loans receivable). Impairment allowance of HK$32,081,000 (31st December, 2020:
HK$3,720,000) has been made.



28

/\

F&ﬂﬂﬁ-‘ﬁﬁﬁiﬁil’ﬂﬁi(ﬁ)

eSS

f/—t/\ﬁ —/—Ei/\@ﬁ

14. BRER(E)

Haz -

0]

(ii)

(iii)

(%)
(%)

JE U B 345,000,000 L( ZE =T F+=A
=+—H : 45,000,000/ 7C) * FFE6% (=
T-TE+-_FA=+—8:6%)  UEZAK
BEEF(BESHEEBE BT ZEEA)
MEREEERER R-ZT=-_—F+—A(=
E-FFE+-_A=+—H:ZB-_—F+—HF)
R HASRE - WD iﬁ?%,,.bibﬁgqﬁ(%,ﬁ((_§:§
F+-A=+—8 : RPEKER) - B2
B B 52,597,000 L( —E-_ZTF+_A
=+—8 : 945,00087T) °

JiE W B 30300,000,0008 L (ZE =T F+ =4
=+—H8 : 300,000,000/7T) ETUTso%(_
T_TFE+-A=+—H : 30%) W ARRAEIRIE
AER BEAM(CE-TEI-A=1—8
BEH) RS EARDERER(ZE=Z4F
+—ﬂ_+ H: méﬁﬁguﬁlgm)

JE U E $£200,000,000/8 TT(—=F = F+— A
=+—H: &) EEFMEI.5%I A EE
HAER R-ZE-_NF—ANHPRERES
*ﬁﬁﬁE/;\béﬂFEH&ETA °

JE U E 7,584,000 T (Z T _FEF+_A
=+—8:8&)" lmi%@%%]ﬂﬂ@%ﬁ
TEFJ%W% RZZBZ—F+— A3 HABERE
%Eﬁ/;\béﬂﬂg%ﬁéf?}( °©

R-E-_TFE+-_A=+—8 BUEX
61,848,000/8 7T * FHIH5.5% @ UEFAK T
WRECRRERER R_Z-—F_8 IJ
Hﬂmzajz%sz“*ﬁﬁméﬂﬁ‘i%%ﬁ o AL EME K
EREBEE-S-—FXA=THILEAHH
ERIE ©

o
E

A

B 7K 884,848,000 % 7T (
A=+—8 : 882,127,00
<A

.M

—+
S‘E—r
lﬂlﬂﬂﬁ | B

—HW
PH
M
F“H

¥s 65%i36%(—:’7
H :565%%36%) ' A
4430008 T(ZE_FEF+ A=
£ 210,896,000 7T ) 1 5 X8 /5 3E 7 8 i
EAIBA_7__¢tHi*25 PO+ —
(ZZ=FF+=-A=+—H: —;——E
BEZEMF+—R)IERERFANEX

565%F12% (=& — f¢+ H*+ E

5.75% 2 12%) ° Ffb?ﬁmuéﬁﬂgqipf KRB e
B R EFHE 2 R E B 0 Bl A36,000 7T
(ZZEZZFTF+-_A=+—H :432,000% 1)
376,129,000 (=T =FF+=-A=+—
B :320,287,000/87C) °

2
=+

ﬂernHl

o

mblwl
L
=y
:m““‘ﬁ?

JEUE 7 140,000,000 L( —E-_ZF+_A
=+—H : 230,000,000/ ) ' EEFFE6%
(ZE=_ZTF+_A=+—H :18%) ' LER

ARMBRRNREERIEAER(ZEZ
¢+ B=+— Elrﬂﬁﬁ)'ﬁﬁézgfmi

AEIHEE (= F+-A=+—-HB:2
@HH)&%&“*ﬁﬂ%#u.éﬂrﬁ’uéziﬁﬂ T_TF
+ZA=+—8B : REEKER) - DEHREZR
B 520,101,000 T( ZE_EF+ A
=+—8 : 76,012,000/5T) °

TIAN AN CHINA INVESTMENTS COMPANY LIMITED
Interim Report 2021

NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2021

14. LOANS RECEIVABLE (continued)

Notes:

(0]

(ii)

(iii)

(continued)
(continued)

Loan receivable of HK$45,000,000 (31st December, 2020: HK$45,000,000)
bears interest at 6% (31st December, 2020: 6%) per annum, is secured under a
debenture incorporating second fixed and floating charge over its undertaking,
property and assets of the borrower and is due for repayment in November
2021 (31st December, 2020: November 2021) and is classified as current
loans receivable (31st December, 2020: current loans receivable). Impairment
allowance of HK$2,597,000 (31st December, 2020: HK$945,000) has been
made.

Loans receivable of HK$300,000,000 (31st December, 2020: HK$300,000,000)
bear interest at 30% (31st December, 2020: 30%) per annum and are secured
by share mortgage, are past due (31st December, 2020: past due) and are
classified as current loans receivable (31st December, 2020: current loans
receivable).

Loan receivable of HK$200,000,000 (31st December, 2020: Nil) carries a
fixed interest rate of 11.5% per annum, is secured by property, and is due for
repayment in January 2024 and is classified as non-current loans receivable.

Loan receivable of HK$584,000 (31st December, 2020: Nil) carries a fixed
interest rate of 9.5% per annum, is secured by property, and is due for
repayment in November 2021 and is classified as current loans receivable.

Loan receivable of HK$61,848,000 as at 31st December, 2020 bore interest
at 5.5% per annum, was secured by land and improvements of the borrower,
was due for repayment in February 2021 and was classified as current loans
receivable. The loan receivable had been settled during the six months ended
30th June, 2021.

Loans receivable of HK$884,848,000 (31st December, 2020: HK$882,127,000)
bear interests ranging from 5.65% to 36% (31st December, 2020: 5.65% to
36%) per annum, are unsecured. Of which HK$429,443,000 (31st December,
2020: HK$210,896,000) are classified as non-current loans receivable and
are due for repayment from July 2022 to November 2024 (31st December,
2020: from January 2022 to November 2024) and carry interests ranging
from 5.65% to 12% (31st December, 2020: 5.75% to 12%) per annum.
Impairment allowance of HK$36,000 (31st December, 2020: HK$432,000) and
HK$376,129,000 (31st December, 2020: HK$320,287,000) has been made for
the non-current loans receivable and current loans receivable respectively.

