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Management Discussion and Analysis

Industry Review

During the first half of 2022, amid the volatility in the global scene, persistent
geopolitical conflicts and international economic recession, the world was
at the crossroads of turbulence and change. Meanwhile, China navigated
through the mists of the global turmoil. Under the domestic sporadic COVID-19
resurgences, the greater difficulties in production and operation with shrinking
demand and supply sides synchronously, China’s major economic indicators
were under severe stress in the short run. Despite the new tide of internal and
external hardship, the Central Government took the initiative to implement
proactive policies in a scientific manner. Rather than pumping liquidity in the
economy, it launched a series of economic stabilisation policies and measures,
decisively stepped up the macroeconomic adjustments and effectively
coordinated the pandemic containment measures, thus procuring the recovery
to national economic stability from the previous decline in May 2022. According
to the data of the National Bureau of Statistics, the GDP of China for the first
half of 2022 reached RMB56.26 ftrillion, representing an increase of 2.5%
year-on-year. China showed economic resilience and stable macro-economic
conditions. Continuing its high-quality development momentum, China has
become the key stabilizer of the global economic growth in the first half of
2022.

During the period under review, the real estate industry was out of the winter’s
chill, however, the market sentiments stayed far from recovery, the effective
demand was inadequately released and the sluggish market trading remained
unchanged. Besides, the sales amount of commodity housing decreased
dramatically throughout China, while the accumulated investment in the real
estate development recorded negative year-on-year growth for the first time.
Confronted with the domestic economic downward pressure and the potential
risks of spillover of the real estate industry, the Central Government stressed the
importance of “stabilizing the real estate sector” to “stabilizing the economy”,
while governments of all levels frequently delivered signals of market recovery.
Municipal governments launched policies based on the local conditions. Local
optimization policies were adopted for as many as 500 times, which was a new
high for the same period in the history. Industrial policies have entered into a
cycle of relaxation. With the recovery of market confidence from the trough, the
sales area in key cities turned around from May to June 2022. As the market
has bottomed out and recovered, the long-term mechanism of the real estate
industry was further consolidated. The industry has hence resumed its virtuous
cycle.
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Management Discussion and Analysis
EEENWED N

Regionally, the Guangdong-Hong Kong-Macao Greater Bay Area (the “GBA”)
remained one of the most economically vibrant regions in the People’s Republic
of China (the “PRC"). As stated in “The Report on the Integration of City
Clusters in China (Bl T AF—BE{L¥R<)” issued by the affiliated institution
of the Development Research Center of the State Council, the gross national
product of the GBA is expected to reach approximately RMB14.76 trillion
in 2022, exceeding that of the Tokyo Bay Area to become the top bay area
in terms of the overall economic strength globally. Meanwhile, the GBA will
play the supporting and leading role in the economic development of China
and her opening-up to the world. During the period, the mortgage rates for
first home purchases realized a decline in the GBA, where they fell to the
minimum of 4.75% and for second home purchases, further down to nearly
4% in Shenzhen. The wait-and-see sentiment of home buyers has eased. In
the core zone of Nanshan District, the main district, high-priced deals were
recorded among the high-end residential projects with an unit price exceeding
RMBO.1 million per square meter. Luxury residence market has been at the
forefront of recovery. The property market is generally expected to embrace
the forthcoming short boom. According to the data of the Statistics Bureau
of Shenzhen Municipality, the investment in the real estate development
throughout Shenzhen grew by 10.5% in the first half of the year. The policies
have resulted in marginal loosening with a marked increase in supply and
demand, offering structural opportunities for the real estate industry.

The Group’s strategy to focus on regional development has delivered
satisfactory results. With its early insight on the prospect of the economic
development of the GBA, the Group had targeted the demographic advantages
arising from the urban expansion and as the first mover, commenced the
residential and commercial development of urban renewal projects in the GBA.
Based on its “dual-core” strategy of “Focusing on Core Cities and Cities’ Core
Areas”, it has identified and acquired in advance the land resources of high
value in the core cities and core districts of the GBA at low cost. Capitalizing
on its experience and resources accumulated from urban renewal projects in
the past 30 years, LVGEM (China) has laid a solid moat in the urban renewal
segment and gradually grown into a unique real estate developer and regional
leading enterprise among the core cities in the GBA.

A phoenix fears no fire. Facing the critical macro-economic conditions and
the financial trend of balance sheet shrinking, the Group took precautious
measures prudently in order to mitigate the negative impacts of the pandemic
proactively during the period. In addition, it steadily pushed forward projects in
major cities in the GBA such as Shenzhen, Zhuhai, Hong Kong and Dongguan
into the well-established stage in an orderly manner. Pursuing the top priority
of “ensuring safety” and the core mission of “promoting development”, the
Group continued to curb the debt level, optimize the financial structure and
expand marginal safety in a bid to ensure its sustainable growth in the changing
landscape of the industry.
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Results

Management Discussion and Analysis
EEEwWE DT
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For the six months ended 30 June 2022, the Group achieved a total revenue BEZZT-_FXA=+THLEANEAAR r AEEERBUZE
of approximately RMB1,045.0 million (six months ended 30 June 2021: HARARKLMA0BEEL(HE-S-_—FA=1TAHL
RMB2,030.3 million), representing a decrease of approximately 48.5% year- ANEA  AR¥2,03038ET) * R T#4485% - £
on-year. Gross profit was approximately RMB434.4 million (six months ended MHBARBAMABEL(BEZSZ_—FA=FTHL
30 June 2021: RMB963.5 million), representing a decrease of approximately ANER : ARM963.58 &) ' AL TBA54.9% - HE
54.9% year-on-year. Gross profit margin for the six months ended 30 June TE-FNRNAZTHIEAN] Iﬂ EREDEHEFBERS
2022 remained at a relatively high level of approximately 41.6% (six months KEWLL16% (BEE-_—FA=ZTHLANEA

ended 30 June 2021: 47.5%).

47.5%) o

During the reporting period, the Group achieved a profit of approximately WEBMA - AEBERAFNAAREL26.8EEL(E
RMB1,026.8 million (six months ended 30 June 2021: RMB621.6 million), E_E-_—FXNA=ZTBHIEAREA: AR¥621688
representing an increase of approximately 65.2% year-on-year. Profit JT) + Ak #4965, 2% $ RIRRELMEFNOABAR

attributable to owners of the Company was approximately RMB630.8 million ¥630.8B B L(EE —FERA=t ElLt/\fI)El A
(six months ended 30 June 2021: RMB638.0 million), representing a decrease R#638.068&7T) - ﬂtl:TuH,%’Jl.l% tHx$ LB
of approximately 1.1% year-on-year. Basic earnings per ordinary share of the (I’ DERBRHABARK12375(HE —FR

Company (the “Share”) was approximately RMB12.37 cents (six months ended A=+HIREA : AR¥12.525) - HJ:ETDH%’JIQ%
30 June 2021: RMB12.52 cents), representing a decrease of approximately

1.2% year-on-year.

The Group’s key financial indicators for the six months ended 30 June 2022 NTRAKEEHE-_ZE-_—_FA=+HLEXREAAZEE

were as follows: WIS

2022 2021

—E-C—F —E-—F
(RMB million) (RMB million) Change
(AR%EHER) (ARKBET) BE
Revenue W ek 1,045.0 2,030.3 -48.5%
Gross profit EF 434.4 963.5 -54.9%
Profit attributable to owners of the Company — Zx2 R 5 fE (L & 7 630.8 638.0 -1.1%
Basic earnings per share (RMB cents) FRERBF(ARES) 12.37 12.52 -1.2%
Gross profit margin (%) EFE(%) 41.6 475  -5.9 percentage point
598D
As at As at
30 June 2022 31 December 2021
R-T-—F RN-TE=——4F

AAB=+H +=—A=+—~H

Bank balances and cash (including restricted
bank deposits) (RMB million)

Average finance costs (%)*

Liabilities to assets ratio (%)

Rate of equity return (%)

*

RITEBRA S (BEZRHIRITFER)

(ARBEBEERT) 5,731.9 7,287.1
FHRERKA(%)* 6.5 6.4
BEABHE(%) 66.1 65.3
BARBRE (%) 4.8 4.4

Average finance costs are derived by dividing the total finance costs for the * FHRMERAN T RN EREKRAN(BIETTRKESFETE

period (including convertible bonds but excluding finance cost derived from EHERBEAMBENN)RIAFEFHREESE - mFEY
lease liabilities) by average total loans which is calculated by adding up of BIEBARARNREE(RRBRREFEESHETES
average balances of total loans (including debt component of convertible bonds HEBRE) 2 FHEHRRNTE -

but excluding lease liabilities) for the period.

The Board does not recommend the payment of any dividend for the six EEe TERRAEE T _—FA=+HIEANEAAKRE

months ended 30 June 2022.
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Management Discussion and Analysis
EEENWED N

Business Review

The real estate industry served as one of the major pillars of the national
economy. In the first half of 2022, the market sentiments remained sluggish
with demand and supply slowdown. Oriented with the concept of “stabilizing the
economy, market and employment”, the Central Government and governments
of all levels in the PRC have launched policies favoring the recovery of the
real estate industry and delivered positive market signals in various cities
frequently, including the optimization of the regulatory system on the capital for
property pre-sale and increasing the funds available for real estate enterprises.
Furthermore, measures such as boosting the desire for consumption on
properties in the society and lowering the financing thresholds for quality private
real estate enterprises have further enhanced the resilience of such enterprises
in battling against the adversity, buffered the negative feedback arising from the
credit crunch of large real estate enterprises and prevented the systematic risks
of the industry, thereby rebuilding the confidence of buyers in the real estate
market.

During the period, staying committed to its original mission, the Group proactively
monitored the changing macro environment to make timely responses.
Focusing on the high-value residential and commercial development projects in
the core cities and core districts of the GBA, the Group steadily pushed forward
the existing urban renewal projects such as the Shenzhen Baishizhou Urban
Renewal project, the Shenzhen Liguang Project, the Zhuhai Donggiao Project
(LVGEM Royal Bay in Zhuhai) and Phase Il of the Shenzhen Shazui Project
(Phase Il of Shenzhen Mangrove Bay No. 1 Project) into the harvesting phase
gradually. While ensuring secured liquidity, the Group sought new development
under ongoing reform and accordingly, it was well positioned as a leader among
the urban renewal segment in the core cities of the GBA.

