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HRGEaRaR
BE—F-—FAA=F AU

CONDENSED CONSOLIDATED STATEMENT OF
PROFIT OR LOSS
for the six months ended 30th June, 2022

RRHEREFRAR(EAT NES
g((EEg NEMARRREMBLF
(AEEDBEZE-T-_—_F/A=+H
IEARERZ REEZGEFEER—F

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, 2022 with the
comparative figures for the corresponding period in 2021 are as follows:

T FRAZEEHETHT
(REEER)
(Unaudited)
BEASA=tTHLEAREA
Six months ended 30th June,
—E- 8 —E-—fF
2022 2021
PiiEE FET FAT
NOTES HK$'000 HK$'000
WA Revenue 3 912,475 519,703
SHERAR Cost of sales (382,734) (212,494)
FEAH Gross profit 529,741 307,209
EAWA R E Other income and gains 5 114,305 185,752
TSR IEE A Marketing and distribution expenses (42,041) (39,695)
THEA Administrative expenses (130,882) (166,122)
Him=E8R Other operating expenses (372) (962)
FHRBEHRAABEER Net decrease in fair value of equity
ZRAFSZ 2 AR EE securities at fair value through
SFERAD profit or loss (6,878) (5,158)
FRBEREANBERE Net (decrease) increase in fair value of
ZEBMEEZAREE financial assets at fair value through
SR )10 profit or loss (7,606) 19,096
W E R R R F B 2 Net impairment losses on loans
FOREEE receivable and interest receivables (635) (30,422)
ERIVMFEFEERSE Fair value gain on transfer of
REWMEZ ZAEBE inventories of completed properties
e to investment properties 23,220 89,158
WEWMEAREEZ (Decrease) increase in fair value of
CRi) g m investment properties (68,843) 200,682
FERYE Impairment loss on property for
BIEREIE development 13 (83,360) -
FRERME Amortisation of properties for
b o development (10,283) (14,894)
& AR AN Finance costs 6 (124,797) (85,157)
FEAEE S DT a A (E518) Share of profit (loss) of associates 11,504 (17,939)
FEEEEDERT Share of profit of joint ventures 303,930 166,804
FRBE AT & A Profit before tax 507,003 608,352
IE Taxation 7 (116,902) (260,471)
AREAR R Profit for the period 8 390,101 347,881
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AREZHPEREBRLF
“ECCFRHRERS

CONDENSED CONSOLIDATED STATEMENT OF
PROFIT OR LOSS (continued)

for the six months ended 30th June, 2022

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

—g==% e
2022 2021
k3 FTERT FHT
NOTE HK$'000 HK$'000
NERRELR T (E518) Profit (loss) for the period
FEIETT - attributable to:
ViN/NETI S Owners of the Company 420,245 366,052
FEIERR RS Non-controlling interests (30,144) (18,171)
390,101 347,881
A il
HK cents HK cents
TR EA Earnings per share 9
HK Basic 28.66 24.39
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BFE—FE - —FNA=FHI A

— TIAN AN CHINA INVESTMENTS COMPANY LIMITED

CONDENSED CONSOLIDATED STATEMENT OF
PROFIT OR LOSS AND OTHER COMPREHENSIVE INCOME
for the six months ended 30th June, 2022

(REER)
(Unaudited)

BZEANA=THLLAREA
Six months ended 30th June,

—E-CE —E-—4F
2022 2021
FET FAET
HK$'000 HK$'000
7 B P ) Profit for the period 390,101 347,881
Hib2mE(ER)WE Other comprehensive (expense) income
TreEM EEER 2 Items that will not be reclassified to
HE - profit or loss:
MERZINEEMESZ Exchange differences arising on translation
EHER to presentation currency (590,379) 299,750
EiEEE AR REEREL Share of other comprehensive (expense)
Hivz2E(ER) W= income of associates and joint ventures (253,111) 171,435

FEBEMEERERAS
BEEEZBEATARE
RREEFE

FREMEEREE AR
BEREZBEATAKRE
RRBEESH
EEHANTE

BERRIREEF D EEERE 2
IEH :
REBINEGFIES 2
Hh

A 2T (R ) s -
SEAlCY TR

BX

AHEzE(ER)K
Gk

2E(ER) RSB
JEIE7T
RRABBIR
IR S

N

Net change in fair value of investments in

equity instruments at fair value through

other comprehensive income 10,600 (17,334)
Deferred tax effect on change in fair value

of investment in an equity instrument at

fair value through other comprehensive

income 28 206

(832,862) 454,057

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

of foreign operations (38,053) (2,442)
Others 169 169
(37,884) (2,273)

Other comprehensive (expense) income
for the period, net of tax (870,746) 451,784

Total comprehensive (expense) income
for the period (480,645) 799,665

Total comprehensive (expense) income

attributable to:
Owners of the Company (441,701) 817,215
Non-controlling interests (38,944) (17,550)

(480,645) 799,665
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AREZHPEREBRLF
“ECCFRHRERS

CONDENSED CONSOLIDATED STATEMENT OF

FINANCIAL POSITION

at 30th June, 2022

(REBER) (fE%)
(Unaudited) (Audited)
—E-CF B4
AA=tHB +=ZA=+—H
30th June, 31st December,
2022 2021
BaE FHET FHET
NOTES HK$'000 HK$'000
FRBEE Non-current assets
ME - R MR Property, plant and equipment 11 307,004 318,984
EREEE Right-of-use assets 1M 37,174 38,002
LEME Investment properties 12 16,097,714 16,686,312
FEREE Properties for development 13 1,789,767 2,048,561
EMEE - MFE#ED Other assets — properties interests 15,840 16,685
REEE AT 2 Em Interests in associates 2,373,845 2,369,865
REBLE R Interests in joint ventures 9,921,768 8,665,117
JEWE K Loans receivable 14 416,139 488,027
FHRBESRARBEEEZ Financial assets at fair value through
TRIEE profit or loss 375,812 505,614
FiRE A2 E S Equity instruments at fair value
BRARBERE through other comprehensive
ZBARTE income 197,872 187,952
(Bga et Club memberships 4,261 4,261
BRI IBE B Deferred tax assets 123,278 116,437
31,660,474 31,445,817
REBEE Current assets
MERE Inventories of properties
— R — under development 6,422,082 5,977,771
—B%®T — completed 1,476,250 1,792,970
Hivlz g Other inventories 5,334 7,195
BEDERK Amounts due from joint ventures 1,327,458 2,392,230
ERE Loans receivable 14 408,946 613,345
B 5 K H AU AR SK - Trade and other receivables,
e MIBRE deposits and prepayments 15 489,232 457,010
FRBERRANBEREZ Financial assets at fair value through
SREE profit or loss 143,309 51,866
FRBRIEANEERIEZ Equity securities at fair value through
% 7K 35 25 profit or loss 46,170 54,903
TR IE Prepaid tax 69,105 53,850
VeI 2 SRITIF K Pledged bank deposits 24 645 683
RITHEFRIRS Bank balances and cash 3,182,337 4,344,831
13,570,868 15,746,654
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RoFE-Z—FNA=+H

CONDENSED CONSOLIDATED STATEMENT OF
FINANCIAL POSITION (continued)

at 30th June, 2022

(REERK) (=)
(Unaudited) (Audited)
—EC-F T4
AA=t+H +=-—A=+—H
30th June, 31st December,
2022 2021
BaE FHET FHT
NOTES HK$'000 HK$'000
REBEE Current liabilities
B 5 REMEMIRR Trade and other payables 16 1,768,456 2,093,571
AHaE Contract liabilities 3,326,093 2,965,991
MEaGE Tax liabilities 1,939,765 1,973,396
RSN EEN Interest-bearing borrowings 17 2,295,220 3,114,959
BEMER Interest-free borrowings 18 887,929 817,509
10,217,463 10,965,426
REBEEFE Net current assets 3,353,405 4,781,228
BEERTRBERS Total assets less current liabilities 35,013,879 36,227,045
RAEF #iE Capital and reserves
RS Share capital 19 3,788,814 3,788,814
B Reserves 23,071,630 23,806,545
RARIRRFENG 2 Equity attributable to owners
M of the Company 26,860,444 27,595,359
FEFE AR RS Non-controlling interests 577,413 616,357
A Total equity 27,437,857 28,211,716
ERBERE Non-current liabilities
B B &R Interest-bearing borrowings 17 4,177,837 4,441,074
WPzHEEES Rental deposits from tenants 23,535 28,284
ELEFREAE Deferred tax liabilities 3,374,650 3,545,971
7,576,022 8,015,329
35,013,879 36,227,045
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CONDENSED CONSOLIDATED STATEMENT OF
CHANGES IN EQUITY
for the six months ended 30th June, 2022

FrREFRERS

FARRRER
Attributable to owners of the Company
it Ex
ERBE TRk FaRER

e el Exchange  EfiRE  ElEE  Z:ER Non-  BREE
Share capital  transation  Revaluation Other  Retained @ controling Total
capital reserve reserve TESerVes resenves  eanings Totd  interests equity
T TEL TEL ThRL TEL T TEL Tk TEL
HK$'000  HK§'000 HK$'000 HKS'000  HK$'000  HK$'000 HKS'000  HK$'000  HK$'000

(it

(Noted)
REE--E-A-R(EEG) Attt January, 2021 (audited) 3788814 1417669 1130512 (228134)  (373630) 19,924,124 25659355 1313704 26,973,059

BERRIIERHELY Exchange differences arising on translation

EiZE {0 presentation currency - - 298,765 - - - 298,765 9% 299,750
RSB, Exchange differences arising on translation

EizE of foreign operations - - (2,442) - - - 240 - (2.44)

EEBSNTRAEME,  Shareof other comprehensive income of

Efp2ENE assodiates and joint ventures - - 170938 - - - 170938 97 171435
FEEMAEMERAAESE  Netchange in fair value of investments in

EEIRATERERAERE  equity instruments at fair vaue through

Vazyi| other comprehensive income - - - (16473) - - (16473) 861 (17334)
FREMAENARLAEE  Defered taxeffect on change n fai value of

REZRATARED investment i an equity instrument at fair

EEEHZETHANZE  value thiough other comprehensive income - - - 206 - - 206 - 206
A Others - - - - 169 - 169 - 169
eyl ) Profit loss) for the period - - - - - 360 360 (18171) 347881
TEREENE(ER) Total comprehensive income (expense)

e for the period - - 467,261 (16,267) 169 366,052 817215 (17550) 799,665
RenkWiz) Dividend recognised as distrbution (note 10) - - - - - (300129 (300,129) - (300129
RZE--E57F=HH At 30th June, 2021

(xE27) (unaudited) 3788814 1417669 1597773 (44401)  (373461) 19,990,047 26176441 1,296,154 27,472,595
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CONDENSED CONSOLIDATED STATEMENT OF
CHANGES IN EQUITY (continued)
for the six months ended 30th June, 2022

KRARRER
Attributable to owners of the Company
it EX
ERGE  TEEA FakER
BE  specdl  Bchange  ERRE  AMRE  ZhEd Non-  BE4E