Loan receivable of HK$140,000,000 (31st December, 2020: HK$230,000,000)
carries a fixed interest rate of 6% (31st December, 2020: 18%) per annum, is
secured by share mortgage of subsidiaries of borrower (31st December, 2020:
unsecured), and is due for repayment in February 2024 (31st December, 2020:
past due) and is classified as non-current loans receivable (31st December,
2020: current loans receivable). Impairment allowance of HK$20,101,000 (31st
December, 2020: HK$76,012,000) has been made.
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2021

15. TRADE AND OTHER RECEIVABLES, DEPOSITS AND
PREPAYMENTS

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

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

The following is an aged analysis of trade receivables, including rental receivables, at

He) ZREIIT the end of the reporting period:
(REBER) (&&= %)
(Unaudited) (Audited)
—B-—-F —TTF
AB=+A +=ZA=+—H
As at As at
30th June, 31st December,
2021 2020
FHET FHET
HK$'000 HK$'000
=@AR Within 3 months 29,813 37,591
mzER{EA Between 4 and 6 months 2,415 2,846
+ZE=+=@A Between 7 and 12 months 93 69
BB+ @A Over 12 months 505 493

32,826 40,999
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SRS MEEREMEE(E) NOTES TO THE CONDENSED CONSOLIDATED
BE—FE——FNA=+HI1EAH FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2021

16. X5 R EMENERK 16. TRADE AND OTHER PAYABLES

REEHIK - K BENEZ(®ELZ The following is an aged analysis of trade payables by age, presented based on
SLEMEMEZRAN)IREHZRIE  the invoice date, which are included in trade and other payables, at the end of the
T ZBRER DA ¢ reporting period:

(RBER) (&%)

(Unaudited) (Audited)

—E-—F BT F

AA=+A +TZA=1+—H

As at As at

30th June, 31st December,

2021 2020

FHET FAT

HK$'000 HK$'000

=EAA Within 3 months 314,026 285,013
mEREA Between 4 and 6 months 1 6,125
+ZE=+=@A Between 7 and 12 months 15 35,187
Biet+—@EA Over 12 months 304,343 250,238

618,385 576,563
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17. MYEfEFK

REBEEZFT—FNA=THILRN
AR AEERESHERSE
1,311,203,0008 L (BHEZT =T F X
B=+H8I1t<1M8A : 464,720,000/ 7T)
M EERTT R B M B 5/578,972,000/%
T(HEZZ-ZF R XA=1THIE
A :304,189,000/87C) c R=ZT=—
FARA=ZTEMASBOEFTNAFAE
BRIE B iSRRG E - M
FIEANF1.35%E10.00%( T - F4F
+=—A=+—H :1.32%%=10.00%) °
BRI RERRI N ASEEERED
ETREEHREBER -

18. REE
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2021

17. INTEREST-BEARING BORROWINGS

During the six months ended 30th June, 2021, the Group obtained new loans
in the amount of HK$1,311,203,000 (six months ended 30th June, 2020:
HK$464,720,000) and repaid bank and other loans of HK$578,972,000 (six months
ended 30th June, 2020: HK$304,189,000). The majority of the loans as at 30th
June, 2021 are repayable within five years and bear interest at fixed or floating
market rates ranging from 1.35% to 10.00% (31st December, 2020: 1.32% to
10.00%) per annum. Proceeds from new borrowings were used to finance the
progress payments for properties under development and operating activities of the
Group.

18. INTEREST-FREE BORROWINGS

(REER) (&%)

(Unaudited) (Audited)

—E-—F —ZEZTF

RA=+HR +TZA=+—H

As at As at

30th June, 31st December,

2021 2020

FERT T

HK$'000 HK$'000

FE{FHE & AT Amounts due to associates 25,586 15
EREEE Amounts due to joint ventures 1,724,347 1,726,110
PEEEE G E SN Advances from non-controlling interests 175 171
1,750,108 1,726,296

ZETRRERR - RENMNEERT

The amounts are unsecured, interest-free and repayable on demand.



/\

AR S M SRR (F)
BE—FE——FXNA=+HINEA

32 TIAN AN CHINA INVESTMENTS COMPANY LIMITED

Interim Report 2021

NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)

for the six months ended 30th June, 2021

19. BRA 19. SHARE CAPITAL
ZERROEE
Number of S5
ordinary shares Amount
FAET
HK$'000
BEITRER Issued and fully paid:
R_Z_FTF—H—H At 1st January, 2020, 30th June, 2020,
—E-EFRA=FH- 31st December, 2020 and 30th June, 2021
—ECEFE+_A=+—HK
—E—F,A=+H
- EEEN LB — Ordinary shares with no par value 1,500,647,491 3,788,814
20. BEAREE 20. CAPITAL COMMITMENTS
(REER) (&wi%)
(Unaudited) (Audited)
—B-—f ZEZTF
AA=+tHB +=ZA=+—H
As at As at
30th June, 31st December,
2021 2020
FHBT FHT
HK$'000 HK$'000
LR B R 4 s AR Capital expenditure in respect of contracted
G REGENE R commitments for acquisition of land use
53 rights in the PRC 107,313 104,788
BXRAZEBESEANEE Capital contribution to a financial asset at
RIBZEMEE fair value through profit or loss 3,710 17,319
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2021

21. CONTINGENT LIABILITIES

(@) At 30th June, 2021 and 31st December, 2020, the Group had guarantees as

follows:

(RBER) (f&=%)
(Unaudited) (Audited)
—B-—fF kS 22
RA=tHB +=ZA=+—H
As at As at
30th June, 31st December,
2021 2020
FEx FHET
HK$'000 HK$'000
RIES=EN Pk Guarantees given to banks in respect of
ERARITIEL 2 mortgage loans granted to property
iR purchasers 910,574 345,884
HEEEERIBER Guarantees given to banks in respect of
ZIRITEEMRITIED banking facilities granted to and utilised
ZER by joint ventures 570,005 631,360
HBBBREANBEERE Guarantees given to banks in respect of
(MBERERRABERIE]D banking facilities granted to and utilised
ZEREEERREFEAZ by a financial asset at fair value
RITEEMRITELR ZER through profit or loss (“FVTPL") - 1,956
MEDRERRERRER Guarantees given to banks in respect of
ZBITEEMIRTTIEL banking facilities granted to but not yet
2R utilised by joint ventures 510,477 363,363
MYEHRIBER MM Guarantees granted in respect of utility
PR 74 e 7 Se B AT AL supplies and government authorities for
R R the property development works 584 596
H—AEECEERKEFER Guarantees given to a lender in respect of
ZEMEFmA—2ERA an other loan granted and utilised by
EE 2R a joint venture 602,410 _
H—HeEEEREBEAEA Guarantees given to a lender in respect of
ZEMERMA—ZERA an other loan granted to but not yet utilised
B 2 R by a joint venture 301,205 -
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ZEREE