In terms of projects, the Baishizhou Urban Renewal Project (the “Baishizhou
Project”), as the largest and most iconic urban renewal project for old villages
in Shenzhen City, has been widely recognised by all sectors of the society due
to its grand scale. The Baishizhou Project made good progress during the
period. In the first half of 2022, the Group paid the land premium for the pre-
sale land lot 08 of Phase | of the Baishizhou Project and obtained the land use
rights certificate successfully, which has satisfied the conditions of drawing
the bank loans for project development. In the first half of 2022, Phase | of the
Baishizhou Project has commenced with the construction of the main body.
According to the project schedule, the pre-sale is expected to commence
in 2023. The Baishizhou Project is located at the north of Shennan Avenue,
Nanshan District, Shenzhen City, with the total site area of approximately 0.46
million square meters, total gross floor area of approximately 5.0 million square
meters and the planned capacity area of approximately 3.58 million square
meters. The market property prices in the vicinity of the Baishizhou Project
were in a range of approximately RMBO0.12 million to approximately RMBO0.15
million per square meter. Located in prestigious core district, the Baishizhou
Project has an extremely high commercial value. In the first half of 2022,
the Baishizhou Project was awarded the “Certificate of Material Project” by
Shenzhen Municipal Development and Reform Commission, demonstrating the
high recognition and support from the government and all sectors of the society
for the Baishizhou Project. As the proverb goes, “Grinding a sword for ten years,
only to test the sharp blade one day”. The pre-sale of Phase | of the Baishizhou
Project will be officially commenced in the coming year, which is expected to
bring a leaping growth of income and cash flows to the Group, marking that
LVGEM (China) will formally enter into a stage of rapid growth.
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Management Discussion and Analysis

In order to develop Baishizhou into a world-class urban complex, during the
first half of 2022, the Group has changed its intention for Phase IV of the
Baishizhou Project to commercial support for rental and long-term investment
purpose. Located in the core area of Nanshan District, Shenzhen, it is generally
positioned as a top-tier landmark commercial building cluster in the GBA, and
will prove its scarcity value. To enhance the urban value of the region, the
planned construction of Phase IV of the Baishizhou Project includes a superior
Grade A office building cluster. Thanks to its prime central location, the project
is expected to become a core asset in the core area of Shenzhen and has long-
term growth potential in terms of fair value, hence bringing sustainable rental
yields to the Group. Following the completion of the commercial properties of
the Baishizhou Project, the Group will witness a leapfrog growth in total gross
floor area of commercial investment properties, which may then contribute
stable cashflow and further consolidate the development model of the Group
that focuses on both residential and commercial properties.

In addition, the contract rates of the Liguang Project and Phase Il of the Shazui
Project (Phase Il of Mangrove Bay No. 1 Project) have reached 100%. In
particular, the operating entity of Phase Il of the Mangrove Bay No. 1 Project
has been confirmed and construction has been officially commenced. The
conditions of pre-sale are expected to be satisfied in 2023, which will contribute
to the increase in operating cash flows for the Group. The Zhuhai Donggiao
Project (LVGEM Royal Bay in Zhuhai), as the high-end residential project in the
core luxurious residence zone of Nanwan, Xiangzhou, Zhuhai City, has proven
its scarcity value. The sale was satisfactory since the market launch in October
2021, which ranked top ten many times on the hot-sale list of Xiangzhou
District, Zhuhai City and became one of the hot offers in the region, thereby
adding a new growth driver of the Group’s revenue. As at the date hereof, the
saleable inventory value of LVGEM Royal Bay in Zhuhai that has satisfied the
conditions of pre-sale amounted to RMB5.9 billion, which will contribute steady
sales income and increase the capital available for the Group.

During the period, being forward-looking with the visionary development
strategy of “focusing on urban renewal in the GBA and developing a brand
new smart city”, the Group collaborated with information technology giants
to build a new real estate ecosystem. The Group successively established
long-term strategic partnerships with companies such as China Unicom and
Huawei. Focusing on the large-scale urban renewal projects in Shenzhen, we
commenced in-depth cooperation such as the master design, implementation
and platform development of smart cities. With the aim of developing the
Baishizhou Project into a smart city, the Group commenced detailed design for
5 themes, namely traffic, carpark, logistics, environmental sanitation, and 5G
network. Based on the concept of smart “operation+management+service”, the
detailed design for 14 construction items in relation to the Phase | of Baishizhou
Smart City has been in place, which will be gradually developed into a smart
all-scenario system. With the properties as the core and technologies as the
ancillary support, the Group put great efforts in the research and development
of the management system of smart cities (UOP), while launching the modules
of community digital platform contained in the system and applying them in 12
communities managed by the Company. It is expected to cover all communities,
achieve full coverage of assets, customer services, properties and office work by
further implementing the cross-cutting operation management in areas ranging
from business to finance, and provide value-added services so as to meet the
goal of integration of business and finance in 2022. At the same time, being
boldly committed to the corporate responsibilities, the Group actively responded
to the national strategy of carbon neutrality, explored the construction standards
of low-carbon and zero-carbon urban areas with information technology giant
partners, and devoted itself to the long-term national macro vision of carbon
neutrality in an effort to make contribution for the green economy.
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Management Discussion and Analysis
EEENWED N

During the reporting period, adhering to the “two-pronged” development model
of “residential and commercial”, the Group held and operated the commercial
properties located in the core areas of core cities of the GBA, which contributed
diversified rental revenue and steady cash flows to the Group. Currently, the
Group has established the commercial property presence represented by NEO
Urban Commercial Complex and Zoll Shopping Centre, continued to increase
the number of commercial property projects, steadily expanded the total gross
floor areas under our operation and management and further developed its
capabilities in high-quality commercial operation. With the expanding economic
and market capacity and constant development of the core city clusters in
the GBA, the envisaged long-term growth of the fair value of the existing core
commercial properties is expected to enhance the quality of assets of the Group
continuously.

In terms of financial structure, the Group proactively deployed various
financing plans in order to effectively respond to the negative risks arising
from the external environment in the first half of 2022. It continued to expand
domestic and overseas diversified financing channels leveraging the quality
assets, and steadily settled various short-term debts due within one year so
as to safeguard the sound liquidity of the Group. On 7 June 2022, the Group
published an announcement to disclose that J#IITTFEEEHEREER
7xA] (Shenzhen Shenquan Real Estate Development Co., Ltd.*), an indirect
non-wholly owned subsidiary of China Vanke Co., Ltd. (“Vanke”), would inject
approximately RMB2.3 billion into FINTIIEE X ZER AR AR] (Shenzhen
Sida Industrial Development Co., Ltd.*) (“Sida Industrial”), which holds the
Baishizhou Project, signifying the introduction of the strategic shareholder into
the Baishizhou Project. This has significantly enhanced the security of the
Baishizhou Project and further increased the short-term liquidity of the Group.
From the perspective of the strategic investment for long-term value, Vanke took
a bullish view on the development of the Group in the long run and obtained
the rights of dividend distribution from Phase Il and IV of the Baishizhou
Project at an appropriate consideration, making the alliance a win-win move for
the two strong enterprises. Regarding this collaboration, DBS stated that “the
major uncertainties of the company has been eliminated” and maintained a
“Buy” rating for the Company. On the first trading date after the publication of
the announcement, the share price of the Company climbed, showing that the
collaboration with Vanke was highly recognised by the capital market. With the
support of a series of financing arrangements and the launch of refinancing
schemes during the first half of 2022, the financial structure of the Group has
been further optimised and the debt level remained at a reasonable range,
laying the solid foundation for unleashing the long-term value of the Group.

In terms of land reserve, for the six months ended 30 June 2022, the Group
had land reserves of approximately 7.377 million square meters, approximately
78% of which are located in major cities in the GBA such as Shenzhen, Hong
Kong, Zhuhai and Dongguan. Moreover, the land reserves owned by the
controlling shareholder include projects in Shenzhen, Zhuhai and Zhang Mu
Tou, Dongguan, all of which are located at core locations in the GBA. The
existing land reserves are expected to be sufficient to support the growth of the
Group in the coming ten years, which will safeguard the successful navigation
of the Group throughout the industrial cycles.

*  For identification purpose only {Z {5
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Management Discussion and Analysis

During the first half of 2022, LVGEM (China)’s robust operation status and long-
term development outlook were further recognised by the industry, and we were
accredited as the “Top 10 Real Estate Development Enterprises in Shenzhen
in terms of Comprehensive Strength”, “Brand-value Enterprise among the
Real Estate Development Enterprises in Shenzhen” and “Socially Responsible
Enterprise among the Real Estate Development Enterprises in Shenzhen” by
Shenzhen Real Estate Association in 2022. It is worth noting that the Group
has won the “Top 10 Creditworthy Real Estate Enterprises in Shenzhen”
consecutively since 2009 and the “Top 10 Real Estate Development Enterprises
in Shenzhen in terms of Comprehensive Strength” consecutively since 2011,
exhibiting its advantages in focused regional development. It is believed that
in the future, the Group will capture the opportunities stemming from the
trend of increasing advantages in the highly populated cities of China, thereby
maintaining its sustainable growth.

Real Estate Development and Sales

Being the core business of the Group, the real estate development and sales
projects were deployed based on the “dual-core” strategy and mainly located
in the core areas of core cities of the GBA. For the six months ended 30
June 2022, the real estate development and sales of the Group generated
revenue of approximately RMB496.7 million (six months ended 30 June 2021:
RMB1,556.0 million), representing a decrease of approximately 68.1% year-
on-year. During the reporting period, the carried-forward revenue was mainly
generated from Joyful Town in Zhuhai, International Garden in Huazhou,
Suzhou Joyful Garden and unsold properties in Shenzhen. The decrease in
revenue was primarily attributable to the fact that the properties carried forward
and sold during the period were mainly located in regions outside Shenzhen,
which had a lower sales unit price and profit margin as compared to those
of properties located in Shenzhen, coupled with the impact of the macro
environment resulting from the decline in the overall price and volume of real
estate transactions as well as the sluggish market. According to the statistics
of a third-party institution, the average sales value recorded by the top 100
real estate enterprises in China in the first half of 2022 was halved year-on-
year and experienced continuous negative growth month by month. Against
this backdrop, the decrease in the sales revenue and contracted sales of the
Group remained at a reasonable range. During the first half of the year, the
total contracted sales based on the commodity housing purchase agreements
amounted to approximately RMB2,554.8 million (six months ended 30 June
2021: RMB2,083.8 million), representing an increase of approximately 22.6%
year-on-year. The Group continued to develop urban renewal projects with great
potential during the period, including the Shenzhen Baishizhou Project, Phase
Il of the Zhuhai Donggiao Project (LVGEM Royal Bay in Zhuhai), the Shenzhen
LVGEM Liguang Project and Phase Il of Shenzhen Shazui Project (Phase Il of
Mangrove Bay No. 1), all of which have made good progress.
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Management Discussion and Analysis
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Baishizhou Urban Renewal Project has attracted public attention since obtaining
the approval from the competent authorities. The project is located at the north
of Shennan Avenue, Nanshan District, Shenzhen, adjacent to the Science
and Technology Park and the Overseas Chinese Town, which is the core area
with the most development potential in Shenzhen currently. With a total gross
floor area of approximately 5 million square meters and a total capacity area of
approximately 3.58 million square meters, the project is a super-large complex
development project that is extremely scarce in the core area in terms of site
area and scale, and is accredited as the “Grand Urban Renewal Project” in
Shenzhen in the industry. According to the layout plan, the project will be
developed in four phases with development cycles ranging from eight to ten
years. On 28 October 2019 and 25 August 2020, the Group indirectly acquired
in aggregate approximately 80% equity interests in the Baishizhou Project. In
2021, the Group was confirmed as the construction entity and construction
was officially commenced. In the first half of 2022, the Group has settled the
land premium for the pre-sale land parcel 08 of Phase | of the Baishizhou
Project and obtained the land use right certificate. The management of the
Group has put great emphasis on the development and construction of Phase
| of the Baishizhou Project with clear directive to expedite the work progress
once the construction is commenced. Thanks to the dedication and hard work
of all engineering departments, the construction of the project is underway
in full swing. The earthwork was basically completed with an accumulated
outbound of approximately 1.27 million cubic meters while the installation of
11 tower cranes was completed by the main contractor. Pre-sale is expected to
commence in 2023, which is expected to provide a strong driving force for the
Group's long-term development by generating substantial revenue and cash
flows, marking a significant milestone of the Group in terms of scale growth and
stable development.