Share capital  translation  Revaluation Other  Retained @ controling Total

capital feserve lesee feseves fesenies eamings Totdl  interests equity

T Tin Tar ThEL Tix T Tar T Tin

HKS'000  HK§'000  HK$'000  HKS'000  HK$'000  HK§'000  HKS'000  HK$'000  HK$'000

i)
(Note a)

e o Rl At 1st uly, 2021
(RER) (unaudited) 3788814 1417669 1597773 (244401)  (373461) 19,990,047 26176441 1,296,154 27,472,595
REAZIIEBIMEE, Exchange differences arising on translation
EfzE fo presentation currency - - 9m - - - 9m (3501) 193,721
BEBIEHAEE, Exchange differences arising on trandlation
EREE of foreign operations - - (15317) - - - (15317) - (15,317)
EEBENARAELE Share of other comprehensive income of
Hib2ElE associates and joint ventures - - 40,65 - - - 40,65 818 41474
FREMAENEROAEE  Netchange in fairvalue of investments in
REJRATERENAEE  equity instruments at fair value through
yazyi| other comprehensive income - - - (80,114) - - (80,114) 662 (71945))
FEENZENEROABE  Deferred tax effect on change n fair value of
REJRATIEREDN S investment in an equity instrument at fair
[BEZHZETHANZE  value through other comprehensive income - - - 317 - - 317 . 317
i) Others - - - - 25 - 2% - 25
THEER(ER) Profit (ogs) for the period - - - - - 106429 106429 (15841) 1048455
THE2ENE(ER) Total comprehensive income (expense)
g for the period - - 222,561 (79.797) 255 106429 1207315 (17862  1,189.453
i Transfer of a subsidary from a non-wholly
FRENBLAEAS owned subsidiary to a wholy-owned
2EMBLR WD) subsidary (Note b - - - -y - (361130) -
HE-ENEL AR EE Transferred and realised on deregstration
RER of a subsidiary - - (529) - - 529 - 21 21
WRERHEER Transfer from special apital reserve to
ZitgF retained earnings - (1,417,669) - - - 1417669 - - -
REDET Dividend distributed to non-controlling
gL interests - - - - - - - e)
RHmE Repurchase of shares - - - - - (155534)  (155534) - (155,534)
NI -E+ZBTT-8 At30stDecember, 2021
(&2H) (audited) 3,788,814 - 1819805 (324,199) (6,069) 22,317,007 27,595,359 616,357  28211,716

10




MRS HSBER(F)
g T——ff—t/\ﬁ —/—Elt/\@ﬁ

ARHEREERAT
“EC_FHhEEERS

CONDENSED CONSOLIDATED STATEMENT OF
CHANGES IN EQUITY (continued)
for the six months ended 30th June, 2022

ALARREL
Attributable to owners of the Company
Bl
TERE FERER
Bx  Echange  EftEE  HEtRE ZE Non-  ERAE
Share translation  Revaluation Other ~ Retained @z controlling Total
capital reserve reserves reserves  earnings Total interests equity
1AL TR TEn TAn TEn TAn TR TEn
HKS'000 HKS'000 HKS'000 HKS'000 HKS'000 HKS'000 HKS'000 HK$'000
(Hits)
(Note a)
W-2ZF-A-R(LEH) At Tst January, 2022 (audited) 3788814 1,819,805 (324,198) (6,069 22,317,007 27,595,359 616,357 28,211,716
BERZIIEHRE, Exchange differences arising on translation
EizE o presentation currency - (586,614) - - - (586,614) (3765 (590.379)
BERNERIES, Exchange differences arising on tranglation
EizR of foreign operations - (38,053) - - - (38,053) - (38,093)
AN A Share of other comprehensive expense
EHEEER of assodiates and joint ventures - (48,186) - - - (48,186) (4925 (2:3,119)
FEENATRROLEE Net chang in far value of investments in
REZRAIARED equity instruments at fair value through
BELEEY other comprehensive income - - 10,710 - - 10,710 (110) 10,600
BFRENZENRRDAER Deferred tax effect on change in far value
REZRAIARED of investment in an equity instrument at fair
BERD ERRENTE value through other comprehensive income - - 23 - - 8 . 3
£t Others - - - 169 - 169 - 169
KEEEH (5E) Profit (oss) for the period - - - - 05 H0X5 (30,144 390,101
KEREAER) e Total comprehensive (expense) income
e for the period - (872,853) 10,738 169 420,245 (441,701) (38.944)  (480,645)
REAR W) Divicend recognised as distrbution (note 10) - - - - (293214 (293219) - (293214
S -y At 30th June, 2022
(xE=17) (unaudited) 3,788,814 946,952 (313,460) (5900) 22,444,038 26,860,444 ST7413 21,431,857

#isz -

@ FABSEHRCESAXGEEM G
00 BERE ((EB A 2 Ek
HRAABEEE ) ZRATAR R
EREAE LY B A EEREAR

Notes:

Revaluation reserves of the Group comprise the investment revaluation reserve arising from
the fair value adjustment on equity instruments at fair value through other comprehensive
income (“FVTOCI"”) and property revaluation reserve arising from revaluation of properties
upon transfer to investment properties.

(b)

REBBEEREYERMEEGTEES
kSt

RBE-F-—F+-A=+—AL

During the year ended 31st December, 2021, a subsidiary had been transferred from a non-

FERN - —HERBATIBIERENB wholly owned subsidiary to a wholly-owned subsidiary. The subsidiary transferred holds
Qi@%&g%ﬁpﬁ}%@aﬁ o B BT certain subsidiaries and indirectly holds interests in certain associates and joint ventures of the
RAFEAEEETHEL Group.

F'aﬁ?i%ﬁ$$l%? BENFRIRAE
2R o

11
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HHRSRaRER

BFr —FE - A=A A

CONDENSED CONSOLIDATED STATEMENT OF
CASH FLOWS
for the six months ended 30th June, 2022

(REEER)
(Unaudited)

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

—E-CfF T
2022 2021
FET FAT
HK$'000 HK$'000
RE(AR)EBEBZEEFE Net cash from (used in) operating activities 283,971 (227,598)
RE(BR)BEER 2B FE Net cash from (used in) investing activities
BUFILE Interest received 90,451 216,404
BURBEEREZIRE Dividends received from joint ventures 25,199 46,478
BUCREFERE M2 EKE Dividends received from equity instruments
BAREAEREZBRATR at fair value through other comprehensive
ZIRE income 1,500 1,500
BEWREEBERIEARBEREY Dividends and interest received from financial
SREEZRERNE assets at fair value through profit or loss 1,357 1,709
BEWME - BE MR Purchase of property, plant and equipment (6,715) (3,489)
HEWME - BB k& Proceeds on disposal of property, plant and
FS A equipment 118 121
BEREME Purchase of investment properties (1,573) (1,311)
SR B ENR Proceeds from disposal of investment
BERAEHIE properties, net of value added tax 1,882 89,020
BABAT—BEEDLE Capital contribution to a joint venture (534,142) (5,589)
BEABEBREANBEEREEY Purchase of financial assets at fair value
SRYEE through profit or loss (17,267) (34,089)
REEBBERAABEREY Proceeds from return of capital of financial
SREENERREMER assets at fair value through profit or loss 27,622 58,360
YNt Repayment from associates - 23,209
BRPEER Advances to joint ventures (722,969) (1,458,033)
BREDEEN Repayment from joint ventures 922,112 277,438
HEEX Loans repaid 320,620 351,529
HBTFER Loans advanced (50,992) (205,029)
FRVEHRHR 2 SRITIF A2 R AR Withdrawal of pledged bank deposits 9 -
FEIHABBA=EAMN Withdrawal of non-pledged time deposits
FEEAE BT R 2 IR with original maturity of over three months 95,068 10,958
152,280 (630,814)

12




AREZHPEREBRLF
“ECCFRHRERS

SR ERERERF) CONDENSED CONSOLIDATED STATEMENT OF
BE—FE-—EXNA=AFHIAEA CASH FLOWS (continued)
for the six months ended 30th June, 2022

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

—E-CfF T
2022 2021
FTEx FHET
HK$'000 HK$'000
(AR)RERMEERK RS FE Net cash (used in) from financing activities
BRFILE Interest paid (189,528) (164,880)
2R E Dividend paid (293,214) (300,129)
FERITREMER New bank and other loans raised 263,089 1,311,203
FERITREMER Repayment of bank and other loans (1,080,153) (578,972)
HEREER New interest-free borrowings raised 99,222 35,833
BEREENR Repayment of interest-free borrowings - (53,618)
(1,200,584) 249,437
RehReEEBEEMFE Net decrease in cash and cash equivalents (764,333) (608,975)
HRe kR Cash and cash equivalents at the beginning of
EEER the period 3,644,862 3,992,037
SNEH IR 2 5 & Effect of foreign exchange rate changes (83,141) 49,278
HrBEe kB Cash and cash equivalents at the end of
Z(E1EE the period 2,797,388 3,432,340
Re kR EEEE Analysis of the balances of cash and cash
EEAM equivalents
FRITEERIES Bank balances and cash 3,182,337 5,001,299
W RRE ZRITER(AE) Less: restricted bank deposits (Note) (384,949) (1,551,892)
o REIEIRBE= @A Less: non-pledged time deposits with original
FEHIRE BNE R maturity of over three months - (17,067)
2,797,388 3,432,340

et - RI|E 2 RITERBIBERITAETL Note: The restricted bank deposits are included in bank balances and cash which can only be
R ZRRITEFRRERRIEED applied in the designated property development projects.
MEERIAR ©

13
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS
for the six months ended 30th June, 2022

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, 2021
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, 2021 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 2021. The auditor’s report was unqualified;
did not include a reference to any matters to which the auditor drew
attention by way of emphasis without qualifying its report; and did not
contain a statement under sections 406(2), 407(2) or (3) of the CO.

2. PRINCIPAL ACCOUNTING POLICIES

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

Other than as described below, the accounting policies and methods of
computation used in the condensed consolidated financial statements for
the six months ended 30th June, 2022 are the same as those presented in
the Group’s annual consolidated financial statements for the year ended
31st December, 2021.
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2022

2. PRINCIPAL ACCOUNTING POLICIES (continued)

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

In the current interim period, the Group has applied the following
amendments to HKFRSs issued by the HKICPA, for the first time, which
are mandatorily effective for the annual period beginning on 1st January,
2022 for the preparation of the Group’s condensed consolidated financial
statements:

Amendments to HKFRS 3 Reference to the Conceptual Framework

Amendment to HKFRS 16 COVID-19-Related Rent Concessions
beyond 30th June, 2021

Amendments to HKAS 16 Property, Plant and Equipment
— Proceeds before Intended Use

Amendments to HKAS 37 Onerous Contracts — Cost of Fulfilling
a Contract

Amendments to HKFRSs Annual Improvements to HKFRSs
2018-2020

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, 2022

2. PRINCIPAL ACCOUNTING POLICIES (continued)

Impacts and changes in accounting policies on application
of Amendments to HKFRS 3 Reference to the Conceptual
Framework

(i)  Accounting policies

For business combinations in which the acquisition date is on or after
1st January, 2022, the identifiable assets acquired and liabilities assumed
must meet the definitions of an asset and a liability in the “Conceptual
Framework for Financial Reporting 2018"” issued in June 2018
(“Conceptual Framework”) except for transactions and events within
the scope of HKAS 37 “Provisions, Contingent Liabilities and Contingent
Assets” or HK(IFRIC)-Int 21 “Levies”, in which the Group applies HKAS 37
or HK(IFRIC)-Int 21 instead of the Conceptual Framework to identify the
liabilities it has assumed in a business combination. Contingent assets are
not recognised.