HASECZAECERAREEEY
91,409,000 T ( —E-FF+ - A=+—
H : 89,622,000/ 7T) KIMIE( = —F4F
+ZA=+—B:ME)GFEEVWEUR
MAREZz —EWBARFEMERED
34,488,000 L ( —E - EF+_-_A=+—
A : 35,607,000 70) K —IBfFEEYEE
WEHEREETEE LT - ZSHAS
TERMNBATRE 2 A E TR
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B HibM LR E S A e o

pboh - BAEEZ Z—EAEERERE
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HER=H— BRI EETIRENRLFER
E,.EJ °
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MR - BIRRE KRN ERT R
T - RIBEARER - ARBECHABREE
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A LR RS S RERRNA LML TS -

ERIEARNBIN— A ECEBERYIWE
W—BMEBR(ZYWEERBEHIEE
HEBR)  BRERBEFNBRTHEREREE
FTEHEFEE @ MAZAEDEIRBRENE
BFR - LERNFIAEMEERER - %A
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TIAN AN CHINA INVESTMENTS COMPANY LIMITED
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2021

21. CONTINGENT LIABILITIES (continued)

(b)

Two pieces (31st December, 2020: two pieces) of properties for
development that are held by joint ventures of the Group with
carrying value of approximately HK$91,409,000 (31st December,
2020: HK$89,622,000) and a property for development that is held
by a subsidiary of the Company with carrying value of approximately
HK$34,488,000 (31st December, 2020: HK$35,607,000) are under
idle land investigation by the local authorities. These pieces of lands
owned by the joint ventures and the subsidiary were held under
several land use right certificates. The development of the pieces of
lands mentioned above are the last phases of the whole projects,
the development of other pieces of lands were either completed or
under development.

Further, property for development that is held by another joint
venture of the Group with carrying value of approximately
HK$346,135,000 (31st December, 2020: HK$256,210,000) had
been identified as idle land by the local authority. The construction
works for Phase 1 and Phase 2 Part 1 of the development have
been completed. The construction works for Phase 2 Part 2 and
Phase 3 Part 1 of the development have started last year.

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

A property purchaser recommended by local authority who
previously purchased properties from a joint venture of the
Company in Shenzhen initiated legal proceedings against the joint
venture for a claim due to the failure to arrange issuance of the
ownership certificate of the properties under the new policy. The
judgement was held in favour of the property purchaser during
the appeal, with security deposit of approximately HK$20,437,000
equivalent has been paid by the joint venture to the court. The joint
venture appealed and the case is still pending trial by the court.
The Group has assessed the claim and considers that the final
outcome of the claim will not have material effect on the financial
statements.
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2021

21. CONTINGENT LIABILITIES (continued)

(d) 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$258,954,000. The bank
reported that the loan was granted to a former shareholder of the
joint venture before the acquisition of interest in that joint venture
by the Group. The court judgement was held in favour of the bank
and the joint venture appealed. Based on legal advices, the Group
has assessed the claim and in the opinion of the Directors, the
Group has rigid grounds against the claim and the claim will not

have material effect on the financial statements.

22. 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).

o 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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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2021

22. FAIR VALUE MEASUREMENTS OF FINANCIAL
INSTRUMENTS (continued)

MEER

Fair value as at
e
RA=THE TZA=t-A MEERFTEE
Mthlune, 3stDecomber,  AREE {HERE ERNETERSY SEUNEE

201 0 A R¥ESH Significant Relationship of
(FEER) (@%%)  Fairvalue Valuation techniques  unobservable unobservable
(Unaudited) (Audited) ~hierarchy and key inputs inputs inputs for fair value

TR T

HKS'000 HK$'000

PERERERRANBEREI AR,
R A

Equity securiies isted in the PRC classified as equity securities at
FVTPL

ARRERENENGRD A BERE
JRATAZEYE LR RAES

Equity securities listed in the PRC classified as equity instruments at
FrToc

AERERAM AR, BERE
LRRTECEAR Lz

Equity securities listed in Hong Kong classified as equity instruments at
A/Tocl

PTRREERERI ERRE ERAR LT ECRE

Unlisted fund investment classified as financial asset at FVTPL

NERERERRLAEERE SHAR LI TESRE
Unlisted fund investment classified as financial assets at FVTPL

52,386 545 EF-R NEREWEAEZ axcki AER
Level 1 MEEAE NIA NIA
Quoted bid prices in
an active market
21,058 N30 FH ANEEWAMEC R Bl
Level 1 THEAR WA NA
Quoted bid prices in
an active market
216,086 WM R NERWEREL i¥cki R
Level 1 HENE NIA NIA
Quoted bid prices in
an active market

70,480 A BZR hEREERUNER TER iR
level 2 Quoted price provided /A N/A
by financialinsttutions
4847 096 F=h  ASEEERESE  TER ER
Level3 ER(ZEZREEE NA NA
RENHRANER
LEERE)
Quoted price provided by

financial institutions,
taking into account
net asset values

of spedial purpose
vehicles derived from
underlying investments



/\

AR S M SRR (F)
BE=F-—A A=A EA

37

—E-—

FEAEREARA T
R AR S

NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2021

22. SRIBEZRARERE 22. FAIR VALUE MEASUREMENTS OF FINANCIAL
SE(E) INSTRUMENTS (continued)
DAMEER
Fair value as at
ik b3 I5I%E
AR f2A=1-6 MEEEFTEE
Nthlune, 3MstDecember,  AREE  HERE EXHHTEESY SENER
w1 020 &3 k254 Significant Relationship of
(REEH) (=)  Fairvalue Valuation techniques  unobservable unobservable
(Unaudited) (Audited) ~hierarchy and key inputs inputs inputs for fair value
Tén Fin
HKS'000 HKS'000
AERERA AN BERE RATA L TRATA 30013 BT FZH OAEERE EolaE CRUTMEERE  AEhaki ﬂ@ﬁ

Unlisted equity instruments classified as equity instruments at FVTOC!

Level 3 Asset based approach

B58A:
The key inputs are:

() sz
(i) Term yield:

(i) EBMEE:

(i) Reversionary yield;

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

() BZERATE
W?Z}ﬂu-r

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

LG I
Mﬁﬁémﬁﬁﬁﬁﬂ*}%? A
275%E325% (“F-TEF2A
=B 2T5%E3.25%)

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% (315t December, 2020;
275%t03.25%)

ElmE (ZERIANENENE
,Xamtmwmmma )
R3%E375% (252 ﬁt
R=1-R: 35%%375%)

Reversionary yield, taking into account
annual unit market rental income and
unit market value of the comparable
properties, of 3.25% to 3.75% (31st
December, 2020:3.25% t0 3.75%)

TEEIRSEER TR SR
ﬁ{n‘@

8 YERSES

ERR U oo ¥
R Mﬁ%ﬂ‘ HnETARE
RETESTA) ?“ﬂ 08T

(CRRET- #—HJ
Fﬁﬁamo%n? ThRER
170/%7&

Market unit rent compares with
direct market comparables and
taking into account of location
and other individual factors such
as road frontage, size of property
and faclties. The range of average
market unit rent is from around
HK$3050.ft /month to HK§ 170
s0.ft./month (31st December, 2020:
HK$3050.ft /month to HK$ 170
sq.ftmonth)