LVGEM Mangrove Bay No. 1 Project is an iconic urban renewal project of the
Group in recent years. The Phase | of the Mangrove Bay No. 1 Project is located
at the southeast corner of the intersection of Shazui Road and Jindiyi Road in
the central business district of Futian District, Shenzhen, having convenient
access to public transport and strategically located in the proximity to Futian
Port, Huanggang Port, Beijing-Hong Kong-Macao Expressway and Metro Lines
3, 4 and 7. The project, comprising three quality residential buildings and a
quality complex of Grade A offices, hotels and apartments, occupies a site area
of approximately 24,000 square meters and a planned total gross floor area of
approximately 305,000 square meters, among which, the residential portion
has a gross floor area of approximately 119,000 square meters. Phase | of
the Mangrove Bay No. 1 Project was launched for sale on 13 October 2018
with the average selling price per square meter amounted to approximately
RMB100,000, achieving a satisfactory sales performance. The contract rate
of Phase Il of the Mangrove Bay No. 1 Project reached 100% and the Group
was officially confirmed to be the operating entity of the project in 2021. The
Phase Il includes five quality sea-view residential buildings with a site area of
approximately 22,000 square meters and a planned total gross floor area of
approximately 139,000 square meters. At present, Phase Il of the Mangrove
Bay No. 1 Project has commenced construction at the beginning of this year,
and it is expected to fulfill the pre-sale conditions in 2023.
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Management Discussion and Analysis

LVGEM Amazing Plaza is another urban upgrade and redevelopment project
of the Group in Shenzhen City, which is mainly targeted at high-income,
new middle-class groups in Shenzhen. As an integrated modelling zone
for new mixed-use industrial towns, this project will be mainly used for
industrial research and development and industrial support, supplemented
by apartments, commercial buildings, and offices. The project is located at
the north of Qiaoxiang Road, south of Beihuan Road, east of the intersection
of Qiaoxiang Road and Beihuan Road as well as west of Qiaochengfang in
Shenzhen. The project occupies a site area of approximately 10,000 square
meters and a total gross floor area of approximately 97,000 square meters. The
project was launched for the first time in September 2019, and sought after by
white-collar workers and gold-collar workers in Shenzhen, with the first batch
of flats occupied in June 2019. The project contributed contracted sales of
approximately RMB58.9 million and recognised sales revenue of approximately
RMB94.1 million during the reporting period.

LVGEM Liguang Project is a residential, commercial and industrial high-end
complex project. The project occupies a site area of approximately 85,000
square meters and a total gross floor area of approximately 382,000 square
meters. The project is located in a well-established residential district in Liguang
Village, Guanlan Town, Longhua New District, Shenzhen City, adjacent to the
Mid Valley Clubhouse of the Mission Hills Golf Club. It possesses a prestigious
scenic view of the natural environment and enjoys a comfortable climate. Taking
into consideration the surrounding environment and the living needs of the
community, the project plan includes the development of a special commercial
district at the west side of the region, as well as the Liguang Ecological Park on
the grassland at the east side. During the reporting period, the project planning
and pre-construction preparations were in progress smoothly with the contract
rate reached 100%.

Zhuhai Donggiao Urban Renewal Project is one of the three pilot urban renewal
villages in Zhuhai City and has been repeatedly listed as the annual key urban
development task of Zhuhai City. In 2019, the Group has officially become
the operating entity of the renewal project for the old village in Donggiao and
obtained all necessary administrative approvals. This project marks an important
milestone of LVGEM (China) in terms of the urban renewal development and
operation in Zhuhai. Located in the sub-district of Nanwan, Zhuhai City, the
project occupies a total site area of approximately 207,000 square meters
with a planned total gross floor area of approximately 765,000 square meters.
The project also comprises high-end residences, featured hotels, street-level
cultural regions and other industrial functions with well-established ancillary
facilities. Currently, the presale of the project has commenced in October 2021,
which contributed revenue and cashflow to the Group. For the six months
ended 30 June 2022, the project contributed contracted sales of approximately
RMB1,765.8 million.

LVGEM Joyful Town Project is located in the former Dongda Kaiwei Science
Park, which is west of Mingzhu Station of the urban railway on Mingzhu North
Road in Xiangzhou District, Zhuhai City. With a planned total gross floor area of
450,000 square meters, the project is positioned to comprise an international
Grade A office building, apartment (hotel-serviced offices), residential and
commercial complex. The project was launched for sale in September 2019.
For the six months ended 30 June 2022, contracted sales of the project
amounted to approximately RMB240.0 million, and recognised sales revenue
was approximately RMB241.1 million during the period.
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Management Discussion and Analysis
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LVGEM International Garden is located in Huazhou, Maoming, Guangdong
Province. Situated in a well-developed traditional residential area, it is in
proximity to the Juzhou Park and is well-served by public transport network.
The project occupies a site area of approximately 836,000 square meters and
a planned total gross floor area of approximately 2.248 million square meters.
Leveraging the advantages such as excellent geographical location, good
ecological environment and established ancillary educational facilities, the
project has become a benchmark real estate project in Huazhou. For the six
months ended 30 June 2022, the total contracted sales of LVGEM International
Garden amounted to approximately RMB478.4 million and recognised sales
revenue was approximately RMB29.1 million.

Hong Kong Lau Fau Shan Project is the Group’s first real estate development
project in Hong Kong, which marks the first move in stepping up its
international project layout and establishing the overseas presence of LVGEM
(China). The project is located at Deep Bay Road, Lau Fau Shan, Hong Kong.
It occupies a site area of approximately 80,000 square meters, comprising
approximately 116 low-density waterfront villas. Embracing prime sea view and
overlooking Deep Bay, the project is geographically prestigious and adjacent
to Shenzhen with easy access to and from Mainland China. Further, benefited
from the proximity to Hung Shui Kiu development area, the project is expected
to see a further uptick in commercial value.

Commercial Property Investment and Operations

The Group is committed to adopting the “two-pronged” business model of
integrating residential and commercial properties to guide the development
of complex projects. The ancillary services of commercial properties will have
a value-added effect of “1+1>2" compared to single property development
business, hence injecting intrinsic momentum for urban development. After
years of strategic planning, the Group has made remarkable progress in
establishing various large-scale commercial complexes, shopping malls and
other investment properties, represented by two major commercial brands,
namely “NEO” and “Zoll”. In January 2022, Zoll Mangrove Shopping Centre
staged its grand opening, which marked another significant addition to the Zoll
series. Recognised as a landmark project in Huazhou, the “Haoxin Huazhou
Food Street” has commenced promotion for leasing in the first half of 2022. As
of 30 June 2022, the Group held over 30 quality commercial property projects,
comprising a total gross floor area of approximately 1,635,686 square meters.
The revenue generated from commercial property investment and operations
amounted to approximately RMB338.3 million (six months ended 30 June
2021: RMB331.2 million), representing an increase of approximately 2.1%
year-on-year.

Shenzhen NEO Urban Commercial Complex is strategically located in the western
region of central Futian District, a core central business district in Shenzhen.
It is elected as “one of the ten major landmarks of Shenzhen” and is a key
urban and commercial landmark in Shenzhen. NEO Urban Commercial
Complex has a total gross floor area of approximately 253,000 square meters
and a total lettable area of approximately 121,000 square meters. It has easy
access to public transport located at the intersection of four Metro Lines 1,
7,9 and 11. The high-quality corporate tenants of Grade A office building
comprise offices and branches of various Fortune Global 500 companies,
banks, telecommunication corporations and other State-owned enterprises.
During the period, Shenzhen LVGEM NEO made proactive efforts to mitigate
the negative impacts of the pandemic and adjusted its operation strategies in a
timely manner. As of 30 June 2022, the average occupancy rate of NEO Urban
Commercial Complex was approximately 91% (six months ended 30 June
2021: 87%).
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Management Discussion and Analysis

Hong Kong LVGEM NEO Project is located in “Kowloon East CBD 2", the new
central business district in Hong Kong, occupying a site area of approximately
4,500 square meters and a planned total gross floor area of approximately
55,000 square meters. This is the first office building project of LVGEM (China)
in Hong Kong, marking the further expansion of the Group’s influence in the
GBA to Hong Kong. In July 2019, the handover of Hong Kong LVGEM NEO
was completed and the operation officially commenced on 8 October 2019. As
a superior Grade A office building with full sea view, Hong Kong LVGEM NEO
effectively countered the adverse impacts posed by the social movement in
2019 and the pandemic since 2020 by virtue of its prime geographical location
and beautiful office environment. The advantages of quality assets have become
apparent, as evidenced by the steady growth in occupancy rate. As of 30 June
2022, the occupancy rate of the property was over 70% (six months ended 30
June 2021: approximately 60%). Renowned tenants include China Ping An
Insurance (Hong Kong), FTLife Insurance and Casetify. The Group believed that
as the Hong Kong government gradually implemented the development plan for
East Kowloon, the fair value of Hong Kong LVGEM NEO will be further driven up
in the future by the successive completion of transportation infrastructure and
improving commercial ancillary facilities, hence bringing steady rental income
and long-term capital gains to the Group.

Zoll Shopping Mall is a comprehensive lifestyle and fashion shopping centre.
As of 30 June 2022, the Group owned and operated LVGEM Zoll Chanson
Shopping Mall, LVGEM 1866 Zoll Shopping Mall, LVGEM Zoll Hongwan
Shopping Mall, LVGEM Zoll International Garden Shopping Mall, LVGEM Zoll
Jinhua Shopping Mall and LVGEM Zoll Yuexi Shopping Mall. In the first half of
2022, the grand opening of Zoll Mangrove Shopping Centre further boosted the
commercial value of the district. As at 30 June 2022, the overall occupancy
rate was approximately 92%.