(ii) Transition and summary of effects

The Group applies the amendments to business combinations for which
the acquisition date is on or after 1st January, 2022. The application of
the amendments in the current period had no impact on the Group’s
condensed consolidated financial statements.
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2022

3. REVENUE

Disaggregation of revenue

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

—EC-_F T4
2022 2021
FET FAT
HK$'000 HK$'000
RE—FER At a point in time
BB TRy eE Sales of completed properties 586,785 225,443
s A P Over time
MEEIE Property management 54,414 60,119
Hfh s Other operations 27,989 4.207
REBEFPEXHNERKR Revenue from goods and services
BRASULA from contracts with customers 669,188 289,769
e Leases 243,287 229,934
912,475 519,703

4. DEER

AEBARPE 2 WA T ZREEHE
ARFMBE (THE ) RBBMEEZE
1o NEE 2 ERERTEEN=AE
BER  MEER  DMEREMEME
B(XEOEMEERE) - R - RE
BIARBTER(RREEREKE)
HRERDESFFEFRERE N2 AEE
A2REEEDBNETRZ=HTE
15 ERENH - EBE—HLE
MHMEREMB AR ZEFIEE » &
SEVENRZ LTYERENEARZ
A2RMEEDEHNFHZT] - EsLAES
RIRFEME - B¥EE - BEERBED
BEAREEz HMYERERY —HHRR
Kegat o

4. SEGMENT INFORMATION

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

FINANCIAL STATEMENTS (continued)

for the six months ended 30th June, 2022

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:

Property Property Other bt
development investment  operations Consolidated
T TET TEL THT
HK$'000 HK$'000 HK$'000 HK$'000
BE-E-—EXA=tHLAEA For the six months ended
(REER) 30th June, 2022 (unaudited)
DHBA SEGMENT REVENUE
HIMNHE External sales 586,785 243,287 82,403 912,475
ES RESULTS
DEEFI(EE) Segment profit (loss) 170,691 98,099 (17,501) 251,289
Hb WA R g Other income and gains 114,305
REEDEZCEBR Unallocated corporate expenses (49,228)
BOERK AN Finance costs (124,797)
FE{EHES R AR Share of profit of associates 11,504
iR 8RR EM Share of profit of joint ventures 303,930
BRI A ) Profit before tax 507,003
RZBZZFEXA=TH(REER) As at 30th June, 2022 (unaudited)
EE ASSETS
DEEE Segment assets 12,511,881 16,376,088 82,897 28,970,866
Wﬁ% SUNCIP 25 Interests in associates 214,455 2,159,390 - 2,373,845
RNEENET R Interests in joint ventures 3,394,035 6,135,388 392,345 9,921,768
BEPERT Amounts due from joint ventures 1,241,642 - 85,816 1,327,458
RN DEEE Unallocated corporate assets 2,637,405
BHEEE Consolidated total assets 45,231,342
=1 LIABILITIES
HEaE Segment liabilities 5,189,974 3,041,981 204,168 8,436,123
Rty PEARE Unallocated corporate liabilities 9,357,362
AftEaE Consolidated total liabilities 17,793,485
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)

for the six months ended 30th June, 2022

4. SEGMENT INFORMATION (continued)

MEER MERE Hit 28
Property Property Other =Xt
development investment operations  Consolidated
THEL THER THL TR
HK$'000 HK$'000 HK$'000 HK$'000
BE-E--£XAZ+HLEANEAR For the six months ended
(REEER) 30th June, 2021 (unaudited)
AEBA SEGMENT REVENUE
HINEE External sales 225,443 229,934 64,326 519,703
E RESULTS
DEEFI(EE) Segment profit (loss) 86,131 409,455 (12,584) 483,002
B A R Other income and gains 185,752
REDEZOEER Unallocated corporate expenses (124,110)
AR Finance costs (85,157)
JE(LEE SN R 1R Share of loss of associates (17,939)
ElEa 8RR Share of profit of joint ventures 166,804
BRAE AT A Profit before tax 608,352
R-B--F+=-A=+-R(EBK) As at 31st December, 2021 (audited)
EE ASSETS
"*[S BE Segment assets 13,564,210 16,896,717 90,656 30,551,583
REE DR Interests in associates 222,407 2,147,458 - 2,369,865
NEEPE S Interests in joint ventures 2,431,850 5,913,044 320,223 8,665,117
ABEERR Amounts due from joint ventures 2,305,718 - 86,512 2,392,230
RENELLEERE Unallocated corporate assets 3,213,676
AHEEE Consolidated total assets 47,192,471
=L LIABILITIES
HEaE Segment liabilities 5,058,136 3,146,311 175,099 8,379,546
Rty PEERE Unallocated corporate liabilities 10,601,209
afBak Consolidated total liabilities 18,980,755

A 2N LD BN SRR EALE
BERTBE—E o 2 #baE N (B18) 5 E
7 ERERER S A (EENEIE) - EhiL
EOMEMBA RS  BEKE - JE
HEE R R R A B EN (BE) AR
REDHEXER - KHERTAR
FITESERHERDENARRAE
HIZATE e

The accounting policies of the reportable and operating segments are the same
as the Group’s accounting policies. Segment profit (loss) represents the profit
earned by (loss from) each segment without allocation of other income and gains,
finance costs, share of profit (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.
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5. HfbWARUE

NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)

for the six months ended 30th June, 2022

5. OTHER INCOME AND GAINS

(REER)

(Unaudited)
BEZXA=1tHIAEAR
Six months ended 30th June,

—E-_—F T4
2022 2021
FHET FAT
HK$'000 HK$'000
& S A Dividend income
— I LM H — unlisted shares 2,145 3,920
— ikt — listed shares 93 110
RITIFRZF BN Interest income on bank deposits 14,529 21,811
FEUWE T2 FI BUA Interest income from loans receivable 27,047 98,092
REGEDLEZFBWA Interest income from joint ventures 42,797 37,625
I e Net exchange gain 8,791 6,793
E U A Other income 18,903 17,401
114,305 185,752
6. MEMK 6. FINANCE COSTS
(REEER)
(Unaudited)
BZEANA=THLAEA
Six months ended 30th June,
—ECH —E-—F
2022 2021
FET FAET
HK$'000 HK$'000
FLERTF Interest on:
IRITER Bank loans 158,143 156,023
HAaER Other loans 24,926 8,756
BERLHE Loans arrangement fee 2,893 72
185,962 164,851
B B REE R Less: amount capitalised in properties under
Ll 2| development (61,165) (79,694)
124,797 85,157
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2022

7. BiE 7. TAXATION
(REEEZ)
(Unaudited)
BE/A=+tHL@EA
Six months ended 30th June,
—E-CF T —F
2022 2021
THERT FET
HK$'000 HK$'000
ZHBeE The charge comprises:
REATRIA Current tax
—BEFEH - Hong Kong Profits Tax 219 2,825
—BINIA - Overseas Tax 49 _
— BTSN — PRC Enterprise Income Tax 81,576 41,405
— T IBER — Land Appreciation Tax 111,273 49,480
193,117 93,710
BEFERETR(BERE) Under(over)-provision in prior years
—EBENEW - Hong Kong Profits Tax 3,289 (40)
—BIINBIA — Overseas Tax - (225)
— B EMEN — PRC Enterprise Income Tax 2,388 (5,580)
5,677 (5,845)
198,794 87,865
RIEFLIE Deferred tax (81,892) 172,606
116,902 260,471

BRMSHIZRE < fhFT R AR
16.5% 2 EFHE - MEREMSHIZ
1ERPH B 2~ RE A B R G E AR B - /Boh
MEERABERRTHEER X
W o

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

NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)

for the six months ended 30th June, 2022

8. PROFIT FOR THE PERIOD

(REER)

(Unaudited)
BZEAA=THLAEA
Six months ended 30th June,

—E- 8 —E-—%F
2022 2021
FHET FAT
HK$'000 HK$'000
R EHARE % ) Profit for the period has been arrived at after
BHIBR(EEA) - charging (crediting):
W BB MRETE Depreciation of property, plant and equipment 9,223 6,448
B BAERERBRYE Y Less: amount capitalised in properties under
©F development (797) (536)
8,426 5,912
e Depreciation/amortisation of:
HtEE—WEER Other assets — properties interests 262 262
FEEME Properties for development 10,283 14,894
FREEE Right-of-use assets 515 477
EMEEERE Total depreciation and amortisation 19,486 21,545
FEZRAIEERRE Cost of inventories recognised as expenses 230,175 85,416
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RABIRRER 2 BRERENTHET
PR
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)

for the six months ended 30th June, 2022

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 T4
2022 2021
FERT FT
HK$'000 HK$'000
2R Earnings
R ESRERRNZ Earnings for the purpose of basic earnings per
BF (AR FIRREL share (profit for the period attributable to
N ERfEE F) owners of the Company) 420,245 366,052
(REEER)

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

—E- 8 —E-—fF
2022 2021
FHET FAT
‘000 '000
B Number of shares
R ESRERBTZ Number of ordinary shares for the purpose of
LB E B basic earnings per share 1,466,069 1,500,647

Z2YERBERF  ARAR-_T==F
M oE - —FERISB R TEE LR
A% o

No diluted earnings per share for both 2022 and 2021 were presented as there
were no potential ordinary shares in issue for both 2022 and 2021.
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10. BRE

NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2022

10. DIVIDEND

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

—E- 8 —E-—4F

2022 2021

FHET FAT

HK$'000 HK$'000
REAAER DK 2 Dividend recognised as distribution during the

IRE period:

oN—E—FE Interim dividend (in lieu of final dividend) of
(ZB=——F: —ZT-TFF) HK20 cents (2021: HK20 cents) per share
REIRR B (AR B REIRE) paid in respect of 2021 (2021: in respect

208 (== =—4F : 20/8L) of 2020) 293,214 300,129

BEEERBETEREBEE_E-_—_F~A
=t+HEXNEAZFEBRE(ZE=—
FEXNA=ZTHIENER &) -

1. VE- - BERREUR
FREESE

REE-Z-_—FXA=1+HI~EA
A AEELAR 2R (E6,715,000/%8 7T
(ZZE=——,XA=18 : 3,489,000/%
TOBAME - BB RERE -

REE-_E-_—_FR_FE-—FXA
Z+BIENEAR  ANEEL EEET
MERYEZREYME -

RZZEZZFAA=+HRZZT=—
FH+—A=+—H FHAEEESH
36,657,0007% 7T 137,294,000/ 7T A& 30
NEEMEZAE T -
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The Board has resolved not to declare an interim dividend for the six months ended
30th June, 2022 (six months ended 30th June, 2021: Nil).

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

During the six months ended 30th June, 2022, the Group acquired property,
plant and equipment by a cash consideration of HK$6,715,000 (30th June, 2021:
HK$3,489,000).