REETERS A (243
eRliEHER(E) A% (2%
ETZA=1-R:28%)

Discount for lack of control and lack
of marketabilty, taking into account
median control premium, of 32%
(315t December, 2020: 28%)

DrEETR

The increase in the term
Yield would result ina
decrease in fair value

EahaEy @ﬁr

MWET

The increase in the
reversionary yield would
resultin a decrease in fair
value

TEENELHIENEEY
DAEEEN

The increase in the market
unitrent would result in
an increase in fair value

BeEATERE
I
T#

The increase in the discount
for lack of control and
lack of marketabilty
would result in a decrease
in fair value
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2021

22. ERMIBEZAREE 22. FAIR VALUE MEASUREMENTS OF FINANCIAL
HE(E INSTRUMENTS (continued)
DAMEER
Fair value as at
ZRT-F CECEE
ABEHR f2A=1-6 MEEEFTEE
Nthune, 3stDecember,  AAEE  EERE EXNFTEESE SEUNEE
w1 00 &3 k254 Significant Relationship of
(FEER) (@%%)  Fairvalue Valuation techniques  unobservable unobservable
(Unaudited) (Audited) ~hierarchy and key inputs inputs inputs for fair value
TiEn Firn
HK$'000 HK$'000
ABRBRBRRDABERE SHAR L NXREEE 515,481 5099 =R RERTE BREEIRETNRATREN  FREOLNCER L,

Investments in property projects clasified as finandial asset at FYTPL

BENT10%E15% (Z3-5F
TZAZT-B 1 10%E15%)
Discount rates Used in discounting
the estimated cash flows to the net
present values ranging from 10% to
15% (315t December, 2020: 10% to
15%)

Level3 Discounted cash flow

FGTETREN RS iaLA
122,492,000%7
(ZEEEtf=t-1:
121,606, 0007)

Cash flows used to calculate the
net present values, in aggregate
amounted to AU$122,492,000 (31st
December, 2020: AU$121,606,000)

BT EERENRR A TR
NMHESEAZSE1ER
(CB-BEr2fst-6:
NETRAZLETER)

Remaining durations of the projects
used to calculate the net present
Values ranging from 1 year and 9

months to 5 years and 1 month (315t

December, 2020: from 2 years and 7
month to 4 years and 7 months)

EETR

The increase in the
discounted rates would
resultin a decrease in fair
value

BERMEmesyLf
Fﬁ a)J

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

EER AR
DAEETR

The increase in the
remaining durations of
the projects would result
in a decrease in fair value
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2021

22. EWMIAZARER
sTEB(E

FZRL R EE B HE

22. FAIR VALUE MEASUREMENTS OF FINANCIAL
INSTRUMENTS (continued)

Reconciliation of Level 3 fair value measurements

FEiRER ERHEMEME
RANEBEEREE WHERAAREE
ZEeMEE REZRAIA
Financial Equity
assets instruments st
at FVTPL at FVTOCI Total
FAT FAT FAET
HK$'000 HK$'000 HK$'000
R-E-_ZEF—F—H At 1st January, 2020 159,443 38,705 198,148
s Total gains:
—REEA — in profit or loss (2,836) - (2,836)
—REMEEREA — in other comprehensive income - (1,363) (1,363)
HE Purchases 313,776 - 313,776
PE N ER Exchange differences (3,580) - (3,580)
N-—E-BEAXA=1H At 30th June, 2020 466,803 37,342 504,145
Bl Total gains:
—REEA — in profit or loss (26,631) - (26,631)
— R E 2 A — in other comprehensive income - (3,885) (3,885)
BE Purchases 114,510 - 114,510
PEH =R Exchange differences 15,613 - 15,613
MNZE-TEF+-_A=+—H At 31st December, 2020 570,295 33,457 603,752
Al Total gains:
—REER — in profit or loss 23,053 - 23,053
—REMEEKER — in other comprehensive income - (3,444) (3.,444)
BE Purchases 34,057 - 34,057
BARRE Return of capital (58,360) - (58,360)
PE N ER Exchange differences (11,717) - (11,717)
RZE_—FA=+H At 30th June, 2021 557,328 30,013 587,341

REBEE_Z-_—R_ZT-_FTF A=
HiIENEARN TES—F  F-HR
B 2 R EE o

There were no transfer between levels 1, 2 and 3 during the six months ended 30th
June, 2021 and 2020.

E=ZRRIREERAIABRES T
BRINEMEREERSRABNE
EEEEQAAEBEEABHES

The Directors consider that the carrying amounts of other financial assets and
financial liabilities recorded at amortised cost in the condensed consolidated
financial statements approximate their fair values.
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2021

23. RELATED PARTY TRANSACTIONS AND BALANCES

During the six months ended 30th June, 2021, the Group had transactions and
balances with related parties as follows:

(REER)
(Unaudited)
HEXB=THIEREA
Six months ended 30th June,

—E--& —_E-F
2021 2020
TR TET
HK$'000 HK$'000
(@ EBEAYEHZEERR (@ A major shareholder with significant influence,
HAEEBRATE Allied Group Limited (“AGL") and its
([A%E])RANBAR subsidiaries
— RS EUER AR 5 — Short-term lease payments, property
MEFIE MEEER management and air-conditioning fees
THEA charged to the Group 2,070 2,760
—~AREBWRNERER - Management fee charged to the Group 30,392 23,150
—AASBRERAEHET — Internal audit service and
MRS REERER management information system
EZRRBEEH service fee charged to the Group 198 180
—AREEREHMNESER - Interest expenses charged to the Group 2,929 3,140
—RAZ BRI EMER - Sundry expenses charged to the Group 144 168
) BEREZ-HEMBAR-HBE (b)  Asubsidiary of AGL, Sun Hung Kai & Co. Limited
BRAR([FBE]) REAHWBLF ("SHK") and its subsidiaries
—AEERDMEETIER — Lease payments and property management
MEEEERBA fee income earned by the Group 1,200 1,095
— REBFREBEF BIA ~ Interest income earned by the Group 2,210 2,225
© FEEBREAEEHH (0 Key management personnel compensation
— 5o REMGEER — Salaries and other short-term benefits 51,416 54,756
—RIKENER — Post-employment costs 194 342
d) BELRKkeERE (d)  Associates and joint ventures
—REERRNEETE - Lease payments earned by the Group 322 364
—REEFRIEFISHA — Interest income earned by the Group 37,625 33,950
—AEEE Y ERH - Dividend income received or receivable
fr B4 A by the Group 13,090 =
—AREB IR E — Property management fee charged to
ERER the Group 3,211 2,901
—AEERDHERERRA — Consultancy fee income and service fee
RIRBBHRA income earned by the Group 7,662 7,389
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2021