Comprehensive Services

The Group provided comprehensive services to customers and tenants of
its residential and commercial properties, including property management
services, hotel operations and others. For the six months ended 30 June 2022,
the comprehensive services of the Group generated revenue of RMB210.1
million (six months ended 30 June 2021: RMB143.1 million), representing
a growth of approximately 46.8% year-on-year. During the reporting period,
the Shenzhen Group extended the reach of its hotel management services to
Double-Moon Bay, a renowned holiday destination in Huizhou, Guangdong
Province, with a view to pursuing steadfast development with balanced
emphasis on both light and heavy assets.

In respect of hotel operations, the LVGEM Hotel of the Group is located in
the central business district of Futian District, Shenzhen. In response to the
regular pandemic prevention and management measures of the government,
the Group took the initiative to shoulder its corporate responsibility. In the
first half of 2022, the LVGEM Hotel was requisitioned as a government center
for epidemiological investigation, thereby helping the government to exercise
stringent control over the spread of the COVID-19 pandemic and putting efforts
into safeguarding people’s lives and safety. During such period, the LVGEM
Hotel was fully occupied and recognised a revenue of RMB51.82 million, which
outperformed the result in recent years.
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Meanwhile, the Group provided comprehensive property management services
for most of its property development projects, including security services,
property maintenance and management of ancillary facilities, which comprised
a total gross floor area of approximately 3.21 million square meters. Shenzhen
LVGEM Property Management Co., Ltd., a subsidiary of the Group, obtained
the 1ISO9001:2008 certification for its quality system of property management
services and the Level A property management qualification. As property
owners seek high-quality and refined property services, property management
services and value-added services have become more mature. Looking ahead,
property management companies will strive to provide a safe, efficient, practical
and convenient living environment for community residents and foster a new
form of community, in a bid to contribute sustainable revenue growth for the
Group.

Financing

During the reporting period, in response to the difficulties in real estate
financing, both the central government and various ministries and commissions
have given positive indications that moderate adjustments would be made
under the main theme of “prudent management for real estate finance” with
marginal relaxation based on the actual financing demand of enterprises. A
number of policies to ease regulatory restrictions on financing of real estate
enterprises have been introduced successively. Against such backdrop, the
Group gave full play to the diverse domestic and overseas financing means and
proactively prepared for debt repayment and refinancing schemes with a view
to continuously lowering its debt level, as well as securing sufficient capital and
maintaining sound liquidity for the development of the Group.

During the first half of 2022, the Group successfully settled three convertible
bonds with an aggregate amount of US$142 million by a combination of
repayment and roll over. Among which, US$50 million of the convertible bonds
were rolled over pursuant to its original terms, which is the first convertible
bonds being rolled over successfully in the market during the year. The Group
maintained a simple and clear debt structure that mainly comprised bank
and other loans with no off-balance sheet liabilities, which reflected its high
level of security. It is also worth noting that the Group successfully introduced
Vanke as a strategic investor to the Baishizhou Project in the first half of the
year. As one of the leading companies in the real estate industry in China and
a long-term cornerstone investor of the Group with strong capabilities, Vanke's
participation in the Baishizhou Project represents a strong alliance with the
Group and would hence further enhance the safety and market acceptance
of the project. As discussed in the June Announcement, pursuant to the
subscription agreement, Vanke will make a capital injection of approximately
RMB2.3 billion into Sida Industrial, which holds the Baishizhou Project. Upon
completion of the transaction, the Group’s equity interests in Sida Industrial
held through ICDL were diluted from 100% to approximately 92%, while Vanke
holds approximately 8% of the equity interests. During the period, the Group
actively lowered the debt level and diversified the financing channels in a bid
to capitalizing on the financing opportunities emerging from the favourable
industry policies, thereby ensuring the security of the Group’s cash flows.
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Future Prospect

During the first half of 2022, while the COVID-19 pandemic remained prevalent,
the global economies were recovering at varying paces, which has widened the
chasm among various regions. The outbreak of geopolitical crisis, coupled with
the volatility and uncertainties in the global economy, has presented the world
with profound changes unseen in the century. Amidst the global upheaval,
China cut through difficulties and actively assumed its responsibility as a major
country on the international front, while “safeguarding economy and people’s
livelihood” within the country so as to maintain the stability of the overall
economy and sustain the long-term development trend of steady progress with
its best efforts. Meanwhile, the real estate industry pursued stability as top
priority. Fueled by positive industry policies in the first half of the year, the real
estate industry has achieved a soft landing in the PRC and further reinforced
the long-term development mechanism for the industry.

Upholding the spirit of “The greatest theory is always the simplest, and concrete
actions are the top priority”, all staff of LVGEM (China) worked in solidarity to
race against time and keep progress on track. Various urban renewal projects
were progressing steadily, in particular, the construction progress of Phase
| of the Baishizhou Project, the so-called “Grand Urban Renewal Project in
Shenzhen”, was in line with expectations, and will be entering into the harvest
stage. By that time, the Group is expected to see leaping growth in its results
and significant enhancement of brand value. Looking forward, adhering to the
strategic guideline of “focusing on urban renewal in the GBA and developing
a brand new smart city”, the Group will further promote the urban renewal
projects in Shenzhen, Zhuhai, Hong Kong, Dongguan and other core regions
to advance towards maturity, with an aim to setting up a demonstrative
smart city benchmark with smart technologies incorporated into high-end
living environments to upgrade the living standards of urban residents. By
undertaking every urban renewal and construction project with love and
dedication, the Group has created joyful urban lifestyles for people residing in
the GBA.

The year 2022 marked the third year since the promulgation of the “Outline
Development Plan for the Guangdong-Hong Kong-Macao Greater Bay Area”
((BBRAZREEREIME)). Pursuant to the Outline Plan, 2022 will
be a critical year for the GBA in formulating the fundamental framework for
developing itself into a leading international bay area and a world-class city
cluster. The Chinese government will continue to support acceleration of
industrial upgrade and establishment of modern industrial systems in the GBA,
at the same time expediting intercity connection and deepening the cooperation
between Guangzhou, Hong Kong and Macau in furtherance of the development
of a new landscape under the opening-up of the economy. Deeply rooted in
the GBA for 30 years, the Group has witnessed the transformation of the GBA
from a city of low-end processing industry to a city of technological innovation
with continuous influx of high-caliber talents. With the scale of the economy
expanding considerably, the GBA has been ushered into a stage of rapid
growth and evolved from a remote and divided mountainous city cluster into
a regional economy. In the future, the Group will seize the vast development
opportunities arising from the market capacity expansion of the GBA by staying
focused on high-value land resources in the core cities and core districts.
Taking “continuously enhancing the value of cities” as its mission and “being
the most respected city value-creator in the PRC” as its vision, the Group will
proactively engage in the strategic development and construction projects of
the PRC, aiming to infuse vitality to the renewal and development of modern
cities, deliver sustainable socioeconomic benefits and establish itself as a well-
recognised real estate brand in the GBA.
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Looking forward into the second half of 2022, with the progressive unwinding
of regulatory policies on the real estate market in Mainland China, contract
sales data will stabilize and rebound. It is believed that, with market recovery,
the capital pressure faced by real estate enterprises will be relieved gradually
and the positive macroeconomic policies will be implemented throughout the
year of 2022. The Group will adopt the main theme of “Focused and Prudent
Development to Secure Sustainable Growth” and monitor changes in the
macro environment in a timely manner so as to actively seize the structural
opportunities arising in the real estate market based on the “small but
magnificent” development approach. Strong waves wash away the sand and
those remain are golden winners! With flexible and prudent financial policies,
the Group will steadily push forward various urban renewal projects and develop
high quality real estates, endeavoring to overcome obstacles and difficulties to
develop itself into a real estate operator with sound reputation in the GBA for
urban renewal projects, and deliver valuable returns to the investors in the long
term.

Financial Review
Revenue

The Group’s revenue mainly comprised of revenue from sales of properties
held for sale, leasing of investment properties and comprehensive services. The
Group’s revenue for the six months ended 30 June 2022 was approximately
RMB1,045.0 million (six months ended 30 June 2021: RMB2,030.3
million), representing a decrease of approximately 48.5% as compared to the
corresponding period last year, which was mainly attributable to the decrease in
revenue from sales of properties held for sale.
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Six months ended 30 June Increase/
BEARA=THLAEA (decrease)
2022 2021 B
—E-—F —E-—F (R2)
RMB’000 RMB’000 RMB’000 %
ARET T AREEFTT ARETT
Real estate development and sales EihEFE NEE 496,668 1,555,986 (1,059,318) -68.1
Commercial property investment and operations — BZEY R E HL 2 338,270 331,179 7,091 2.1
Comprehensive services 4RA RS 210,096 143,148 66,948 46.8
Total 4Bz 1,045,034 2,030,313 (985,279) -48.5

For the six months ended 30 June 2022, the revenue from sales of properties
held for sale was approximately RMB496.7 million (six months ended 30 June
2021: RMB1,556.0 million), representing a decrease of approximately 68.1%
as compared to the corresponding period last year, which mainly includes the
sales of LVGEM Joyful Town, LVGEM Amazing Plaza and LVGEM Mansion
1898. The Group’s total gross floor area of properties held for sale sold during
the six months ended 30 June 2022 was approximately 24,300 square meters
(six months ended 30 June 2021: approximately 55,700 square meters).
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Management Discussion and Analysis

Revenue from leasing of investment properties for the six months ended 30
June 2022 was approximately RMB338.3 million (six months ended 30 June
2021: RMB331.2 million). The Group’s commercial properties are all located in
core areas. The increase was mainly due to the higher occupancy rate of Hong
Kong LVGEM NEO as compared to the corresponding period last year and the
opening of Zoll Mangrove Shopping Centre in January 2022. The properties are
mainly operated under the brands of “Zoll” and “NEQ”. The occupancy rate
of investment properties for the six months ended 30 June 2022 remained at
a high level at 91% (six months ended 30 June 2021: 90%). The occupancy
rate of Hong Kong LVGEM NEO as at 30 June 2022 was over 70% (six months
ended 30 June 2021: approximately 60%).

The Group provides comprehensive services to customers and tenants of
its residential and commercial properties. These comprehensive services
include property management services, hotel operations, renovations and
others. During the six months ended 30 June 2022, comprehensive services
of the Group generated revenue of RMB210.1 million (six months ended 30
June 2021: RMB143.1 million), representing an increase of approximately
46.8% as compared to the corresponding period last year. The increase was
mainly attributable to the increase of the service area of community under the
management of the Group and revenue generated from the LVGEM Hotel being
requisitioned as a government center for epidemiological investigation during
the review period.