During the six months ended 30th June, 2022 and 2021, the Group did not transfer
any owner-occupied properties to investment properties.

As at 30th June, 2022 and 31st December, 2021, right-of-use assets amounting to
HK$36,657,000 and HK$37,294,000 represent the leasehold land component of
owned properties.
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12. REVZE

REBE-_T-_—F#XA=1+HLAEAR &K
FERFTULEHETEMALHERAAE
E/443,663,0008 0 (ZE=-—FA=+8:
127,423,000 0 B R TG EEREME -

AEBEZREMEREERBECERINEFEZ
H ZZZ—f+ZA=+—HRZZTZZFRX
A=1+RB 2 AR EBT B EAS B M EEL
ﬁi BRMEETEAR — THEETEER
TU%ﬁ%DF*ELﬂﬁ@ ZEEETEE

ﬂ&ﬁ& ZRBATHS MAEHHEE>REA

cHLERIZEEMNMEMS - HEDESEY
¥R —RANKZIIBRESEMSHASAT
BERSEEELERE  -HBHERIVEFEEE
BREMEZYENES - EEDERIREE - &
BHIEEMENGENRBREEZLERZEY
¥RBCEFRETRMAZERET - Witk
TRAEMEANBERAMGH - URBEE
THRZEEENEE - BEHE/ FEMAGER
AN ) o

%ﬁﬁ%%m&%ﬁ@%'%¥%%%&%ﬁﬁ
BREERARNTERRR

13. FEBEYE

KRB —FXNA=Z+HE-_ZE-_—%+_A
=+—H HELHHNTREEESES A
1,681,767,0007% 7T &% 1,722,552,000/8 ;L & & 1
FRRYED RBE-_ET-_FEXA=1H1F
ANEAR - AEEDERLNBEM 2 FERME
ZREE1E /583,360,000 T(HE —E - —F X
A=+HBI1E-EA - &) -

AREZHPEREBRLF
“ECCFRHRERS

NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2022

12. INVESTMENT PROPERTIES

During the six months ended 30th June, 2022, the Group transferred
inventories of completed properties with fair value of HK$43,663,000
(30th June, 2021: HK$127,423,000) to investment properties upon the
inception of operating leases to other parties.

The fair values of the Group’s investment properties at the date of
transfer from inventories of completed properties and as at 31st
December, 2021 and 30th June, 2022 have been arrived at on the basis
of valuations carried out on those dates by Norton Appraisals Holdings
Limited (“Valuer”), a firm of independent and qualified professional
valuers not connected with the Group. The valuation was principally
based on investment method by taking into account the current rents
passing and the reversionary income potential of tenancies. For the
properties which are currently vacant, the valuation was based on each of
the property interests by capitalisation of the hypothetical and reasonable
market rents with a typical lease term and also make reference to the
direct comparison approach. For the properties which were transferred
from inventories of completed properties to investment properties, the
valuation was based on investment method. The valuations of investment
properties under development were arrived at by the adoption of the
residual approach on the basis that they will be developed and completed
in accordance with the latest development proposals and having taken
into account the construction cost that will extent to complete the
development to reflect the quality of the completed development. There
has been no change from the valuation technique used in the prior
periods/years.

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

13. PROPERTIES FOR DEVELOPMENT

As at 30th June, 2022 and 31st December, 2021, right-of-use assets for
leasehold lands amounting to HK$1,681,767,000 and HK$1,722,552,000
respectively are included in properties for development. During the six
months ended 30th June, 2022, the Group has recognised impairment
loss on property for development, which is located in Australia, of
HK$83,360,000 (six months ended 30th June, 2021: HK$nil).
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14. FEURE X

NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2022

14. LOANS RECEIVABLE

(REBER) (f&E=%)
(Unaudited) (Audited)
—EC-CF —E-—4F
NA=Z+R +ZA=+—H
As at As at
30th June, 31st December,
2022 2021
PiEE FERT FAT
NOTES HK$'000 HK$’000
REEEIWERBIE - The Group's loans receivable comprise:
RIERIARRE - Gross amount before impairment:
HER Secured (i) & (iii) 573,661 774,841
K Unsecured (ii) 800,683 874,939
1,374,344 1,649,780
S ORVE Less: impairment (i) & (ii) (549,259) (548,408)
825,085 1,101,372
HEREOMIEL 2T - Analysed for reporting purpose as:
e\ RnE) Non-current 416,139 488,027
mE Current 408,946 613,345
825,085 1,101,372
et - Notes
(i) JEUE 745,000,000 7T (= (i) Loan receivable of HK$45,000,000 (31st December, 2021: HK$45,000,000) bears interest
F+-A=+—§ : 45,000, at 6% (31st December, 2021: 6%) per annum, is secured under a debenture incorporating
L) FREE%(ZF=— second fixed and floating charge over its undertaking, property and assets of the borrower
A=1+—H :16%) ' LAME& and is due for repayment in November 2022 (31st December, 2021: November 2022)
EEREHEER WEK: and is classified as current loan receivable (31st December, 2021: current loan receivable).
ZEE RZE Jﬂ‘?)f’ﬂ%f‘{% IE Impairment allowance of HK$2,461,000 (31st December, 2021: HK$1,881,000) has been
—E-—F+—H(= —F+— made.
A= *EI:*T**¢+ A)

a7

2,461,000 70 (=2 — — &+
=+—8 : 1,881,000/ 7T) °

n
[1]
T
m

54
B E R ( T4
CRBEIER)
1% /75,797 oooﬁé
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e E 797,515,000/ 0( —F = —
+ A=+—H : 96,890,000/
EEE R A15%(—F—
S 15%) ¢ BAf

Loan receivable of HK$97,515,000 (31st December, 2021: HK$96,890,000) carries a fixed
interest rate of 15% (31st December, 2021: 15%) per annum, is secured by share mortgage
of subsidiaries of borrower, and is past due (31st December, 2021: past due) and is classified as
current loan receivable (31st December, 2021: current loan receivable). Impairment allowance
of HK$75,797,000 (31st December, 2021: HK$75,272,000) has been made.
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14. BRER(E)

Hist

0]

(ii)

(iii)

JE U E 300,000,000 0( —E=—F+_A
=+—H :300,000,000/87T) * FFIE30% (=
T-—F+-HA=+—H8 :30%) W AREE
BR-IEVERFERER(ZZS—F+=
RA=+—0: BREEKR)  Baf(ZT=—F
+ZA=+—8: B8l KESEAREEK
é?( T-—F+-A=1+—8: RPEKE

FEUE 727,146,000/ T (= =_—F+ A
=+—H 4,951,000/ 7T) * FME10% (=
Z-—F+-A=+—H :10%) AT
iiﬁg%&ﬁf’ﬁﬁﬁ% H 16,944,000 7T (=
——F+=ZA=+—8: E)H—H?Afgizﬁ
ﬂﬂiw,ﬁﬂ FE WS BEARTBEWRER
#10,202,0008 (= F=— ¢+7Hf+f
H : 4,951,008 )R _E-_=F+A(=F
——F+-A=+—H: —ZE-=F)\A)3H
FE WD BEAERSERER(ZE=Z—F
+ZA=+—8 : ERBEKREF) -

FEUE 7104,000,0008 T( ZE=—F+=A
=+—H : 128,000,000 7T) * BElEFEF=EAE
6%(7’;7*¢$ A=+—H:6%) ' L&
RARK B ARG Z BREEREAER N2
:EE:H(:?:*EJr A=+—8: =%
ZFEZA)RHRE WO EAIERBENK
ETA(—?— E‘f’ A= + S 3Emu§)ﬂ7§u&
B3 - BRHRZBEREA101,0008 (=%
——®F+=-HA=+—H:101,00087T) °

JiE U & 37800,683,0008 L (—E - —F + =
B=+—H : 874,939,000/ 7T) » FMEN
F575%%36.00%(—E=-—F+-_A=+—
H :575%%36.00%) + BEEH g
317,532,000 (ZE=—F+=-A=+—8:
164,088,0007% 7T ) # 9 8 A& IE 7 8) FE I B SR
RZTEZ=FLtAZE_FT_WF+— A==
——H+-A=+-—B:ZZE-_=F—A%_
ToNFE+— R)EIBBRERFRENT5.75%
B2750%(ZE=—F+=ZA=+—H : NT
5.75%%8.00%) ° FiIEmBEWER KRB E
BB FHR Z R E B D 51 415,494,000 7T
—E-—F+=-HF=+—H:8911,000%7T)
455,406,000 T( ZEZ—F+-_A=+—
A : 462,243,000/87T) °

RZBZ—F+ZA=+—H BRER
200,000,000/ 7T - G HI%11.5% - LA —IAME
BIFEAER  RZT-NF— ARHHE -
NI \*EE';E;/IL@J_EW%TQ\ o ZRIBEREZR
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2022

14. LOANS RECEIVABLE (continued)

Notes: (continued)

(0]

(ii)

(iii)

(continued)

Loans receivable of HK$300,000,000 (31st December, 2021: HK$300,000,000)
bear interest at 30% (31st December, 2021: 30%) per annum and are secured
by share mortgage and mortgage over a property (31st December, 2021: share
mortgage), are past due (31st December, 2021: past due) and are classified as
current loans receivable (31st December, 2021: current loans receivable).

Loan receivable of HK$27,146,000 (31st December, 2021: HK$4,951,000) bears
interest at 10% (31st December, 2021: 10%) per annum and is secured by a
mortgage over the developable land, of which HK$16,944,000 (31st December,
2021: HK$nil) is due for repayment in May 2023 and is classified as current
loan receivable and the remaining HK$10,202,000 (31st December, 2021:
HK$4,951,000) is due for repayment in October 2023 (31st December, 2021:
August 2023) and is classified as non-current loan receivable (31st December,
2021: non-current loan receivable).

Loan receivable of HK$104,000,000 (31st December, 2021: HK$128,000,000)
carries a fixed interest rate of 6% (31st December, 2021: 6%) per annum, is
secured by share mortgage of subsidiaries of borrower, and is due for repayment
in February 2024 (31st December, 2021: February 2024) and is classified as non-
current loan receivable (31st December, 2021: non-current loan receivable).
Impairment allowance of HK$101,000 (31st December, 2021: HK$101,000) has
been made.

Loans receivable of HK$800,683,000 (31st December, 2021: HK$874,939,000)
bear interests ranging from 5.75% to 36.00% (31st December, 2021: 5.75% to
36.00%) per annum, are unsecured. Of which HK$317,532,000 (31st December,
2021: HK$164,088,000) are classified as non-current loans receivable and are
due for repayment from July 2023 to November 2024 (31st December, 2021:
from January 2023 to November 2024) and carry interests ranging from 5.75%
to 7.50% (31st December, 2021: ranging from 5.75% to 8.00%) per annum.
Impairment allowances of HK$15,494,000 (31st December, 2021: HK$8,911,000)
and HK$455,406,000 (31st December, 2021: HK$462,243,000) have been made
for the non-current loans receivable and current loans receivable, respectively.

Loan receivable of HK$200,000,000 as at 31st December, 2021 bore interest at
11.5% per annum and was secured by a mortgage over a property, was due for
repayment in January 2024 and was classified as non-current loan receivable. The
balance was settled during the six months ended 30th June, 2022.