23. RELATED PARTY TRANSACTIONS AND BALANCES

(B (continued)
(REBER) (FEFE%)
(Unaudited) (Audited)
—B-—-F —TTF
A~A=+H +=ZA=+—8H
As at As at
30th June, 31st December,
2021 2020
FTHExT FiIT
HK$'000 HK$'000
() HEEERENBAT (e)  AGL and its subsidiaries
—HEMEAERR — Other payable 15,578 10,361
—ERERA ) — Loan payable (Note i) 163,133 234,676
— NS EER M AR A — Loan facility granted to but not yet
ZER B utilised by the Group 113,802 66,979
()  FEBEREWBEAF (f)  SHK and its subsidiaries
— RE R (KT ati) — Loan receivable (Note i) 77,500 77,500
— EAb EMAR R — Other receivable 556 574
— HABFERTERR — Other payables 511 1,085
() HBEQARREEDE (g)  Associates and joint ventures
— EAb EMER R — Other receivable 42 126
— HABFERTERR — Other payable 297 295
—MEEEERR — Financial guarantees given to banks
BEFEAMRITEE in respect of banking facilities
ERI TR 2 B 7% granted to and utilised by joint
R ventures 570,005 631,360
—EEEERE — Financial guarantees given to banks
w AR A RTT in respect of banking facilities
EEMIRITIRHE granted to but not yet utilised
2 RS HER by joint ventures 510,477 363,363
—H—HEEEEERK — Financial guarantee given to
BEEA B MER a lender in respect of an other
MAE—E2ERA loan granted to and utilised
R B REIER by joint venture 602,410 -
—p—EaEREER — Financial guarantee given to
B RAREA .z EAth a lender in respect of an other
ERmm—2ERA loan granted to but not yet utilised
R B REIER by joint venture 301,205 -




42

/\

AR S M SRR (F)
BE=F-—A A=A EA

23. ERABALZRER
e (E

BRAN QR EREE A SR BIRT S 2 TR M IR AR
DEWBE  ARFRZ BB AR RS KE
RIS 2 NERERTBRTE R E BB AR IR
AEEEFIEEZ —HMB AR L ZEE WHE
Hh AEMBABEAL ZRSUARBERARFIR
B ETRRIPIFRENRBEERS -

AEBETIRZEEEABR —HAEEARAE
A2 R E - Z AR AARERMEE
BRTS - WRAAEBEZE AR REMI IFARE
Eor2EREAEMRRRBWEREEER
ZERBERACBREAMIQ)ETHKE 2 B8R
BT -

iz EBERNIREEEABRAEEEKHT
NHEEHEAE YA oEELRETEETEEA
8 o 5B £ % 540,197,000 L( —E T 4F ¢
38,311,000/87L) » WEBREE LMz TEERE
ABFBA -

Hrat -

(i) ENERZEMNENT25%E46% (T -F4F
+ZA=+—8 N TF2.5%%4.6%)  EEKFIL
AR _FHA(ZEZEF+A=+—
B: 2= —%[0H)EE -

iy ERERZEMNRAESTSU(ZZE_ZTF+_A
=+—H:575%) EEBWER_T_F
+—A(ZE=ZTF+=-f=+—H8: ZT-_OF
+—HA)EE -

TIAN AN CHINA INVESTMENTS COMPANY LIMITED
Interim Report 2021

NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2021

23. 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, none of
the above related party transactions constitutes a continuing connected
transaction as defined in the Listing Rules.

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

The above-mentioned management fee is calculated by reference to the
time devoted by the management personnel on the affairs of the Group
and can be apportioned to the above key management personnel. The
total of such apportioned amounts, which has been included in the key
management personnel compensation above, is HK$40,197,000 (2020:
HK$38,311,000).

Notes:

(i) The loan payable bears interest ranging from 2.5% to 4.6% (31st December,
2020: ranging from 2.5% to 4.6%) per annum, is unsecured and repayable in
April 2022 (31st December, 2020: April 2021).

(i) The loan receivable bears interest of 5.75% (31st December, 2020: 5.75%) per
annum, is unsecured and repayable in November 2024 (31st December, 2020:
November 2024).
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24. EEKH

w=

(a

ZZ—FRNA=+TRH AT REEFNEE :

HETHBARRE 2% « BE R&E -
FEERYE  BRTYE BERINEFE
Mg EYEREED B /41,492,000 7T
—E2-FF+-F=+—H : 41,303,000
WBIT)  1,842,540,0008 T ( —E - T F
+ZA=+—H : &) - 3,036,366,000
Br(ZEZEF+=A=+—H:
1,989,757,000 % 7T ) ~ 518,183,000 & 7T
(ZE-ZF+-A=+—H : 544,402,000
77T ) 5%.9,890,323,000 T ( =& — T4
+=A=+—8 :9,672,665,000/ 7T )45k
TEAREEERBITEEZEA -

BREEA116,0008 (T _TF+ -4
=+—H : 113,000/ 70) NIRTTERIEE
MEBSRERILBER 2B o

BRI (B A&583,0008 T (ZE=-FF+ =1
=+—H8 : 596,000/ 7T ) MERITERE K
HIEBR R TR A RS ER M B
HEARIEIR -
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2021

24. PLEDGED ASSETS

At 30th June, 2021, 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$41,492,000 (31st December, 2020: HK$41,303,000),
HK$1,842,540,000 (31st December, 2020: Nil), HK$3,036,366,000
(31st December, 2020: HK$1,989,757,000), HK$518,183,000 (31st
December, 2020: HK$544,402,000) and HK$9,890,323,000 (31st
December, 2020: HK$9,672,665,000) respectively were pledged to

banks for banking facilities granted to the Group.

(b)  Bank deposits with carrying value of HK$116,000 (31st December,
2020: HK$113,000) were pledged against mortgage loans granted

to property purchasers.

(c)  Bank deposits with carrying value of HK$583,000 (31st December,
2020: HK$596,000) were pledged for guarantees in respect of
utility supplies and government authorities for the development

works.