Gross Profit and Gross Profit Margin

For the six months ended 30 June 2022, the Group’s integrated gross profit was
approximately RMB434.4 million (six months ended 30 June 2021: RMB963.5
million), representing a decrease of approximately 54.9% as compared to
corresponding period last year, and the integrated gross profit margin for the
six months ended 30 June 2022 was 42% (six months ended 30 June 2021:
48%). The fluctuation of gross profit margin was mainly caused by the revenue
recognised under different project portfolio. In 2021, 51% of revenue for the
six months ended 30 June 2021 was contributed by the projects located in
Shenzhen, with higher selling prices as compared to those in Zhuhai and
Suzhou while only 19% of revenue for the six months ended 30 June 2022 was
derived from the projects in Shenzhen.

Selling Expenses

For the six months ended 30 June 2022, selling expenses of the Group
amounted to approximately RMB56.9 million (six months ended 30 June
2021: RMB72.2 million), representing a decrease of approximately 21.2%
as compared to the corresponding period last year. The decrease was mainly
attributable to the effective cost control on the sales commission during the
current period under review.

Administrative Expenses

For the six months ended 30 June 2022, administrative expenses of the Group
amounted to approximately RMB216.6 million (six months ended 30 June
2021: RMB227.5 million), representing a decrease of approximately 4.8%
as compared to the corresponding period last year. The decrease was mainly
attributable to the certain one-off legal and professional fee incurred in 2021
and no such expenses incurred during the current period under review.
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Recognition of change in fair value of properties under development for sale/
properties held for sale upon transfer to investment properties and Fair Value
Changes on Investment Properties

The valuation on the Group’s investment properties as at 30 June 2022 was
conducted by an independent property valuer which resulted in a recognition
of positive change in fair value of properties under development for sale/
properties held for sale upon transfer to investment properties and positive fair
value changes on investment properties of approximately RMB2,310.7 million
and approximately RMB175.5 million for the six months ended 30 June 2022
respectively (six months ended 30 June 2021: positive fair value changes of
RMB1,378.1 million and negative fair value changes of RMB128.7 million
respectively). The positive change in fair value of properties under development
for sale/properties held for sale upon transfer to investment properties mainly
arise from change of intention for Phase IV of the Baishizhou Project to
commercial support for rental and long term investment purpose.

Finance Costs

For the six months ended 30 June 2022, finance costs of the Group
amounted to approximately RMB787.6 million (six months ended 30 June
2021: RMB833.7 million), representing a decrease of approximately 5.5% as
compared to the corresponding period last year.

The decrease in finance costs was mainly due to the commencement of interest
capitalisation in relation to the Baishizhou Project. The Group’s average finance
cost of interest-bearing loans was 6.5% for the six months ended 30 June 2022
(six months ended 30 June 2021: 6.5%).

Income Tax Expense

For the six months ended 30 June 2022, income tax expense of the Group
amounted to approximately RMB784.3 million (six months ended 30 June
2021: RMB568.2 million). The Group’s income tax expense included payments
and provisions made for EIT and LAT and the deferred tax mainly provided
for the change in fair value of investment properties during the period under
review. The increase of income tax expense was mainly attributable to the
positive fair value changes on investment properties during the current period
under review, resulting a provision of deferred tax.

Operating Results

For the six months ended 30 June 2022, the profit attributable to owners of the
Company was approximately RMB630.8 million (six months ended 30 June
2021: RMB638.0 million), representing a decrease of approximately 1.1% as
compared to the corresponding period last year.

Liquidity, Financial Resources and Gearing

Bank balances and cash as at 30 June 2022 amounted to approximately
RMB5,731.9 million (including restricted bank deposits) (31 December 2021:
RMB7,287.1 million). The Group’s bank balances and cash are denominated
in RMB, Hong Kong Dollar (“HK$”) and United States Dollar (“US$").

The Group had total borrowings of approximately RMB32,761.4 million as at 30
June 2022 (31 December 2021: RMB31,187.7 million). Borrowings classified
as current liabilities were approximately RMB12,560.1 million (31 December
2021: RMB9,851.6 million).
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Breakdown of total borrowings

By currency denomination

BEREF WA

HMEEHA

KEHEREE 7

At 30 June At 31 December
2022 2021
R-BZZF RZTE=—F
ANB=+H +=—A=+—H
RMB’000 RMB’000
ARETR AREFIT
(Unaudited) (Audited)
(REEZ) (Fegt%)
Denominated in RMB UAREEAE 16,590,345 15,259,886
Denominated in HK$ LA TTETHE 8,905,121 8,532,416
Denominated in US$ LAETTEHE 7,265,983 7,395,401
32,761,449 31,187,703
By fixed or variable interest rates 1ZEE ) Z B FIEE 7
At 30 June At 31 December
2022 2021
R-E--F RZZTE=Z—F
ANA=+8 +=ZA=+—H
RMB’000 RMB’000
AR%T T AREFIT
(Unaudited) (Audited)
(REEZR) (Fez51z)
Fixed interest rates & 5E FI =& 11,530,739 11,511,120
Variable interest rates EEIES 21,230,710 19,676,583
32,761,449 31,187,703

The Group's gearing ratio as at 30 June 2022 was 89.4% (31 December 2021:
81.2%), which was based on net debt (total interest-bearing loans net of bank
balances and cash (including restricted bank deposits)) over total equity.

Current, Total and Net Assets

As at 30 June 2022, the Group had current assets of approximately
RMB46,535.5 million (31 December 2021: RMB52,592.9 million) and
current liabilities of approximately RMB22,354.2 million (31 December 2021:
RMB19,171.7 million), which represented a decrease in net current assets from
approximately RMB33,421.2 million as at 31 December 2021 to approximately
RMB24,181.3 million as at 30 June 2022. Such decrease was mainly due to
the reclassification of US$ denominated senior notes with aggregate principal
amount of US$470,000,000 from non-current liabilities to current liabilities
and the decrease in properties under development for sale resulted from the
transfer of certain commercial portion of the Baishizhou Project recorded in
properties under development for sale to investment properties.
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Management Discussion and Analysis
EEENWED N

As at 30 June 2022, the Group recorded total assets of approximately
RMB89,138.5 million (31 December 2021: RMB84,942.1 million) and
total liabilities of approximately RMB58,888.6 million (31 December 2021:
RMB55,501.3 million), representing a liabilities to assets ratio of 66.1%
(31 December 2021: 65.3%). Net assets of the Group were approximately
RMB30,250.0 million as at 30 June 2022 (31 December 2021: RMB29,440.8
million).

For the six months ended 30 June 2022, the Group was able to utilise
its internal resources and debt and equity financing to meet the funding
requirements for the development of real estate projects.

Charge on Assets

For the six months ended 30 June 2022, loans of approximately RMB25,458.3
million (31 December 2021: RMB23,541.3 million) were secured by properties
under development for sale, properties held for sale, investment properties,
properties, plant and equipment, equity instruments at fair value through other
comprehensive income and pledged deposits of the Group respectively in the
total amount of approximately RMB29,686.6 million (31 December 2021:
RMB28,536.2 million).

Material Acquisition and Disposal

During the six months ended 30 June 2022, the Group did not have any
material acquisition or disposal of subsidiaries, associates or joint ventures.

Contingent Liabilities

As at 30 June 2022, the Group had financial guarantee contracts relating to
guarantees in respect of mortgage facilities for certain purchasers amounting
to approximately RMB2,099.6 million (31 December 2021: RMB1,814.4
million). Pursuant to the terms of the guarantees, if there is default on the
mortgage payments by these purchasers, the Group is responsible to repay
the outstanding mortgage loans together with any accrued interest and penalty
owed by the defaulted purchasers to the banks.

The Group’s guarantee period commences from the dates of grant of the
relevant mortgage loans and ends upon the earlier of the buyer obtaining the
individual property ownership certificate or the full settlement of mortgage loan
by the buyer.

The directors of the Company (the “Directors”) consider that it is not probable
for the Group to sustain a loss under these mortgage guarantees as during
the periods under guarantees, the Group can take over the ownerships of
the related properties and sell the properties under default to recover any
amounts paid by the Group to the banks. The Group has not recognised
these guarantees as their fair value at initial recognition is considered to be
insignificant by the Directors. The Directors also consider that the fair market
value of the underlying properties is able to cover the outstanding mortgage
loans guaranteed by the Group in the event that the purchasers default
payments to the banks for their mortgage loans. The Directors consider that
it is not probable for the Group to sustain a loss under the guarantee for the
independent third party as during the periods under guarantee due to its sound
credit worthiness, financial position and historical repayment records.
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Management Discussion and Analysis

Exposure to Fluctuations in Exchange Rates and Related Hedges

Almost all of the Group’s operating activities are carried out in China with most
of the transactions denominated in RMB. The Group is exposed to foreign
currency risk arising from the exposure of HK$ and US$ against RMB as a
result of certain cash balances and loans in HK$ or US$.

The Group does not have a foreign currency hedging policy. However, the
Directors monitor the Group’s foreign exchange exposure closely and may,
depending on the circumstances and trend of foreign currency, consider
adopting appropriate foreign currency hedging policy in the future.

Treasury Policies and Capital Structure

The Group adopts a prudent approach with respect to treasury and funding
policies, with a focus on risk management and transactions that are directly
related to the underlying business of the Group.

Employees

As at 30 June 2022, the Group had a staff roster of 2,421 (30 June 2021:
2,286), of which 2,395 (30 June 2021: 2,258) employees were based in the
mainland China and 26 (30 June 2021: 28) employees were based in Hong
Kong. The remuneration of employees was in line with the market trends and
commensurate to the levels of remuneration in the industry. Remuneration of
the Group’s employees includes basic salaries, bonuses, retirement scheme
and long-term incentives such as share options within an approved scheme.
In addition, training and development programmes are provided to the Group’s
employees on an on-going basis throughout the Group.
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Other Information

Hn &R
EVENTS AFTER THE REPORTING PERIOD

Except for the matters disclosed under the “Management Discussion and
Analysis” section of this report, the Board is not aware of any significant event
requiring disclosure that has taken place subsequent to 30 June 2022 and up
to the date of this report.