The provision of expected credit loss (“ECL") was determined by the
directors of the Company (“Directors”), with reference to a valuation
performed by the Valuer.
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SRS MEEREMEE(E) NOTES TO THE CONDENSED CONSOLIDATED
BE—FE - —FANA=+HINEA FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2022

Lo R EMEWERSL - 15. TRADE AND OTHER RECEIVABLES, DEPOSITS AND
BERFENARK PREPAYMENTS

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

MTYEEERELKEYEBRENT  Except for the proceeds from sales of properties and rental income from lease of
SUWANIZRE A EAIET AT - 2% properties which are payable in accordance with the terms of the relevant agreements,
BE—RETEF=1tHE—E _1tHH the Group generally allows a credit period of 30 days to 120 days to its customers.
ERMRE -

REBEEIR - BHREWEZ(BIEREI  The following is an aged analysis of trade receivables, including rental receivables, based
ME)IRHZAHARKERESZE  on the invoice date/contract term at the end of the reporting period:
BT -

(REEER) (f&&%)

(Unaudited) (Audited)

—E-F —E-—F

~NA=+HB +=—A=+—H

As at As at

30th June, 31st December,

2022 2021

FH&T FET

HK$'000 HK$'000

L3318 Less than 31 days 40,065 37,658
31£260H 31 to 60 days 1,497 2,430
61%290H 61 to 90 days 10,534 1,747
91£180H 91 to 180 days 2,694 2,301
180B M Over 180 days 2,187 1,826
56,977 45,962
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2022

16. TRADE AND OTHER PAYABLES

The following is an aged analysis of trade payables by age, presented based on the
invoice date, which are included in trade and other payables, at the end of the reporting

ZRRER DT period:
(REBER) (f&EZ)
(Unaudited) (Audited)
—ECCF T
AB=+H +=ZA=+—H
As at As at
30th June, 31st December,
2022 2021
FHET FHET
HK$'000 HK$'000
DR31H Less than 31 days 454,739 732,601
31260H 31 to 60 days 3,431 3,974
61F290H 61 to 90 days 486 -
91E180H 91 to 180 days 150,087 171,436
180B Ak Over 180 days 331,099 339,493
939,842 1,247,504
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17. MIEfER

RBE_ZTE-_—_FXA=+HLEAR
AR AEERESHERSE
263,089,000 L (HE=ZT = —F X<
A=+81xMA :1,311,203,000
Bor) RMEEBRITRHEMER
1,080,153,000 8 T (B EZ =T = —4F
NA=+HIEEA : 578,972,000
TL) e M- E - —FNA=Z+HMAKE
NERNAFREE RIZE B LTS
FEFEEE - MEMENF1.94% =
10.00% (= E=—F+=-A=+—8:
1.35%%12.60%) ° #{& RS KIEA
RENASETEEMETIREERLE
B o

18. REMER

NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)

for the six months ended 30th June, 2022

17. INTEREST-BEARING BORROWINGS

During the six months ended 30th June, 2022, the Group obtained new loans in the
amount of HK$263,089,000 (six months ended 30th June, 2021: HK$1,311,203,000)
and repaid bank and other loans of HK$1,080,153,000 (six months ended 30th June,
2021: HK$578,972,000). The majority of the loans as at 30th June, 2022 are repayable
within five years and bear interest at fixed or floating market rates ranging from 1.94%
to 10.00% (31st December, 2021: 1.35% to 12.60%) 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) (ge&iz)

(Unaudited) (Audited)

—E-_—F T4

AA=t+H +=-—A=+—H

As at As at

30th June, 31st December,

2022 2021

FHET FHT

HK$'000 HK$'000

FETE N B 2008 Amounts due to associates 46,447 1,447
A EEE Amounts due to joint ventures 841,311 815,885
KA FEIE R A 1S 3K Advances from non-controlling interests 171 177
887,929 817,509
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The amounts are unsecured, interest-free and repayable on demand.
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2022

19. BRA 19. SHARE CAPITAL
TERBROEE
Number of ot
ordinary shares Amount
AT
HK$'000
BEITREE Issued and fully paid:
RZBEZ—F—H—HK At 1st January, 2021 and
—E-—HFXA=+H 30th June, 2021 1,500,647,491 3,788,814
A& 17 [0 8 M Rt 88 Shares repurchased and cancelled (34,578,000) -
R-ZB-_—F+-A=+—HK At 31st December, 2021 and
—E-—FXA=1+H 30th June, 2022 1,466,069,491 3,788,814
20. BEAREE 20. CAPITAL COMMITMENTS
(REERK) (8%
(Unaudited) (Audited)
—E- 8 —E-—fF
~NA=Z+H +=-A=1+—H
As at As at
30th June, 31st December,
2022 2021
FH&T BT
HK$'000 HK$'000

BB B i A
BRIEGEHNER
FZ

BRRAT —HEOEAEEER
RARBEEE([ERBHE
BAnBEREDZEMEEL
KRB A

BRRAT—HaEhE

Capital expenditure in respect of contracted

commitments for acquisition of land use

rights in the PRC - 108,622
Capital contribution to an investee company

classified as a financial asset at

fair value through profit or loss

(“FVTPL") - 13,648
Capital contribution to a joint venture 282,353 292,683
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2022

21. CONTINGENT LIABILITIES

(@) At 30th June, 2022 and 31st December, 2021, the Group had guarantees as

follows:

(REER) (f&&E%)
(Unaudited) (Audited)
—EC-CfF —E- 4
RAA=t+H +-H=+—H
As at As at
30th June, 31st December,
2022 2021
T FT
HK$’'000 HK$'000
MRITHEH 2 &R Guarantees given to banks in respect of:
—MEBRERZ — mortgage loans granted to property
HIBE purchasers 1,142,766 1,472,516
—EETRERZRITEER — banking facilities granted to joint ventures
—B2%H — utilised 1,108,979 1,411,962
— W AAE - not yet utilised 348,694 730,799
——MrERBERIERZANEEA - banking facilities granted to an investee
REZEHEE WA company classified as a financial asset
NRAERZRITEE at FVTPL
—BfFH — utilised 115,722 15,442
—HAREA — not yet utilised 151,956 280,665
HEBRERRZ EMBERRAERA Guarantees given to lenders in respect of
e Z FB(R other loans granted to joint ventures
—B%H — utilised - 512,195
— MR EH - not yet utilised - 212,501
MYEHRIAR Guarantees granted in respect of
i M BT RS government authorities for the
R ER property development works 540 566
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2022

21. CONTINGENT LIABILITIES (continued)

(b)

Two pieces (31st December, 2021: two pieces) of properties for
development that are held by joint ventures of the Group with
carrying value of approximately HK$84,739,000 (31st December,
2021: HK$90,494,000) are under idle land investigation by the local
authorities. These pieces of lands owned by the joint ventures were
held under several land use right certificates. The development of
more than half of the pieces of lands were either completed or
under development, except for the portions which are retained for
the remaining development of the whole project. After the approval
of construction planning for the remaining lands last year, all of the
lands will be developed within two years.

Property for development that is held by another joint venture of
the Group with carrying value of approximately HK$272,051,000
(31st December, 2021: HK$289,967,000) 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 and will be completed within one year.

Further, the development progress of property for development
that is held by another joint venture of the Group with carrying
value of approximately HK$76,470,000 (31st December, 2021:
HK$nil) which cannot fully fulfill building covenants under the
land grant contracts. The whole pieces of land of the joint venture
were held under several land use right certificates. They are under
phased construction stage and certain portions of them are under
development, except for the portions which are retained for the
remaining development of the whole project.

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, the
economic outflows caused by above cases are not probable.
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2022

21. CONTINGENT LIABILITIES (continued)

(0 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$252,861,000. 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. The case has remanded for
retrial and is still pending by the court. 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 condensed consolidated 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).

. 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, 2022

22. FAIR VALUE MEASUREMENTS OF FINANCIAL
INSTRUMENTS (continued)

AERERARRALERRRIRAERL
feohE t AR %

Equity securities isted in the PRC classified as equity securities at
FVTRL

ARRERENENGRAABERE
JRATEZEYE Fi 2 RAES

Equity securities lited in the PRC classified as equity instruments at
AToc

AERERENSENGRANBERE
JEELEZERR LTI RAZS

Equity securites listed in Hong Kong classified as equity instruments at
AToc

NERERERRLAEERE SHAR I TESIRE
Unlisted fund investment classified as financial asset at FVTPL

ABRBRBRRDAEERE SRARJINESRE
Unlisted fund investment classified as financial assets at FVTPL

MfEER
Fair value as at
;S::i :?:—E
ARETR TZR=T-A MEERFTER
30thhune, 3istDecember,  AARE fEERE EXIFTRRSE SUNER
b)) 01 &l RIZ538 Significant Relationship of
(REEH) (@%f7)  Fairvalue Valuation techniques  unobservable unobservable
(Unaudited) (Audited) ~ hierarchy ~and key inputs inputs inputs for fair value
Tin T
HK$'000 HKS'000
45,176 5388 - NERMAREC iycki Bl
Level 1 EAE NiA NIA
Quoted bid prices in an
active market
18017 038 E-R NEEWANEZ TR TR
Level 1 EAE NA N/A
Quoted bid prices in an
active market
147,635 34907 F-f RERDEHEZ TR iR
Level 1 EAE NIA NIA
Quoted bid prices inan
active market
48751 30 R BEEBEREFE  TER R
Level 2 e /A NA
Quoted price provided by

financial institutions

3767 816 E=f  peEBERMTR  TER TR
Level3 BROZEEREEE NA NA
RENHRANER
LEERE)
Quoted price provided by

finandial institutions,
taking into account
net asset values

of spedial purpose
vehicles derived from
underlying investments
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for the six months ended 30th June, 2022

n.éﬂI\Z/ﬁEﬁ

22. FAIR VALUE MEASUREMENTS OF FINANCIAL

NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)

SE2(E) INSTRUMENTS (continued)
MREER
Fair value as at
g-cE CEo-E
ABZTR TZA=T-A MEERFTER
0thJune, 3stDecember,  AREE ERE EANETERSH SENBRE
w 0 & k254 Significant Relationship of
(RBEH) (@%f7)  Fairvalue Valuation techniques  unobservable unobservable
(Unaudited) (Audited) ~hierarchy and key inputs inputs inputs for fair value
TERL ThERL
HK$'000 HK$'000
AERERA ARG BERR BRI A LTHRATA 2,20 N660  E=h BEEME BRRE(ERITLANER Efls IEWH
Unlisted equity instruments dasfed as equityinstruments at FVTOC leel3  Assetbasedapproach  BRURBRERETUDNES  NREETE
WANBE R hEE) A
TEA8A LT%E3 5%~ 55+
The key inputs are: B 275%E3.5%)
Term yield, taking into account of The increase in the term
() REhEE: yield generated from comparable yield would result ina
() Termyield; properties and adjustment toreflect  decrease in fair value

36

li) EEgEE:

(i) Reversionary yield;

(i) THENRS R
(i) Market unit rent;
and

() BZiEHAmE
EVABIES

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

the certainty of term income secured
and to be recelved, of 2.75% to

3.25% (315t December, 2021;
275% 103.25%)