44

/\

AR S M SRR (F)
BE=F-—A A=A EA

25. MEHRSE

R-ZE=-—FNAZH ARRIZz—WEEEE
BRIk —EIEE2E EMHBAR(EFELES
RABN([EREME]))I L EE RS - BRKE—
ME MRS EMR I B SEAEE A
Al eRATEHE BE2EWNBRG)HE
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TIAN AN CHINA INVESTMENTS COMPANY LIMITED
Interim Report 2021

NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2021

25. EVENT AFTER THE END OF THE REPORTING
PERIOD

On 2nd August, 2021, a direct wholly-owned subsidiary of the
Company and a non wholly-owned listed subsidiary, Asiasec Properties
Limited (“ASL"), entered into a sale and purchase agreement to
acquire ASL's interests in associates (such associates being private
companies incorporated in Hong Kong) through acquiring the entire
issued share capital and the shareholder’s loan of a company (which
shall be an indirect wholly-owned subsidiary of ASL), incorporated or
to be incorporated in the British Virgin Islands, at the consideration of
HK$1,080,000,000. The sale and purchase agreement is subject to the
approval of the independent shareholders of ASL at an extraordinary
general meeting and several conditions precedent to be fulfilled. Details
of the transactions were disclosed in the joint announcement of the
Company and ASL dated 2nd August, 2021.
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FREAREERAT
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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 44, which comprise the condensed consolidated statement
of financial position as of 30th June, 2021 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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TIAN AN CHINA INVESTMENTS COMPANY LIMITED
Interim Report 2021

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, 20th August, 2021
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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, 2021 (2020: Nil).

MANAGEMENT DISCUSSION AND ANALYSIS
Financial Results

The revenue of the Group for the six months ended 30th June, 2021
was HK$519.7 million (2020: HK$835.3 million), a decrease of 38%
compared to the same period of last year. The profit attributable to
owners of the Company amounted to HK$366.1 million (2020: HK$200.2
million), representing an increase of 83% over the corresponding period
of last year.

The profit attributable to owners of the Company for the six months
ended 30th June, 2021 is higher than the same period of last year. Some
material items are as follows:

o an increase in the share of profit of joint ventures of HK$61.2
million

o an increase in fair value in respect of the Group’s investment
properties of HK$200.7 million as compared with a decrease in fair
value of HK$31.8 million for the six months ended 30th June, 2020

Earnings per share amounted to HK24.39 cents (2020: HK13.34
cents), while the net asset value per share attributable to owners of the
Company was HK$17.44 at the end of June 2021 (31st December, 2020:
HK$17.10).

Business Review

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

An outline of our achievements in the first half of 2021 is described
below:

(1)  Total attributable registered sales (including sales from joint
ventures and pre-sales of properties under construction) of the
Group amounted to 147,400 m2 in the first half of 2021 (2020:
106,300 m?), an increase of 39%. A total attributable gross floor
area (“GFA") of approximately 134,600 m2 (2020: 86,600 m2) was
completed, an increase of 55%. For the first half of 2021, a total
attributable GFA of approximately 1,794,100 m2 (2020: 1,076,400 m?)
was under construction at the period end, representing an 67%
increase over the corresponding date of last year.
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MANAGEMENT DISCUSSION AND ANALYSIS
(continued)

Business Review (continued)

(2)

Rental income slightly decreased by 3% as compared with same
period of 2020. After excluding the rental income from the
subsidiaries disposed of during the year ended 31st December,
2020, the rental income increased by 9% as compared with same
period of 2020.

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 and urban renewal projects 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 in Longgang Shenzhen
comprises a GFA of approximately 599,400 m2 is now completed
and ready for sale or lease. In addition, Guangming Tian An Cloud
Park in Guangming District of Shenzhen with GFA of approximately
382,800 m2 is under development.

The pre-sales of residential projects in Jiangsu and Zhejiang
Provinces acquired last year has been successful. In addition, we
have acquired new residential projects in Jiangsu and Liaoning
Provinces during the six months ended 30th June, 2021. We expect
these projects will contribute a good return to the Group in the
coming years.

For the six months ended 30th June, 2021, Asiasec Properties
Limited reported a loss of HK$48.8 million (2020: a profit of HK$6.7
million) attributable to its shareholders.
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MANAGEMENT DISCUSSION AND ANALYSIS
(continued)

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, 2021, the total bank
balances and cash reserves of the Group were approximately HK$5,002.0
million (31st December, 2020: HK$4,893.5 million), providing sufficient
working capital for the daily operations of the Group.

As at 30th June, 2021, the total borrowings of the Group amounted to
approximately HK$9,013.4 million (31st December, 2020: HK$8,122.2
million), including current liabilities of HK$4,388.6 million (31st
December, 2020: HK$3,553.6 million) and non-current liabilities of
HK$4,624.8 million (31st December, 2020: HK$4,568.6 million). The
gearing ratio (net debt over total equity) of the Group was 15% (31st
December, 2020: 12%). The borrowings were mainly used to finance the
properties for development and properties under construction. Decrease
in finance costs is mainly due to the increase in capitalisation of finance
costs in properties under construction compared to the same period of
last year.

Approximately 60% 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 30% of the Group’s borrowings bear interest at fixed rates while
the remainders are at floating rates.

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

Risk of Foreign Exchange Fluctuation

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

Financial Review (continued)

Pledge on Assets

As at 30th June, 2021, bank deposits of approximately HK$0.7 million,
aggregate carrying values of property, plant and equipment, development
properties and investment properties of approximately HK$41.5 million,
HK$5,397.1 million and HK$9,890.3 million respectively, were pledged
for banking facilities granted to the Group, mortgage loans granted to
property purchasers and guarantees in respect of utility supplies and
government authorities for the development works.

Contingent Liabilities

Two pieces of properties for development that are held by joint ventures
of the Group with carrying value of approximately HK$91.4 million and
a property for development that is held by a subsidiary of the Company
with carrying value of approximately HK$34.5 million are under idle land
investigation by the local authorities. These pieces of lands owned by the
joint ventures and the subsidiary were held under several land use right
certificates. The development of the pieces of lands mentioned above are
the last phases of the whole projects, the development of other pieces
of lands were either completed or under development. Further, property
for development that is held by another joint venture of the Group with
carrying value of approximately HK$346.1 million had been identified as
idle land by the local authority. The construction works for Phase 1 and
Phase 2 Part 1 of development have been completed. The construction
works for Phase 2 Part 2 and Phase 3 Part 1 of the development have
started last year. The Group is currently working diligently to prevent the
possible classification as idle land for those under idle land investigation
and taking remedy action to prevent from prosecution for those had been
identified as idle land, including negotiating the feasibility of development
plans with local authorities. Based on legal advices, the Group has assessed
the issue and considers that the idle land confiscation can be reversed.
In the opinion of the directors of the Company, the economic outflows
caused by above cases are not probable.
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MANAGEMENT DISCUSSION AND ANALYSIS
(continued)

Financial Review (continued)

Contingent Liabilities (continued)

As at 30th June, 2021, guarantees given to banks and a lender in
respect of mortgage loans granted to property purchasers and loan
facilities granted to or utilised by the joint ventures as well as guarantees
granted in respect of utility supplies and government authorities for the
property development works amounted to approximately HK$2,895.3
million. All the guarantees provided by the Group were requested by
banks, government authorities or lender and under normal commercial
terms. Legal actions were taken against the Group resulting in possible
contingent liabilities of approximately HK$279.4 million. The Group has
assessed the claims and obtained legal advice, and considers that the
outcomes of the claims will not have material effect on the financial
statements.