SHARE OPTION SCHEME

The share option scheme adopted by the Company on 14 November 2005
expired on 13 November 2015. The Company adopted a new share option
scheme (the “Scheme”) at the annual general meeting of the Company
held on 2 June 2016 for the purpose of recognising and acknowledging the
contributions or potential contributions of eligible participants to the Company
and/or any of its subsidiaries.
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SHARE OPTION SCHEME (CONT'D)

Pursuant to the Scheme, the Board may, at its discretion, invite any executive
or non-executive Directors including independent non-executive Directors or
any employees (whether full-time or part-time) of the Company, its subsidiaries
and associated companies; any discretionary objects of a discretionary trust
established by any employees, executive or non-executive directors of each
member of the Group or its associated companies; any consultants, professional
and other advisers to each member of the Group or its associated companies
(or persons, firms or companies proposed to be appointed for providing such
services); any chief executives or substantial shareholders of the Company;
any associates of any Director, chief executive or substantial shareholder of the
Company; and any employees (whether full-time or part-time) of substantial
shareholders of the Company, provided that the Board may have absolute
discretion to determine whether or not one falls within the above categories,
(together, the “Participants” and each a “Participant”), to take up options
(“Option(s)”) to subscribe for shares at a price determined in accordance with
the Rules Governing the Listing of Securities on The Stock Exchange of Hong
Kong Limited (the “Stock Exchange”).

In determining the basis of eligibility of each Participant, the Board would
take into account such factors as the Board may at its discretion consider
appropriate.

The Scheme has a validity period of 10 years commencing on the date on
which the Scheme is adopted, and upon the expiry of such period no further
Options may be granted but the provisions of the Scheme in all other respects
shall remain in full force and effect, and Options which have been granted
during the life of the Scheme may continue to be exercisable in accordance
with their terms of grant.

The total number of shares, which may be issued upon the exercise of all
Options that may be granted under the Scheme and any other share option
scheme of the Company shall not in aggregate exceed 10% of the total number
of shares in issue on the date of the adoption of the Scheme, or where such
limit has been refreshed, 10% of the Shares in issue as at the date of passing
the relevant resolution for its refreshment. Options lapsed in accordance with
the terms of the Scheme will not be counted for the purpose of calculating such
10% limit.
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Other Information
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SHARE OPTION SCHEME (CONT'D)

The total number of Shares which may be issued under the Scheme when
the Scheme was adopted was 469,358,279 Shares, representing 10% of the
issued Shares on the date of the annual general meeting on 2 June 2016. Such
scheme mandate limit was refreshed on 21 June 2017 to 469,358,279 Shares,
representing 10% of the issued Shares on the date of the annual general
meeting on 21 June 2017 and approximately 9.21% of the issued Shares as at
the date of this report.

The exercise price of a share in relation to each Option granted under the
Scheme shall be determined by the Board in its absolute discretion, save that
such price will not be less than the highest of: (i) the official closing price of
the shares as stated in the daily quotation sheets of the Stock Exchange on
the relevant offer date, which must be a day on which the Stock Exchange is
open for the business of dealing in securities; (ii) the average of the official
closing prices of the shares as stated in the daily quotation sheets of the Stock
Exchange for the 5 trading days immediately preceding the relevant offer date;
and (iii) the nominal value of a share. On 28 June 2016, the Company granted
a total of 285,800,000 Options, entitling the grantees to subscribe for a total of
285,800,000 Shares at an exercise price of HK$1.846 per share.

Notwithstanding any other provisions of the Scheme, the maximum number
of the Shares which may be issued upon exercise of all outstanding Options
granted and yet to be exercised under the Scheme and any other share option
schemes of the Company shall not exceed 30% of the total number of Shares
in issue from time to time.

Unless approved by the shareholders, the total number of Shares issued and to
be issued upon exercise of the Options granted to each Participant (including
both exercised and outstanding Options) in any 12-month period shall not
exceed 1% of the total number of Shares in issue.

Offer of an Option (“Offer”) by the Company shall be deemed to have
been accepted by any Participant (the “Grantee”) who accepts an Offer in
accordance with the terms of the Scheme and the Option to which the Offer
relates shall be deemed to have been granted and to have taken effect when
the duplicate of the offer letter comprising acceptance of the Offer duly signed
by the Grantee together with a remittance in favour of the Company of HK$1.00
by way of consideration for the granting thereof is received by the Company
within 14 days from the date upon which the Offer is made.

As at 30 June 2022, the number of Shares that could be issued upon exercise
of (i) all outstanding Options; and (ii) all Options that could be granted under
the then available scheme mandate limit were 244,340,000 and 203,718,279,
respectively, which represented approximately 4.79% and 4.0% of the total
number of issued Shares as at 30 June 2022, respectively. Assuming all said
outstanding Options were exercised as at 30 June 2022, the total number of
issued Shares as at 30 June 2022 would be 5,342,043,975.
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SHARE OPTION SCHEME (CONT'D)

Details of the movements in Options during the period are as follows:

Other Information
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BRESE(E)

REINE R EZ B BN -

Number of Options
BREZA
Balance at Granted Exercised Cancelled Lapsed Balance at Exercise
Date of Exercisable 1 January turing during turing during 30 June price per
grant period 2022 the period the period the period the period 2022 share
R-B==% R-B=-=%
-A-8 RAA=TH
RUAH TESs 2&EH REARE  RMBRTE  REREE REREX &% BROGE
dd/mmfyyyy dd/mmfyyyy HK$
R/R/& R/B/% BT
Directors
22
Ms. HUANG Jingshu 28/06/2016 28/06/2016 - 27/06/2026 4,500,000 - - - 4,500,000 1.846
EtGres (Note 1)
(Hit1)
Mr. TANG Shouchun 28/06/2016 28/06/2016 - 27/06/2026 10,000,000 - - - 10,000,000 1.846
ESELE (Note 1)
(His#1)
Mr. YE Xingan 28/06/2016 28/06/2016 - 27/06/2026 10,000,000 - - - 10,000,000 1.846
EARRA (Note 1)
(Hit1)
Mr. HUANG Hao Yuan 28/06/2016 28/06/2016 - 27/06/2026 4,500,000 - - - 4,500,000 1.846
Vb (Note 1)
(Hi#1)
Mr. WANG Jing 28/06/2016 28/06/2016 - 27/06/2026 3,000,000 - - - 3,000,000 1.846
B Vit (Note 1)
(Hit1)
Ms. HU Gin Ing 28/06/2016 28/06/2016 - 27/06/2026 3,000,000 - - - 3,000,000 1.846
R e (Note 1)
(Hi#1)
Senior managements, 28/06/2016 28/06/2016 - 27/06/2026 209,340,000 - - - 209,340,000 1.846
employees of the (Note 1)
Group and others (W)
FEERREEAS
EERER
Total 244,340,000 - - - 244,340,000
&t
Note: Mz -
1. The Options are exercisable in the following manner for a period of 10 years from 1. AR A A] AR ) B AR AT T F HARR T2 5 RAT1E -
the date of grant:
(i) 30% of the Options shall be exercised on the date of the grant and up to 27 (i) BRIEZ0REBEHERHEE T "F A1

June 2026;

(i) 30% of the Options shall be exercised upon the expiry of one year during
the period from 28 June 2016 and up to 27 June 2026; and

(iii) 40% of the Options shall be exercised upon the expiry of two years during
the period from 28 June 2016 and up to 27 June 2026.

(i)

(iii)
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DIRECTORS’ AND CHIEF EXECUTIVES’ INTERESTS IN THE
SHARES, UNDERLYING SHARES AND DEBENTURES OF THE

COMPANY

As at 30 June 2022, the Directors and the chief executive of the Company
had the following interests in the Shares, underlying shares and debentures of
the Company which were recorded in the register required to be kept by the
Company pursuant to section 352 of the Securities and Futures Ordinance
(the “SFQ”), or as otherwise notified to the Company and the Stock Exchange
pursuant to the Model Code for Securities Transactions by Directors of Listed
Issuers (the “Model Code”) as set out in Appendix 10 of the Rules Governing
the Listing of Securities on the Stock Exchange (the “Listing Rules”).

Interest in shares and underlying shares of the Company

EERFETBRAEREQXFANKRE - A
ERORESTHEENES

RIZZEZZFXA=1A BARARBEESKAE KD
(TBFEHEGN D EIIGREMBEFHTLMATR -
EERARREIBTRAERARRZRNG - HERG &
BHEPHEAE TXMAIINER - RBHAAES ETRA
(TEMHRRI DM+ PSR LR BETAEEETESRRIN
BRAE ST RI(TR2E ST Al )78 A B 75 AN & AN X ) R e 52 iy
NXFRBIRORE R o

REXTRG RAERND 2

Number of underlying
shares (under

Approximate
percentage of the

Long position/ Capacity/Nature of Number of equity derivatives Aggregate issued share capital
Name of Director Short position interests shares held of the Company) held interests of the Company
FrisHERAEA
(REDTRE HERARE BT
EEpnsg BE/ KA E0Vg +iiid1 igsdignin | fTAETAT) ERAE REAZENEIH
Ms. HUANG Jingshu Long Position Beneficiary of a trust 2,400,000,000 (Note 1) - 2,400,000,000 47.08%
ELiCE e wE fRFREMEEA (Hizt1)
Long Position Interests of spouse - 2,326,062,492 (Note 2) 2,326,062,492 45.63%
e [ (Hizt2)
Long Position Beneficial owner - 4,500,000 (Note 3) 4,500,000 0.09%
HE E&BEEA (Hzt3)
Mr. TANG Shouchun Long Position Beneficial owner - 10,000,000 (Note 3) 10,000,000 0.20%
BEAELE e EnEAA (Hzt3)
Mr. YE Xingan Long Position Beneficial owner - 10,000,000 (Note 3) 10,000,000 0.20%
EEREE e BaBEBA (Hizt3)
Mr. HUANG Hao Yuan Long Position Beneficiary of a trust 2,400,000,000 (Note 1) - 2,400,000,000 47.08%
BERESE e EREAEEA (Hizt1)
Long Position Beneficial owner - 4,500,000 (Note 3) 4,500,000 0.09%
e E&BEEA (Hzt3)
Ms. LI Yufei Long Position Beneficial owner 20,000 - 20,000 0.00%
EXEN e EnEAA
Mr. WANG Jing Long Position Beneficial owner - 3,000,000 (Note 3) 3,000,000 0.06%
FHEE e BEaEAA (Hizt3)
Ms. HU Gin Ing Long Position Beneficial owner - 3,000,000 (Note 3) 3,000,000 0.06%
TRREL we EmBEAA (Hizt3)
Notes: HiaE -

1. Ms. HUANG Jingshu and Mr. HUANG Hao Yuan are deemed to be interested in
2,400,000,000 Shares by virtue of them being beneficiaries of the family trust of

Mr. WONG Hong King for the purpose of Part XV of the SFO.

2. Ms. HUANG Jingshu is deemed to be interested in 2,326,062,492 convertible
preference shares held by Mr. XU Jun Jia, her spouse, for the purpose of Part XV

of the SFO.