BhEz RN ANZNER

Mm%ﬁﬁw&ﬁmﬁ B

EDEVENIT i b

=R 35%E375%)

Reversionary yield, taking into account
annual unit market rental income and
unit market value of the comparable
propertis, of 3.25% 0 3.75% (31st
December, 2021:3.25% to 3.75%)

mih%ﬁ%ﬁia&miﬂt aini

18 SR H/Tﬁan

% ﬂﬂ nn %%KJ ﬂﬂﬁfﬁ

BiizE fﬁﬁ‘fn%ﬂﬁﬁ*

ABETESFIRBAIIEL

&

—=2—

direct market comparables and

taking into account of location
and other individual factors such

+7H 87
%W?Hmﬁmﬂl¥ﬁﬁlﬂ70

Market unit rent compares with

asroad frontage, size of property
and faclities. The range of average

market unit rent is from around
HK$25 sg.ft/month to HK$170

HK$30 50.ft /month to HK§ 170

sq.ft/month)
B AtRmERETNE %F

Jwﬂw BS1%(Z
o

sq.ft/month (31st December, 2021:

—F
B

B=-R:264%)

Discount for lack of controland lack
of marketability, taking into account
median control premiurn, of 25.1%
(315t December, 2021: 26.4%)

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

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

e P EPEE]
EOENeung BE
TH

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)

22. TRTE2AREE 22. FAIR VALUE MEASUREMENTS OF FINANCIAL
HE(E INSTRUMENTS (continued)
MAEER
Fair value as at
“§ICE CEC-F
ARETR TZR=T-A MEERFTER
thJune,  IstDecember,  AREE HERE EXNETERSH SEMER
b)) W gl RIZ3% Significant Relationship of
(RBEH) (@%f7)  Fairvalue Valuation techniques  unobservable unobservable
(Unaudited) (Audited) ~hierarchy ~and key inputs inputs inputs for fair value
TR Tin
HKS000 HK$'000
NERERBRRRL BERE SHAR NERARE 426,603 60044 £=R  FREFME RREERERTRARRENE  WRZNENESHLL
Investments in property projects classified as financial asset at FVTPL level 3 Discounted cash flow BENLIRZN% (ZB EETE

Miat - ORISR BN Al LA R B B Y & 3R Al

ﬁé%’?ﬁfEI“ZTTEE?% AZEMIET

B EH AR BEAFEHEKNE
AT -

lower fair value measurements.

FZRZT-8:7%50%)

Discount rates used in discounting
the estimated cash flows to the net
present values ranging from 7% to
20% (315t December, 2021: 7% to
20%)

ﬁﬁéﬁ ﬁu@ﬁ’]iﬁiw /?3
109,176,0002 ¢
(CR--EtZA=t-8:
109,184,000 7)

Cash flows used to calculate the
net present values, in aggregate

amounted to AU$109,176,000 (31st

December, 2021: AU$109,184,000)

ARHE R EMAR A TS
NMUERE 6 A
(ZB=-F+zf=t-8:
NFSEAZSFAER)

Remaining durations of the projects
used to calculate the net present
values ranging from 4 months to 5

years and 6 months (315t December,

2021: from 1 year and 8 months to
5 years and 4 months)

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

RERMEMeSHLA
[EEEN

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

BERMIRGENSS
DABETR

The increase in the
remaining durations of
the projects would result
ina decrease in fair value

Note: There is no indication that any changes in the unobservable inputs to reflect reasonably

possible alternative assumptions for the investments would result in significantly higher or
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2022

22. FAIR VALUE MEASUREMENTS OF FINANCIAL
INSTRUMENTS (continued)

Reconciliation of Level 3 fair value measurements

FEiRER ZERHEMZMRE
BRAARBEEE WHREANEE
ZEMEE EEZRAIA
Financial Equity
assets instruments st
at FVTPL at FVTOCI Total
FET FAT FET
HK$'000 HK$'000 HK$'000
RZZE-_—F—HA—H At 1st January, 2021 570,295 33,457 603,752
s Total gains:
—REEN — in profit or loss 23,053 - 23,053
—REMEEREA — in other comprehensive income - (3,444) (3,444)
BE Purchases 34,057 - 34,057
BRIRE Return of capital (58,360) - (58,360)
fERER Exchange differences (11,717) - (11,717)
R-E-—FA=1H At 30th June, 2021 557,328 30,013 587,341
AU Total gains:
—RiE=A — in profit or loss 37,783 - 37,783
—REMEERER — in other comprehensive income - 2,647 2,647
HBE Purchases 66,689 - 66,689
BARE Return of capital (141,400) - (141,400)
EHER Exchange differences (17,240) - (17,240)
R-_E-_—F+-_A=+—H At 31st December, 2021 503,160 32,660 535,820
1REstE Total losses:
—REEA — in profit or loss (1,779) - (1,779)
—REMEEKEER — in other comprehensive income - (440) (440)
BE Purchases 17,267 - 17,267
ARIRE Return of capital (27,622) - (27,622)
EHER Exchange differences (20,656) - (20,656)
R-ZE-—_FXA=+H At 30th June, 2022 470,370 32,220 502,590

REE-_Z-_—_R-_ZT-—F A=+
HIENEARN TES—H - F-HR
B B ER -

R AT A B A BT

BRPCEMEREEREHABIR
EEEEAAEBEEABHES
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There were no transfer between levels 1, 2 and 3 during the six months ended 30th
June, 2022 and 2021.

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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FINANCIAL STATEMENTS (continued)

for the six months ended 30th June, 2022

23. RELATED PARTY TRANSACTIONS AND BALANCES

Except for stated elsewhere in the condensed consolidated financial statements, during
the six months ended 30th June, 2022, the Group had transactions and balances with

related parties as follows:

(REBER)
(Unaudited)

HEXB=THIEREAR
Six months ended 30th June,

—EB-CF —E-F
2022 2021
TR THT
HK$'000 HK$'000
@  ARRZHREERAR— (@  The ultimate holding company of the Company,
BEEEERAR(MAEE]) R Allied Group Limited (“AGL") and
HitB AR its subsidiaries
— AR EYE 2 — Short-term lease payments, property
HEFIE  MEEER management and air-conditioning fees
EHEM charged to the Group 2,229 2,070
—MAKEWER ERER - Management fee charged to the Group 7514 30,392
— MAKE IR AEER — Internal audit service and management
RIS MEBE information system service fee charged to
ZHREER the Group 76 198
—AAZERRZFSER — Interest expenses charged to the Group 1,566 2,929
—MASERER Eth B — Sundry expenses charged to the Group 158 144
b ARz —FRARRELF - (b) A fellow subsidiary of the Company,
FREERAR(FNEE]D R Sun Hung Kai & Co. Limited ("SHK") and
HMBAF its subsidiaries
—REERNHETIER - Lease payments and property management
METEEWA fee income earned by the Group 1,200 1,200
—REEHRZFISHA - Interest income earned by the Group 2,215 2,210
(0 FTEEEBAEHMH (0 Key management personnel compensation
—He REMEEERN — Salaries and other short-term benefits 13,619 51,416
—RIKEME R - Post-employment costs 199 194
) BELRkeeRE (d)  Associates and joint ventures
—REER HEFIE - Lease payments earned by the Group 328 322
—AEERBZFEHA — Interest income earned by the Group 42,797 37,625
- REER WS ER - Dividend income received or receivable by
B EUA the Group 25,199 13,090
—RAREEYE 2 ST IER ~ Short-term lease payments and property
MEERE management fee charged to the Group 4,165 3,211
—AEERDCERE - Consultancy fee income and service fee
RERE BN income earned by the Group 12,586 7,662
e HAEEZHZELNT (e)  Associates of AGL
—REERR EEFIER — Lease payments and property management
MEREEBRA fee income earned by the Group 591 -
- MAEERRZFISER - Interest expense charged to the Group 5,952 -
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23. BEEALTZRGR

NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2022

23. RELATED PARTY TRANSACTIONS AND BALANCES

e (E (continued)
(REBER) (&%)
(Unaudited) (Audited)
—E- - —4F
~A=+HB +=ZA=+—H
As at As at
30th June, 31st December,
2022 2021
FTEx FET
HK$'000 HK$'000
H BEEBERANRBARE (f)  AGL and its subsidiaries
— HAb EMAR R — Other receivables - 517
— HEM AR — Other payables 4,326 157
— R ER (Kt — Loan payable (Note i) 53,855 101,122
—BTAREERERAKREA — Loan facility granted to but not yet
Z B E utilised by the Group - 169,860
(9 FBEREWBEAF () SHK and its subsidiaries
— RIE R (KT L) — Loan receivable (Note i) 78,000 77,500
— E A EHAR R — Other receivable 559 574
— B A FERTAR SR — Other payables 1,064 1,124
(h BERTREERE (h)  Associates and joint ventures
— E M USRS — Other receivables 179 1,588
— B A FERTARR — Other payables 104 125
—EEEERR - Financial guarantees given to banks
BEFERZRITEE in respect of banking facilities
ERTTIEH 2 B 75 granted to and utilised by joint
R ventures 1,108,979 1,411,962
—MEEREERE — Financial guarantees given to banks
MR 2 IRIT in respect of banking facilities
EERRITIEL granted to but not yet utilised
ZIHER by joint ventures 348,694 730,799
—R—HEEEEERE — Financial guarantee given to
Az EMER lenders in respect of other
iR &R AVER loans granted to and utilised
2 R EAR by a joint venture - 512,195
—MEBEER - Financial guarantee given to
BRARERZ EAh lenders in respect of other
ERmmERA loans granted to but not yet utilised
YEH 2 B A5 HEIR by joint ventures - 212,501
(i) BEEEZHMEAT (i) Associates of AGL
— P E R (B a2iii) — Loan payable (Note iij) 211,765 219,512
— H A ETER X — Other payable 959 1,027
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BRAN QR EREE A SR BIRT S 2 TR M IR AR
DEWEE - ADEZ B A E EES EEET
7 REPEE RS R E AN R LR kAN
SEENBE -HNBRARLBAEEZ M
BERRIFI L 2 HE R HEI - L ENBREAL
ZRSWARBRIRE ETRAMAENEER S
HFFHBRER S o

AEBETIRZEEEABR —HAEEARAE
REZZ REIRERME - Z AR AAEERE
EERY  YAAREERZEARREMIIER
SEZIZEEEABMREHRZRBERELE
A ZERERCEREANEQ@QIMAEREZ
EEBMAF -

Fiui > EBERANIREIEEA BN AEBERR
NHEEEAE YA SEEEREETEEA
8 - Bt & 58/53,408,0008 L(BE -2 ——
FRXAZFTHIEAMEA 1 40,197,00087T) * WE
BRELLZFBEBEABHMA -

WiEt

(i) ENERZEFRAELI6% (T -—F+= A
=+ A NT25%5F46%)  ERIFIWAER -
ZoNFNA(ZEZ—F+A=+—RH: =%
ZZFMA)EE -

iy RUEFRZEMNERA57T5%(ZE-—F+—-A
=+—H:575%) EERWER_T_F
+—A(ZE=—F+=A=1+—HB: ZT-_OF

iy BENERZEMERARSS%(ZTE=Z—F+=A
=+—H :55%)  EEFALER T _MF+
A(ZZ2=——F+-A=+—8: —F-_Mm&t
A)E® -
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2022

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 and an associate of AGL, none of
the above related party transactions constitutes a connected transaction or
continuing connected transaction as defined in the Listing Rules.