Employees

As at 30th June, 2021, the Group including its subsidiaries but excluding
associates and joint ventures, employed 1,323 (31st December, 2020:
1,337) persons. The Group maintains a policy of paying competitive
remuneration packages and employees are also rewarded on performance
related basis including salary and bonus.

COVID-19 Pandemic Response

COVID-19 continued to spread around the world during the first half
of 2021. In addition to carrying on preventative protocols, vaccination
incentives are also provided to help the Company resume more normal
business and social activities.

The protocols to protect the health and safety of our workforce, their
families, local suppliers and neighbouring communities, while ensuring a

safe environment for operations to continue as usual:

o measures to maximise social distancing and staff protection within
the offices;

J meetings held off-site or by conference calls or video conference as
far as possible;

. cancellation of all non-essential travel;
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MANAGEMENT DISCUSSION AND ANALYSIS
(continued)

COVID-19 Pandemic Response (continued)
o flexible working plans for employees;
o restrictions on office access and temperature screening;

o self-isolation following travel, development of symptoms, or
interaction with a confirmed case of COVID-19 and requirement
to undergo a coronavirus test as and when necessary at the
Company's cost; and

o maintain inventory of face masks, hand sanitiser and hygiene
supplies and focus on cleaning and sanitation.

Business Outlook

Although the economies of China and Hong Kong are on the road
to recovery in 2021, the development and containment of COVID-19
remains unpredictable. Furthermore, geopolitical tensions, a crackdown
on the technology and private education sector in China together with
strict global travel restrictions have eroded market confidence.

The China government always emphasises that houses are for living in,
not for speculation. Many provinces and cities of China have introduced
a series of measures to limit the property speculation such as setting
guidance prices on pre-owned homes and cracking down on business
loans that have been misused to buy homes. These policies have curbed
the rise in housing prices. On the other hand, the China government
has introduced a new policy to allow all couples to have three children.
This will help to increase the population of China in long run. 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, 2021, 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, 2021 and adjusted, where
appropriate, to conform with the Group’s accounting policies:

FET

HK$'000

IEMBNEE Non-current assets 25,831,530
MENEE Current assets 32,506,822
mEIaE Current liabilities (28,326,881)
FEREBEME Non-current liabilities (21,337,924)
SEFERCHE S Non-controlling interests (164,413)
BEFE Net assets 8,509,134
AEEEGEEFE Net assets attributable to the Group 4,281,922
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DIRECTORS’ INTERESTS

As at

30th June, 2021, Mr. Lee Seng Hui, a Director, had the following

interests in the shares and underlying shares of the Company as recorded
in the register required to be kept under Section 352 of the Securities and

Futur

shares interested

es Ordinance (“SFO"):
BEERGR HERTRAE
HERGZEE BEIHAEDIL
Number of Approximate %
shares and of the total
underlying number of ERME

issued shares Nature of interests

Rk B ViN/NC]| 733,269,096 48.86% HE iz
Lee Seng Hui the Company (Hfaz1) Other interests

(Note 1)
DEMERRAA 930,376,898 74.98% Efh
([EeEthE |) (Hiit2) Other interests

Asiasec Properties (Note 2)

Limited (“ASL")
Hist - Notes:

1. EREAEERERE LT MEKIELED Blee
and Lee Trust(2#{55E) Z1E7EA ° Lee and Lee
TrustiE B A £ BAR AR ([HEER]) B 3%
TR BB EHI74.96% (BIE A B S £ 2 A A

) BIEGRER A A SERA AR Z2E

Bk

2. HERFRERENARB 2L - REREERSE
TRME(RARBZIEZEMB AR ME LA
AREZBEEE (R RES RAEGERDIEXV
BB)) 2 B nhkas

3. LUMAREBDESE -

B EXFIEEEN  RZTZ—FA=TH"
ARBZBEENRHTBRABMERRNRAGEHK
HAMAEEE (B REF B EHIEXVER)
Z IR - R SKEREE R A ERR RN
RIFEBEHFRPEGROIEI2ERTEMFE 2 ERT
fit - SRR ER A SR+ AE 2 L EITAE
FRTEFXGNRETAN(RETA]) AR
HE AR LB P2 EfEmEoRa o

Save

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 74.96% of the total number of issued shares of
Allied Group Limited (“AGL") (inclusive of Mr. Lee Seng Hui’s personal interests)
and was therefore deemed to be interested in the shares of the Company in
which AGL was interested.

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

All interests stated above represent long positions.

as disclosed above, as at 30th June, 2021, none of the Directors

and chief executive of the Company had any interests or short positions

in an
of its

y shares, underlying shares or debentures of the Company or any
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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FERRREMALTZES SUBSTANTIAL SHAREHOLDERS’ AND OTHER
PERSONS’ INTERESTS

BEEMA O RN-_ZTE-—E,A=18 - EBEHE  To the best of Directors’ knowledge, as at 30th June, 2021, the following
A REEIEME3I36IEREMFE 2 B0 shareholders of the Company (“Shareholders”) had interests in the shares
BAERNARRMDSAABIRMIEZ 2 A A FRKE  or underlying shares of the Company as recorded in the register required

(TREDIT to be kept under Section 336 of the SFO:
BERORAEBRS 2EE
Number of shares and underlying shares interested
B AR EEES
(LEHZHEBA (Z:£E EE#T
BHEE) ZHER) [iErirt
Personal Corporate BHABDT
Interests Interests Approximate %
(held as (interest of HipiEs RSB of the total
BREEE beneficial controlled Other Total number of
Name of Shareholders owner) corporation) Interests Interests issued shares
BMAEEFRAR([BMAER]) - 733,269,096 - 733,269,096 48.86%
Allied Group Limited (“AGL") (Br:1) (H7:#2)
(Note 1) (Note 2)
Lee and Lee Trust - 733,269,096 - 733,269,096 48.86%
(B1:#3) (Hz2)
(Note 3) (Note 2)
PIA Ltd - - 285,060,570 285,060,570 19.00%
(AREEEA (Hizt4)
ShFE) (Note 4)
(held as
investment
manager)
Vigor Online Offshore Limited 139,796,000 - - 139,796,000 9.32%

("Vigor Online”)

China Spirit Limited (“China Spirit") - 139,796,000 - 139,796,000 9.32%
(H7:25)
(Note 5)
HFEim - 141,796,000 - 141,796,000 9.45%
Chong Sok Un (Hyit6)