3. Details of the Options granted under the Scheme are set out in the section headed

“Share Option Scheme” in this report.
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DIRECTORS’ AND CHIEF EXECUTIVES’ INTERESTS IN THE
SHARES, UNDERLYING SHARES AND DEBENTURES OF THE
COMPANY (CONT'D)

Interest in shares and underlying shares of the Company (Cont'd)

Save as disclosed above, as at 30 June 2022, none of the Company’s Directors,
chief executives of the Company and their associates, had any interests or short
positions in the shares, underlying shares or debentures of the Company or any
of its associated corporations (within the meaning of Part XV of the SFO) that
was required to be recorded pursuant to section 352 of the SFO.

SUBSTANTIAL SHAREHOLDERS’ INTERESTS IN SHARES AND
UNDERLYING SHARES OF THE COMPANY

The register of substantial shareholders required to be kept under section 336
of Part XV of the SFO shows that as at 30 June 2022, other than those of the
Company’s Directors or chief executives of the Company, the Company had
been notified of the following substantial shareholders’ interests, being 5% or
more of the Company'’s issued share capital:
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Ordinary shares TEBR RS
Approximate
percentage of
the issued
Number Number ordinary
Long position/ of  of underlying Aggregate share capital
Name of Shareholder short position Capacity shares held shares held Interests  of the Company Notes
{EART
2&f
RN FEEERON ERRREZ ‘
RE®E/ 2R e/ %A &t g8 g8 BRAE BHEAL Wit
China LVGEM Property Holdings Limited Long position Beneficial owner 1,265,266,583 - 1,265,266,583 24.82% 1
(“China LVGEM") g EnBAA
HESSHERRERAR
(THE&S]) Long position Interests of controlled corporation 107,142,511 - 107,142,511 2.10% 1
3 REERR
Short position Interests of controlled corporation - 314,000,000 314,000,000 6.16% 1
wE X EER
(Go Great International Limited Long position Interests of controlled corporation 1,372,409,094 - 1,372,409,004 26.92% 1
_ (‘GoGreat’) e RErEER
REERERAR(RE))
Short position Interests of controlled corporation - 314,000,000 314,000,000 6.16% 1
e REERR
Mr. WONG Hong King Long position Interests of controlled corporation 1,372,409,094 - 1,372,409,094 26.92% 1
(“Mr. WONG") e RErEER
U ytabvi)
Short position Interests of controlled corporation - 314,000,000 314,000,000 6.16% 1
e REERR
Long position Founder of a trust 2,400,000,000 2,400,000,000 47.08% 2
78 ERAMIA
Kinson Group Limited Long position Beneficial owner 2,400,000,000 2,400,000,000 47.08% 2
RESEBRAF e ERBEA
Evergreen Holdings Limited Long position Interests of controlled corporation 2,400,000,000 2,400,000,000 47.08% 2
e REERR
Cantrust (Far East) Limited Long position Interests of controlled corporation 2,400,000,000 - 2,400,000,000 47.08% 2
e REEEER
WKkland Investments V Limited Long position Beneficial owner 300,000,000 - 300,000,000 5.89% 3
ifg EaBBA
- China Vanke Co., Ltd.* Long position Interests of controlled corporation 300,000,000 - 300,000,000 5.89% 3
e R EERR
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Other Information

Hib &R

SUBSTANTIAL SHAREHOLDERS’ INTERESTS IN SHARES AND

FERRRAQANRG RAEBERS - %

UNDERLYING SHARES OF THE COMPANY (CONT'D) BEHER(E)
Ordinary shares (Cont'd) ZERBRG(E)
Approximate
percentage of
the issued
Number Number ordinary
Long position/ of  of underlying Aggregate share capital
Name of Shareholder short position Capacity shares held shares held Interests  of the Company Notes
AR
BB
FERON FSRBRAN o EERBAZ ‘
RREE/ 2 8/ %8 st %A 2R BEfE  B0ESH it
Poly Platinum Enterprises Limited Long position Person having a security interest in shares - 1032830000  1,032,830,000 20.26% 4
e FRRNORERESEA
Long posttion Beneficial owner - 284,000,000 284,000,000 557% 4
e EREA
Greater Bay Area Homeland Development Long position Interests of controlled corporation - 1316830000 17316830,000 25.83% 4
Fund (GP) Limited i) RS
Greater Bay Area Homeland Investments Long posttion Interests of controlled corporation - 1316830000 12316830,000 25.83% 4
limed 8 FEEEES
NERARFEREBRAR
Lexus Sharp International Limited Long position Benetlcial owner - 788,295,246 788,295,246 15.46% 9
e EREA
ARTE Special Situation Fund, L.P. Long position Iﬂterests of controlled corporation - 783,295,246 788,295,246 15.46% 5
e RS
ARTE Capital | GP Limited Long posttion Interests of controlled corporation - 788,295,246 788,295,246 1546% 9
e RimEERER
ARTE Holdings Limited Long position Interests of controlled corporation - 783,295,246 783,295,246 15.46% 5
e RS
Chanjak Ho Long posttion Interests of controlled corporation - 788,295,246 788,295,246 15.46% )
RiEx e RibERR
BCC Verde Investments, Limited Long posttion Beneficial owner - 788,295,246 788,295,246 1546% 6
e ERREA
Bain Capital DSS Loan Aggregator, L.P. Long posttion Interests of contralled corporation - 788,295,246 788,295,246 1546% 6
e RiHERER
Bain Capital Credit Member, LLC Long posttion Inferests of controlled corporation - 788,295,246 788,295,246 1546% 6
e RipEERER
Pacific Alliance Asia Opportunity Fund L.P. Long position Beneficial owner - 261,666,666 261,666,666 5.16% 7
e ERBAA
Pacific Alliance Group Asset Management Long posttion Interests of corporation confroled - 261,666,666 261,666,666 5.16% 7
Limited e FEEERER
Pacific Alliance Investment Management Long position Interests of corporation controlled - 261,666,666 261,666,666 5.16% 7
Limited i) RiEEES
Pacific Alliance Group Limited Long posttion Inerests of corporation controlled - 261,666,666 261,666,666 5.16% 7 i'j
8 SRS @
PAG Holdings Limited Long position Interests of corporation controlled - 261,666,666 261,666,666 5.16% 7 = :
8 FEEEES I
f %4 ;
Mr. Xu Jun Jia Long posttion Interests of spouse 2,404,500,000 - 2,404,500,000 47.17% 8 4
BeELE A8 RS _ 1]
* For identification purpose only {25 ' ._', u i R
i £ - i 1
i
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SUBSTANTIAL SHAREHOLDERS’ INTERESTS IN SHARES AND
UNDERLYING SHARES OF THE COMPANY (CONTD)

Ordinary shares (Cont'd)
Notes:

1. China LVGEM is owned as to 100% by Go Great, which is in turn owned as to
100% by Mr. WONG. Accordingly, Go Great and Mr. WONG are deemed to be
interested in the 1,372,409,094 Shares in which China LVGEM is interested.

2. Kinson Group Limited is owned as to 100% by Evergreen Holdings Limited, and
Evergreen Holdings Limited is owned as to 100% by Cantrust (Far East) Limited,
acting as the trustee for the family trust of Mr. WONG.

3. Wkland Investments V Limited is indirectly owned as to 100% by BRHMEM%{D
AMRAF (China Vanke Co., Ltd.*). Accordingly, BRIC%AH BB AT (China
Vanke Co., Ltd.*) is deemed to be interested in the 300,000,000 Shares held by
Wkland Investments V Limited.

4, Poly Platinum Enterprises Limited is indirectly owned as to 100% by Greater
Bay Area Homeland Development Fund (GP) Limited, which is indirectly owned
by Greater Bay Area Homeland Investments Limited as to 100%. Accordingly,
Greater Bay Area Homeland Development Fund (GP) Limited and Greater Bay Area
Homeland Investments Limited are deemed to be interested in the 1,316,830,000
Shares in which Poly Platinum Enterprises Limited is interested.

5% Lexus Sharp International Limited is owned as to 100% by ARTE Special Situation
Fund L.P., which is in turn controlled as to 100% by ARTE Capital | GP Limited.
ARTE Capital | GP Limited is owned as to ARTE Investment Partners Limited as
to 90%, which is indirectly owned by ARTE Holdings Limited, which is owned by
Chan Tak Ho as to 50%. Accordingly, ARTE Special Situation Fund L.P., ARTE
Capital | GP Limited, ARTE Holdings Limited and Chan Tak Ho are deemed to be
interested in the 788,295,246 Shares in which Lexus Sharp International Limited is
interested.

6. BCC Verde Investments, Limited is owned as to 100% by Bain Capital DSS Loan
Aggregator, L.P., which is in turn controlled as to 100% by Bain Capital Credit
Member, LLC as general partner. Accordingly, Bain Capital DSS Loan Aggregator,
L.P. and Bain Capital Credit Member, LLC are deemed to be interested in the
788,295,246 Shares in which BCC Verde Investments, Limited is interested.

7. Pacific Alliance Asia Opportunity Fund L.P. is owned as to 100% by Pacific Alliance
Group Asset Management Limited as general partner, which is in turn controlled
as to 100% by Pacific Alliance Investment Management Limited. Pacific Alliance
Investment Management Limited is owned by Pacific Alliance Group Limited
as to 90%, which is indirectly owned by PAG Holdings Limited as to 99.17%.
Accordingly, Pacific Alliance Group Asset Management Limited, Pacific Alliance
Investment Management Limited, Pacific Alliance Group Limited and PAG Holdings
Limited are deemed to be interested in the 261,666,666 Shares in which Pacific
Alliance Asia Opportunity Fund L.P. is interested.

8. Mr. XU Jun Jia is deemed to be interested in 2,404,500,000 ordinary shares held
by Ms. HUANG Jingshu, his spouse, for the purpose of Part XV of the SFO.