Certain key management personnel of the Group received remuneration from
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$3,408,000 (six months ended 30th
June, 2021: HK$40,197,000).

Notes:

(i) The loan payable bears interest at 4.6% (31st December, 2021: ranging from
2.5% to 4.6%) per annum, is unsecured and repayable in April 2024 (31st
December, 2021: April 2022).

(ii) The loan receivable bears interest of 5.75% (31st December, 2021: 5.75%) per
annum, is unsecured and repayable in November 2024 (31st December, 2021:
November 2024).

(i) The loan payable bears interest of 5.5% (31st December, 2021: 5.5%) per
annum, is unsecured and repayable in July 2024 (31st December, 2021: July
2024).
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2022

24. PLEDGED ASSETS

At 30th June, 2022, the following assets were pledged:

(a

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$42,777,000 (31st December, 2021: HK$44,985,000),
HK$1,681,767,000 (31st December, 2021: HK$1,615,278,000),
HK$2,478,660,000 (31st December, 2021: HK$2,360,703,000),
HK$91,143,000 (31st December, 2021: HK$126,577,000) and
HK$11,599,835,000 (31st December, 2021: HK$12,148,554,000)
respectively were pledged to banks for banking facilities granted to
the Group.

Bank deposits with carrying value of HK$105,000 (31st December,
2021: HK$117,000) were pledged against mortgage loans granted
to property purchasers.

Bank deposits with carrying value of HK$540,000 (31st December,
2021: HK$566,000) were pledged for guarantees in respect of
government authorities for the development works.
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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 42, which comprise the condensed consolidated statement
of financial position as of 30th June, 2022 and the related condensed
consolidated statement of profit or loss, statement of profit or loss
and other comprehensive income, statement of changes in equity and
statement of cash flows for the six-month period then ended, and
certain explanatory notes. The Rules Governing the Listing of Securities
on The Stock Exchange of Hong Kong Limited require the preparation
of a report on interim financial information to be in compliance with
the relevant provisions thereof and Hong Kong Accounting Standard 34
“Interim Financial Reporting” (“HKAS 34") issued by the Hong Kong
Institute of Certified Public Accountants. The directors of the Company
are responsible for the preparation and presentation of these condensed
consolidated financial statements in accordance with HKAS 34. Our
responsibility is to express a conclusion on these condensed consolidated
financial statements based on our review, and to report our conclusion
solely to you, as a body, in accordance with our agreed terms of
engagement, and for no other purpose. We do not assume responsibility
towards or accept liability to any other person for the contents of this
report.
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REPORT ON REVIEW OF CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS
(continued)

Scope of review

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

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

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

Deloitte Touche Tohmatsu
Certified Public Accountants

Hong Kong, 19th August, 2022
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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, 2022 (2021: Nil).

MANAGEMENT DISCUSSION AND ANALYSIS
Financial Results

The revenue of the Group for the six months ended 30th June, 2022
was HK$912.5 million (2021: HK$519.7 million), an increase of 76%
compared to the same period of last year. The profit attributable to
owners of the Company amounted to HK$420.2 million (2021: HK$366.1
million), representing an increase of 15% over the corresponding period
of last year.

The profit attributable to owners of the Company for the six months
ended 30th June, 2022 is higher than the same period of last year. Some
material items are as follows:

o an increase in the sales of completed properties of HK$361.3
million

o an increase in the share of profit of joint ventures of HK$137.1
million

Earnings per share amounted to HK28.66 cents (2021: HK24.39
cents), while the net asset value per share attributable to owners of the
Company was HK$18.32 at the end of June 2022 (31st December, 2021:
HK$18.82).

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 2022 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 155,000 m? in the first half of 2022 (2021: 147,400 m2),
an increase of 5%. A total attributable gross floor area (“GFA") of
approximately 140,700 m2 (2021: 134,600 m?) was completed, an
increase of 5%. For the first half of 2022, a total attributable GFA
of approximately 2,018,900 m2 (2021: 1,794,100 m2) was under
construction at the period end, representing a 13% increase over the
corresponding date of last year.

45




TIAN AN CHINA INVESTMENTS COMPANY LIMITED
Interim Report 2022

EREFRE S (E)

EHMoEE(E)

2 MHEWARZZE-_—FREHELFA6% -

()  REBUSH - AEBE13EM T HAE201E
ERERERTORLZEE - NEEKE
BARRHANREHE RN RIS ER
FRBESH S T E AR -

4) REMNARRYIEEIRBEEONRTENE
BRALZENRESF _H(BSEEEEY
599,400 /5 K ) IR B 38 T I AJ {1 $4 & sk FH
& o AN RV R AR EA
12T E & 49382,800°F /1 K RAL AWML 1=7E
FEE R ENIEHE A TE£1459,800F J5 K
ETERE -

(5) BEFERBNII&HR T BEURLSE
FEHEEEKINEE - AEEERZEFIER
RERKBRERSNEEFRRIFH @R

6) HE-ZE-__FXA=1THILXEAR =:F
WEARARZHERFEEEIEBLN LA
BEBIL(ZTT-—F 488FEBL) °

R ACIE
RERDKRRMRE

REB-BRHHHEREVEBEERTIEGS K2
REEL MNZTBE_—EXA=1+H Kx£E
ZRITHEBRIA S HELN3,183.08E8 B L(=ZF
T—F+-A=+—H:43455B&EL) A
REEZ HEEERECHEEES -

46

MANAGEMENT DISCUSSION AND ANALYSIS
(continued)

Business Review (continued)

(2) Rental income increased by 6% as compared with same period of
2021.

(3) 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.

(4)  The entire Phase 2 of Tian An’s urban renewal project, Tian An
Cloud Park, in Bantian residential district, Longgang, Shenzhen
comprising a GFA of approximately 599,400 m2 is now completed
and ready for sale or lease. In addition, Guangming Tian An
Cloud Park in Guangming District of Shenzhen with a GFA of
approximately 382,800 m2 and Deging Tian An Cloud Park in
Deging, Zhejiang with a GFA of approximately 459,800 m2 are
under development.

(5) The pre-sales of residential projects in Jiangsu, Zhejiang and
Liaoning Provinces as well as in Shanghai acquired in previous years
has been successful. We expect these projects will contribute a
good return to the Group in the coming years.

(6) For the six months ended 30th June, 2022, Asiasec Properties
Limited reported a loss of approximately HK$4.4 million (2021:
HK$48.8 million) attributable to its shareholders.

Financial Review

Liquidity and Financing

The Group always maintains its liquidity at a healthy level with a balanced
portfolio of financial resources. As at 30th June, 2022, the total bank
balances and cash reserves of the Group were approximately HK$3,183.0
million (31st December, 2021: HK$4,345.5 million), providing sufficient
working capital for the daily operations of the Group.
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MANAGEMENT DISCUSSION AND ANALYSIS
(continued)

Financial Review (continued)

Liquidity and Financing (continued)

As at 30th June, 2022, the total borrowings of the Group amounted to
approximately HK$7,361.0 million (31st December, 2021: HK$8,373.5
million), including current liabilities of HK$3,183.2 million (31st
December, 2021: HK$3,932.4 million) and non-current liabilities of
HK$4,177.8 million (31st December, 2021: HK$4,441.1 million). The
gearing ratio (net debt over total equity) of the Group was 15% (31st
December, 2021: 14%). The borrowings were mainly used to finance the
properties for development and properties under construction. Increase
in finance costs is mainly due to the decrease in capitalisation of finance
costs in properties under construction compared to the same period of
last year.

Approximately 52% 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 19% 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.

Pledge on Assets

As at 30th June, 2022, bank deposits of approximately HK$0.6 million,
aggregate carrying values of property, plant and equipment, development
properties and investment properties of approximately HK$42.8 million,
HK$4,251.6 million and HK$11,599.8 million respectively, were pledged
for banking facilities granted to the Group, mortgage loans granted to
property purchasers and guarantees in respect of government authorities
for the development works.
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MANAGEMENT DISCUSSION AND ANALYSIS
(continued)

Financial Review (continued)

Contingent Liabilities

Two pieces of properties for development that are held by joint ventures
of the Group with carrying value of approximately HK$84.7 million
are under idle land investigation by the local authorities. These pieces
of lands owned by the joint ventures were held under several land use
right certificates. The development of more than half of the pieces of
lands were either completed or under development, except for the
portions which are retained for the remaining development of the whole
project. After the approval of construction planning for the remaining
lands last year, all of the lands will be developed within two years.
Property for development that is held by another joint venture of the
Group with carrying value of approximately HK$272.1 million 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 and will be completed within one year. Further,
the development progress of property for development that is held by
another joint venture of the Group with carrying value of approximately
HK$76.5 million which cannot fully fulfill building covenants under the
land grant contracts. The whole pieces of land of the joint venture were
held under several land use right certificates. They are under phased
construction stage and certain portions of them are under development,
except for the portions which are retained for the remaining development
of the whole project. 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, the economic outflows
caused by above cases are not probable.

As at 30th June, 2022, guarantees given to banks in respect of mortgage
loans granted to property purchasers and loan facilities granted to or
utilised by the joint ventures and an investee company classified as a
financial asset at fair value through profit or loss as well as guarantees
granted in respect of government authorities for the property
development works amounted to approximately HK$2,868.7 million.
All the guarantees provided by the Group were requested by banks or
government authorities and under normal commercial terms. A legal
action was taken against a joint venture of the Group resulting in possible
contingent liabilities of approximately HK$252.9 million. 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 condensed consolidated financial
statements.
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MANAGEMENT DISCUSSION AND ANALYSIS
(continued)

Employees

As at 30th June, 2022, the Group including its subsidiaries but excluding
associates and joint ventures, employed 1,194 (31st December, 2021:
1,329) 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 Response

The Group continued to take preventive measures 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. For example:

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;

o flexible and remote 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 increased inventory of face mask, hand sanitiser and hygiene
supplies and increased focus on cleaning and sanitation.

The Group also joined HKSAR Government’s “Early Vaccination for

All" campaign by offering vaccination leave to employees who take
vaccination.
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MANAGEMENT DISCUSSION AND ANALYSIS
(continued)

Business Outlook

Economic growth in Mainland China and Hong Kong has been affected
by the difficult measures taken to contain the fast spreading Omicron
variant. Furthermore, the increase in interest rates to combat inflation
in the United States and Europe, geopolitical tensions and the war in
Ukraine have eroded market sentiment.

The funding problems of many China property developers continue to
worsen. In the first half of 2022, China’s Central Bank cut one-year
loan prime rate (“LPR") by 10 basis points from 3.8% to 3.7% and five-
year LPR by 20 basis points from 4.65% to 4.45% helping to reduce the
financial burdens of the property sector. In addition, local governments
have introduced measures to stabilise the property market. This should
help improve the currently weak market sentiment. Despite the short
term uncertainties, we remain confident of the long term prospects of the
property market in Mainland China and Hong Kong.