(Note 6)
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FERRRAMALTZER(HF) SUBSTANTIAL SHAREHOLDERS’ AND OTHER
PERSONS’ INTERESTS (continued)
BREROREBRRS 2EE
Number of shares and underlying shares interested
BA RS EEER
(LEBHZHEBA (Z#E£E HER1T
BHEE) ZRER) RGEE
Personal Corporate BMABEDE
Interests Interests Approximate %
(held as (interest of Hi R ERAE of the total
BREERE beneficial controlled Other Total number of
Name of Shareholders owner) corporation) Interests Interests issued shares
SKK Special Situation Fund (“SKK") 99,420,400 - - 99,420,400 6.63%
Argyle Street Management Limited - - 99,420,400 99,420,400 6.63%
("Argyle Street Management”) (AREBEEA (H1at7)
F0HEE) (Note 7)
(held as
investment
manager)
Argyle Street Management Holdings - 99,420,400 - 99,420,400 6.63%
Limited (" Argyle Street Holdings") (Hizs)
(Note 8)
PR - 99,420,400 - 99,420,400 6.63%
Chan Kin (H729)
(Note 9)
Biat - Notes:

BREMEES HFine Class Holdings Limited 2 2 & K1 B
‘A A]China Elite Holdings Limited([ China Elite ) #f
B mAaEAAMEE(ES)BRAR([HE
HWE]Z2EMRBAR - BEEED R EE KB
# (3% B Capscore Limited, Citiwealth Investment
Limited % Sunhill Investments Limited » 3584
LEEEL2EMBAR) BEMAMAED BT
DEEEA F£100% o MBS E@MARIEHEEChina
EliteFTisA 2 R 2 s o

B TR A EEF A 2 R —1#£733,269,096 %
B85 ©

The interest was held by China Elite Holdings Limited (“China Elite”), a wholly-
owned subsidiary of Fine Class Holdings Limited which in turn was a wholly-
owned subsidiary of Allied Properties (H.K.) Limited (“APL"). AGL directly and
indirectly (through Capscore Limited, Citiwealth Investment Limited and Sunhill
Investments Limited, all being direct wholly-owned subsidiaries of AGL) owned in
aggregate 100% of the total number of issued shares of APL. AGL was therefore
deemed to have an interest in the shares in which China Elite was interested.

This represents the same interests of AGL in 733,269,096 shares.
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Z LR B IE() 266,505,570 0 2R 0 K
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China Spirit# 4 Vigor OnlineZ®#BE FTARA » &1
AR VEHE A Vigor OnlineFTis A 2 IR 17 2 gz o

B EAEZ B HEG)A China SpiritiiA 2 139,796,000
B% B% 5+ X (ii) B Diamond Success Limited
(IDiamond Success )58 .2 2,000,0008% A% {7
W3 2+ Bl#EABDiamond Success&China
Spirit2EEBITIRA - MR EF B Diamond
Success & China SpiritFT#5A 2 i {n 2 3 -

R IEArgyle Street Managementig it 2 &k} -
Argyle Street Managementi# B SKK & B2 #7172
BREERAN - SR IER A SKKATR B 2 IR %
3

Argyle Street Holdings# & Argyle Street Management
2EHEEITRA - MR ERE B Argyle Street
ManagementFi3§ 8 2 B fn 2 s o

BB EIRE 2 ER - BRIBSTAEHEBArgyle
Street HoldingsE2 B/ TARANKY50.43 % 44 + B
WRAYEHEB Argyle Street HoldingsFri A Z i1 2 #
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X o
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SUBSTANTIAL SHAREHOLDERS’ AND OTHER
PERSONS'’ INTERESTS (continued)

10.

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 74.96% 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 266,505,570 shares; and (ii) an interest in unlisted
cash settled derivatives of the Company equivalent to 18,555,000 underlying
shares of the Company.

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

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

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

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 50.43% interests in the issued share capital of Argyle Street
Holdings and was therefore deemed to have an interest in the shares in which
Argyle Street Holdings was interested.

All interests stated above as at 30th June, 2021 represent long positions as
recorded in the register required to be kept under Section 336 of the SFO.
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CORPORATE GOVERNANCE AND OTHER
INFORMATION

CORPORATE GOVERNANCE CODE

During the six months ended 30th June, 2021, the Company has applied
the principles of, and complied with, the applicable code provisions of
the Corporate Governance Code and Corporate Governance Report (“CG
Code”) as set out in Appendix 14 of the Listing Rules, except for certain
deviations which are summarised below:

Code Provisions B.1.2 and C.3.3

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

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

The terms of reference of the audit committee (“Audit Committee”)
adopted by the Company are in compliance with the code provision C.3.3
of the CG Code except that the Audit Committee (i) shall recommend
(as opposed to implement under the code provision) the policy on the
engagement of the external auditors to supply non-audit services; (ii)
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, 2020. The Board considers that the
Remuneration Committee and the Audit Committee should continue to
operate according to the relevant terms of reference as adopted by the
Company. The Board will review the terms at least annually and make
appropriate changes if considered necessary.
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CORPORATE GOVERNANCE AND OTHER
INFORMATION (continued)

CODE OF CONDUCT REGARDING SECURITIES
TRANSACTIONS BY DIRECTORS

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

CHANGES IN DIRECTORS’ INFORMATION

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

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

1. As informed by AGL, bonuses for the year ended 31st December,
2020 were paid to the Chairman and a Non-Executive Director,
namely Mr. Lee Seng Hui (“Mr. Lee”), and an Executive Director,
namely Mr. Edwin Lo King Yau (“Mr. Lo"”) by AGL. Out of the
total bonuses paid by AGL, the amounts of HK$30,332,000 and
HK$5,212,000 for Mr. Lee and Mr. Lo, respectively, were allocated
and charged to the Company. The remuneration of both Mr. Lee
and Mr. Lo is directly paid by AGL and allocated and charged to
the Company pursuant to the sharing of administrative services and
management services agreement entered into between AGL and
the Company.

2. Bonus for the year ended 31st December, 2020 was paid to the
Deputy Chairman and an Executive Director, namely Mr. Song
Zengbin, in the amount of HK$930,000 by the Company.

3. Bonuses for the year ended 31st December, 2020 were paid to the
Managing Director and an Executive Director, namely Mr. Patrick
Lee Seng Wei (“Mr. Patrick Lee”) in the amount of HK$3,550,000
and an Executive Director, namely Mr. Tao Tsan Sang (“Mr
Tao”) in the amount of HK$2,801,329 by the Company. The
remuneration of both Mr. Patrick Lee and Mr. Tao is directly paid by
the Company and proportionally charged by the Company in the
form of management services fee to ASL pursuant to the sharing
of administrative services and management services agreement
entered into between the Company and ASL.
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AUDIT COMMITTEE REVIEW

The Audit Committee has reviewed with management the accounting
principles and practices adopted by the Group and discussed internal
controls and financial reporting matters including a general review of the
unaudited interim financial report for the six months ended 30th June,
2021. 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, 2021.

On behalf of the Board
Patrick Lee Seng Wei
Managing Director

Hong Kong, 20th August, 2021
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