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, 2022, 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, 2022 and adjusted, where
appropriate, to conform with the Group’s accounting policies:

FET

HK$'000

JEMEBEE Non-current assets 26,184,161
MEBNEE Current assets 42,893,403
mMEAE Current liabilities (31,523,487)
ERBAE Non-current liabilities (25,427,903)
E S O iy Non-controlling interests (251,871)
BEFE Net assets 11,874,303
AEERLEEFE Net assets attributable to the Group 5,734,078
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DIRECTORS’ INTERESTS

As at 30th June, 2022, Mr. Lee Seng Hui, a Director, had the following
interests in the shares and underlying shares of the Company and its
associated corporations, within the meaning of Part XV of the Securities
and Futures Ordinance (“SFO"), as recorded in the register required to be
kept under Section 352 of the SFO:

BERHOR
HERG Z2EE
Number of
shares and
underlying
shares interested

HERITRA
BECHNEDE
Approximate %

of the total

number of
issued shares

HEEME

Nature of interests

FRKIE
Lee Seng Hui

KRB (HaE2)
the Company (Note 2)

BAREARAT

([BtASE ] (HaE3)

Allied Group
Limited ("AGL")
(Note 3)

SREMEARR AR

([EREHEE |) (AT3t4)

Asiasec Properties
Limited (“ASL")
(Note 4)

MBEBR AT
(TFrBE ) (K75E5)

Sun Hung Kai & Co.
Limited (“SHK")
(Note 5)

745,269,096

(Hiaz1)
(Note 1)

2,635,105,180

(Hiaz1)
(Note 1)

930,376,898
(HizE1)
(Note 1)

1,442,182,575
(Hiaz1)
(Note 1)

50.83% Hitb#Eam

Other interests

74.99% 458,4200% B & A
(ANEZHEA A
Fn#EE)
52,634,646,7608%
BE MR

Personal interests
(held as

beneficial owner)

in 458,420 shares
and other interests in
2,634,646,760 shares

74.98% Hit s

Other interests

73.11% Hitb#Eam

Other interests
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DIRECTORS’ INTERESTS (continued)

Notes:

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

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

3. As at 30th June, 2022, AGL was the holding company of the Company and
therefore an associated corporation of the Company within the meaning of Part
XV of the SFO.

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

5. As at 30th June, 2022, SHK was a non wholly-owned subsidiary of AGL and
therefore an associated corporation of the Company within the meaning of Part
XV of the SFO.

6. All interests stated above represent long positions.

Save as disclosed above, as at 30th June, 2022, none of the Directors
and chief executive of the Company had any interests or short positions
in any shares, underlying shares or debentures of the Company or any
of its associated corporations, within the meaning of Part XV of the SFO,
as recorded in the register required to be kept under Section 352 of the
SFO or as otherwise notified to the Company and the Stock Exchange
pursuant to the Model Code for Securities Transactions by Directors of
Listed Issuers (“Model Code”) as set out in Appendix 10 of the Listing
Rules.
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SUBSTANTIAL SHAREHOLDERS’ AND OTHER
PERSONS’ INTERESTS

To the best of Directors’ knowledge, as at 30th June, 2022, the following
shareholders of the Company (“Shareholders”) had interests in the shares
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
BMAEBARAR([BAER]) - 745,269,096 - 745,269,096 50.83%
Allied Group Limited (“AGL") (Br:1) (H7:#2)
(Note 1) (Note 2)
Lee and Lee Trust - 745,269,096 - 745,269,096 50.83%
(B1:#3) (Hz2)
(Note 3) (Note 2)
PIA Ltd - - 263,518,570 263,518,570 17.97%
(AREEEA (Hizt4)
ShFE) (Note 4)
(held as
investment
manager)
Vigor Online Offshore Limited 139,796,000 - - 139,796,000 9.54%
("Vigor Online")
China Spirit Limited (“China Spirit") - 139,796,000 - 139,796,000 9.54%
(H7:25)
(Note 5)
HrEim - 141,796,000 - 141,796,000 9.67%
Chong Sok Un (Hyit6)
(Note 6)
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FERRREMALTZER(F) 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) pd: £ Ri>EE
Personal Corporate BMABEDE
Interests Interests Approximate %
(held as (interest of HirEs 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 6.78%
Argyle Street Management Limited - - 103,070,400 103,070,400 7.03%
("Argyle Street Management”) (AREBEEA (H1at7)
F0HEE) (Note 7)
(held as
investment
manager)
Argyle Street Management Holdings - 103,070,400 - 103,070,400 7.03%
Limited (" Argyle Street Holdings") (Hizs)
(Note 8)
PRi - 103,070,400 - 103,070,400 7.03%
Chan Kin (H729)
(Note 9)
it - Notes:

1. AR HFine Class Holdings LimitedZz 2&M 1.

JE 2 F)China Elite Holdings Limited([ China Elite )
#BE - MAERAHBAIE(EE)BRA R ([H
AHENZEEMBAR - BEKEHRERE
% (FBCapscore Limited @ FIEIREBRE A
ARG ILREGRAR  OAMEEE Y EES
ENBARBEBHAHESRITRNDBHAH
100% ° HREEE SEEEARIER A China EliteFTi A
ZRRAD 2 s o
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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.
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SUBSTANTIAL SHAREHOLDERS’ AND OTHER
PERSONS'’ INTERESTS (continued)

10.

11.

This represents the same interests of AGL in 745,269,096 shares.

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

These include (i) an interest in 262,383,570 shares; and (ii) an interest in unlisted
cash settled derivatives of the Company equivalent to 1,135,000 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 (ii) 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 50.13% interests in the issued share capital of Argyle Street
Holdings and was therefore deemed to have an interest in the shares in which
Argyle Street Holdings was interested.

All interests stated above represent long positions.

The calculation is based on the total number of 1,466,069,491 shares in issue as
at 30th June, 2022.

Save as disclosed above, as at 30th June, 2022, the Company was not
notified of any other persons having any interests or short positions in the
shares or underlying shares of the Company as recorded in the register
required to be kept by the Company under Section 336 of the SFO.
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CORPORATE GOVERNANCE AND OTHER
INFORMATION

CORPORATE GOVERNANCE CODE

During the six months ended 30th June, 2022, the Company has applied
the principles of, and complied with, the applicable code provisions
set out in the section headed “Part 2 — Principles of good corporate
governance, code provisions and recommended best practices” of the
Corporate Governance Code (“CG Code”) under Appendix 14 of the
Listing Rules, except for certain deviations which are summarised below:

(1) Code Provisions E.1.2 and D.3.3

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

During the six months ended 30th June, 2022, the Board has
reviewed and updated the terms of reference of the remuneration
committee (“Remuneration Committee”) and the audit committee
("Audit Committee”) according to the revised CG Code effective
on 1st January, 2022. The updated terms of reference of the
Remuneration Committee adopted by the Company are in
compliance with the code provision E.1.2 of the CG Code except
that the Remuneration Committee shall make recommendations to
the Board on the remuneration packages of the Executive Directors
only and not senior management (as opposed to executive directors
and senior management under the code provision).

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

CORPORATE GOVERNANCE CODE (continued)

(1

(2)

Code Provisions E.1.2 and D.3.3 (continued)

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, 2021 and remain
unchanged. The Board considers that the Remuneration Committee
and the Audit Committee should continue to operate according
to the relevant updated terms of reference, and will continue to
review the terms at least annually and make appropriate changes if
considered necessary.

Code Provision B.2.4(a)

Code provision B.2.4(a) of the CG Code stipulates that where all
the independent non-executive directors have served more than
nine years on the board, the length of tenure of each existing
independent non-executive director should be disclosed on a named
basis in the circular to shareholders and/or explanatory statement
accompanying the notice of the annual general meeting.

The Independent Non-Executive Directors of the Company (“INEDs")
who were serving on the Board as at 22nd April, 2022 have all
been serving as INEDs for more than nine years. The Company has
disclosed the year of appointment of Messrs. Francis J. Chang Chu
Fai and Jin Hui Zhi in the circular of the Company dated 22nd April,
2022, but the length of the tenure of all the long serving INEDs on
a named basis was omitted due to the misinterpretation that code
provision B.2.4(a) would only start to be applicable to the circulars
of the Company in relation to annual general meetings held for
receiving and adopting the financial statements for the financial
years commencing on or after 1st January, 2022. Accordingly, the
Company issued a supplemental announcement to disclose the
length of tenure of all the INEDs on 27th April, 2022.
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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:

Experience including other directorships held in the last
three years and major appointments

1. Dr. Moses Cheng Mo Chi (“Dr. Cheng”), a Non-Executive Director
of the Company, retired as an independent non-executive director
of China Mobile Limited and China Resources Beer (Holdings)
Company Limited at their annual general meetings held on 18th
May, 2022 and 21st June, 2022, respectively. Also, Dr. Cheng has
been appointed as a non-official member of the Executive Council
of the HKSAR with effect from 1st July, 2022.

2. Mr. Ngai Wah Sang, an INED, has been appointed as an
independent non-executive director of Swang Chai Chuan Limited
(listed on the Stock Exchange) with effect from 14th July, 2022.

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

3. Asinformed by AGL, the monthly salaries of the Chairman and
a Non-Executive Director, namely Mr. Lee Seng Hui (“Mr. Lee"),
and an Executive Director, namely Mr. Edwin Lo King Yau (“Mr.
Lo"), were increased by approximately 2% and 4% respectively
with effect from 1st January, 2022 as compared to that of 2021.
Bonuses for the year ended 31st December, 2021 were paid to Mr.
Lee and Mr. Lo by AGL. Out of the total bonuses paid by AGL, the
amounts of HK$30,332,000 and HK$5,077,000 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.
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CORPORATE GOVERNANCE AND OTHER
INFORMATION (continued)

CHANGES IN DIRECTORS’ INFORMATION (continued)

Changes in Directors’ emoluments and the basis of determining
Directors’ emoluments (continued)

4. The monthly salary of the Deputy Chairman and an Executive
Director, namely Mr. Song Zengbin, was increased by 3% with
effect from 1st January, 2022 as compared to that of 2021.

5. The monthly salaries of the Managing Director and an Executive
Director, namely Mr. Patrick Lee Seng Wei (“Mr. Patrick Lee"), and
an Executive Director, namely Mr. Tao Tsan Sang (“Mr. Tao"), were
increased by 3% and approximately 3% respectively with effect
from 1st January, 2022 as compared to that of 2021. Bonuses
for the year ended 31st December, 2021 were paid to Mr. Patrick
Lee in the amount of HK$3,550,000 and Mr. Tao in the amount
of HK$2,618,231 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.

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,
2022. 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.
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B8O - £ EE kD PURCHASE, SALE OR REDEMPTION OF SHARES
AARSEERMEARBREASREZE S = Neither the Company nor any of its subsidiaries has purchased, sold or
NA=THIEANEARER - BEBEREAAT  redeemed any of the Company's shares during the six months ended
AR - 30th June, 2022.

REESE On behalf of the Board

EFLEIE Patrick Lee Seng Wei

TR E Managing Director

B ZEZ_F)\A+TNAB Hong Kong, 19th August, 2022
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