*  For identification purpose only {45

Other Information

Hib&E#

FERRRAQANRG RAEER G %
By ()

EERRG(

1. SBEATEER100% 2 R (RANELEEHEPELS
IOO%Z%E) Hit - sBEELEERRARTRERHR
#2745 1,372,409,094 8 I B #E R -

2. Evergreen Holdings Limited# A R 5=&B AR AR 100% .2
#25 - MCantrust (Far East) Limited{EAZ L 2 Kik{Z:E
#) 5 #E A B Evergreen Holdings Limited 100% 2 125 °

3. BRI ER K B R A A HE %A Wkland Investments V
Limited 2 100% 42 - Bt - BRIEERG AR A FHRS
FAWkland Investments V Limited 354 2 7% 300,000,000
AR EE R o

4. Greater Bay Area Homeland Development Fund (GP)
Limited# # B Poly Platinum Enterprises Limited 100%,2
s  MAEEXERRERE B R R AIE %A Greater
Bay Area Homeland Development Fund (GP) Limited 100%
2 #E25 o Bt © Greater Bay Area Homeland Development
Fund (GP) Limited R KR HXRAREREFR A AR SR
Poly Platinum Enterprises L|m\tedﬁﬁﬁ$¥ 21,316,830,000
ARAR 1D P A AR ©

58 ARTE Special Situation Fund L.P. # A& Lexus Sharp
International Limited 100% 2 ## (7REIARTE Capital | GP
Limited#Z %l Lexus Sharp International Limited 100% 2 #

%5 ) ° ARTE Investment Partners Limited#% &ARTE Capital
| GP Limited 90% 2 # % * MARTE Investment Partners
Limited Bl FHARTE Holdings Limited ( f R 12 5 8 A 50% 1
5B HA © ELt © ARTE Special Situation Fund L.P. -
ARTE Capital | GP Limited ~ ARTE Holdings Limited B/
S5 A Lexus Sharp International Limited B #2852
788,295,246 iR B R ©

6. Bain Capital DSS Loan Aggregator, L.P.# & BCC Verde
Investments, Limited 100% 2 # %= (7REBain Capital Credit
Member, LLC({ERE @& % A)EHIBCC Verde Investments,
Limited 100% 2 # # ) = A It » Bain Capital DSS Loan
Aggregator, L.P.}Bain Capital Credit Member, LLCI18 &R
BCC Verde Investments, Limited# &4z, 788,295,246/%
RRID PR R o

7. Pacific Alliance Group Asset Management Limited ({E/&%
BAFA)HEEPacific Alliance Asia Opportunity Fund L.P.
100% 2 # 5 (7rEDPacific Alliance Investment Management
Limited % | Pacific Alliance Asia Opportunity Fund L.P.
100% 2 #3%5) ° Pacific Alliance Group Limited# 7% Pacific
Alliance Investment Management Limited 90% 2 ## # °
fPAG Holdings Limited 8% #E & Pacific Alliance Group
Limited 99.17% 2 # 2= ° A Itk + Pacific Alliance Group
Asset Management Limited - Pacific Alliance Investment
Management Limited ~ Pacific Alliance Group Limited &2PAG
Holdings Limited#748 & Pacific Alliance Asia Opportunity
Fund L.P. #EE#2x 2 261,666,666 % (1R #EA L °

8. MBS R AEGOIEXVETE @ FFIRREERE SR ER
BERET L L FTHA 2 2,404,500,0008% & EAR A s o

BR(TR)HERRARD
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Hib &R

SUBSTANTIAL SHAREHOLDERS’ INTERESTS IN SHARES AND

FERRRAQFANRG RAEBERS - %

UNDERLYING SHARES OF THE COMPANY (CONT'D) BRI #)
Convertible preference shares A RE LR R G

Approximate

Number of percentage of

convertible the issued ordinary

Long position/ preference share capital

Name of Shareholder short position Capacity shares held of the Company ~ Notes

EARRAT

ERTEER

FREATRR BAz

RRMR BB HR/HE a4 BERROEE BHAEIE M

China LVGEM Long position Beneficial owner 693,043,478 13.60% 1

FEIARR e EnAA

Go Great Long position Interests of controlled corporation 693,043,478 13.60% 1

=% e ZErE kR

Proud Pine Limited Long position Beneficial owner 284,000,000 5.57% 2

MILERAR e ERBEEA

Mr. WONG Long position Interests of controlled corporation 977,043,478 19.17% 1&2

EEE =y s R

All Group Wise International (Holdings) Limited  Long position Beneficial owner 1,060,000,000 20.79% &

BEER(ER)BRAR e EnBEAA

Glorious Castle International Limited Long position Beneficial owner 1,266,062,492 24.84% 4

ZRERFRAR) e EnEA

Grand Beyond Limited Long position Interests of controlled corporation 1,266,062,492 24.84% 4

RHARAR e R EEER

Mr. XU Jun Jia Long position Iﬂterests of controlled corporation 2,326,062,492 45.63% 3&4

FrikzEEE e REEEER

Notes: it -

1. China LVGEM is owned as to 100% by Go Great, which is in turn owned as to 1. SEEATESSI00% Y EX( TS AL EATRSS
100% by Mr. WONG. Accordingly, Go Great and Mr. WONG are deemed to be 100% 2 #E25) « Ft » =38 R E LA WS AR P RS FTE
interested in the convertible preference shares and derivative interests held by A2 AT IS B AR AR () R AT ARSI A RS o
China LVGEM.

2. Proud Pine Limited is owned as to 100% by Mr. WONG. Accordingly, Mr. WONG 2. HEEREMMLARATN00% 2 e - Bt - SREHER
is deemed to be interested in the convertible preference shares and derivative RRFIRERAREE 2 TRRETIRR D RITERET
interests held by Proud Pine Limited. HEEE -

3. All Group Wise International (Holdings) Limited is owned as to 100% by Mr. XU Jun 8, PR S A RSB (ER) AR ARI100% 2 % -
Jia. Accordingly, Mr. XU Jun Jia is deemed to be interested in the 1,060,000,000 It FRELEWEANBREERGER)BRAGMFEZ
convertible preference shares held by All Group Wise International (Holdings) #%51,060,000,0008% AR B S IR AR D HE B #E 2 ©
Limited.

4. Glorious Castle International Limited is owned as to 100% by Grand Beyond 4. EWERATEEERERER AT 100%2 B FRENZFL

Limited, which is in turn owned as to 100% by Mr. XU Jun Jia. Accordingly,
Grand Beyond Limited and Mr. XU Jun Jia are deemed to be interested in the
1,266,062,492 convertible preference shares held by Glorious Castle International
Limited.
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PURCHASE, SALE OR REDEMPTION OF THE COMPANY’S
LISTED SECURITIES

Neither the Company nor any of its subsidiaries had purchased, sold or
redeemed any of the Company’s listed securities during the six months ended
30 June 2022.

SIGNIFICANT INVESTMENTS, ACQUISITIONS AND
DISPOSALS

The Group did not make any other significant investments, acquisitions or
disposal that would constitute a discloseable transaction under Chapter 14 of
the Listing Rules during the six months ended 30 June 2022.

CHANGES IN DIRECTORS’ INFORMATION

Changes in directors’ information since the date of the 2021 annual report
of the Company and up to the date of this report which are required to be
disclosed pursuant to Rule 13.51B(1) of the Listing Rules are as follows:

Ms. LI Yufei appointed as an executive Director and a member of the executive
committee of the Company with effect from 1 June 2022.

Mr. CHEN Wei Sheng resigned as a non-executive Director with effect from 25
July 2022.

Ms. HU Gin Ing resigned as an independent non-executive director of
Superactive Group Company Limited (5ot & EBRAR]) (formerly known
as United Pacific Industries Limited (B A T AR A 7])) (a company listed on
the Hong Kong Stock Exchange with stock code of 176) with effect from 1 June
2022.

Save as disclosed above, there was no change to the Directors’ information as
required to be disclosed pursuant to Rule 13.51B(1) of the Listing Rules.

COMPLIANCE WITH THE CODE ON CORPORATE GOVERNANCE
PRACTICES

The Company is committed to the establishment of good corporate governance
practices and procedures. The corporate governance principles of the Company
emphasise a quality board, transparency and accountability to all shareholders
of the Company.

Throughout the six months ended 30 June 2022, the Company complied with
all code provisions of the Corporate Governance Code as set out in Appendix 14
to the Listing Rules on the Stock Exchange.

COMPLIANCE WITH THE MODEL CODE FOR SECURITIES
TRANSACTIONS BY DIRECTORS

The Company has adopted the Model Code as its own code of conduct
regarding directors’ securities transactions. The obligation to follow the Listing
Rules is set out in the terms of the service agreements of each executive
Director and the letters of appointment of non-executive Director and each
independent non-executive Director. Having made specific enquiry with all
the Directors, all Directors confirmed that they had complied with the required
standards as set out in the Model Code for the six months ended 30 June 2022.
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HiEw
DIRECTORS’ SERVICE AGREEMENTS

Each of the executive Directors has entered into a service agreement with the
Company and is subject to termination by either party in the manner as set out
in the service agreement.

Each of the independent non-executive Directors has entered into a letter of
appointment with the Company for a term of two years, which is subject to
termination by either party in the manner as set out in the letter of appointment.

None of the Directors had a service agreement or letter of appointment with the
Company which was not determinable by the Company within one year without
payment of compensation, other than statutory compensation.

REVIEW OF INTERIM FINANCIAL REPORT

The auditor of the Company, Deloitte Touche Tohmatsu, has performed an
independent review on the interim financial report set out on pages 37 to 72 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. On
the basis of the auditor’s review, which does not constitute an audit, Deloitte
Touche Tohmatsu confirmed in writing that nothing has come to the auditor’'s
attention that causes the auditor to believe that the interim financial report is not
prepared, in all material respects, in accordance with Hong Kong Accounting
Standard 34. The interim results of the Group for the six months ended 30 June
2022 have also been reviewed by the members of the audit committee of the
Company before submission to the Board for approval. The audit committee of
the Company was of the opinion that the preparation of such results complied
with the applicable accounting standards and requirements and that adequate
disclosures have been made.
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Report on Review of Condensed Consolidated Financial Statements

Deloitte.

TO THE BOARD OF DIRECTORS OF
LVGEM (CHINA) REAL ESTATE INVESTMENT COMPANY LIMITED
(Incorporated in the Cayman Islands with limited liability)

INTRODUCTION

We have reviewed the condensed consolidated financial statements of LVGEM
(China) Real Estate Investment Company Limited (the “Company”) and its
subsidiaries (collectively referred to as the “Group”) set out on pages 37 to 72,
which comprise the condensed consolidated statement of financial position as
of 30 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.

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.
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Report on Review of Condensed Consolidated Financial Statements

BECESSEr ek

MATERIAL UNCERTAINTY RELATED TO GOING CONCERN

We draw attention to note 1 to the condensed consolidated financial statements,
which indicates that the Group has borrowings of RMB6,966 million and convertible
bonds of RMB366 million approaching maturity and due for repayment or
renewal in the coming twelve months from the end of the reporting period, and
convertible bonds of RMB545 million with the early redemption options and
domestic corporate bonds of RMB1,396 million, of which RMB509 million were
retracted by the bondholders in August 2022, and which the remaining RMB887
million with retractable options, in the coming twelve months from the end of the
reporting period. In addition, the Group has public senior notes with carrying
amount of RMB3,288 million which will be matured on 10 March 2023. The
Group might not have sufficient working capital to operate if such borrowings,
convertible bonds and public senior notes are required to be repaid or redeemed
and all other alternative operating and financing plans as described in note 1 to the
condensed consolidated financial statements cannot be implemented as planned.
The directors of the Company are of the opinion that based on the assumptions
that the borrowings, convertible bonds and public senior notes can be renewed
and those plans can be successfully executed, the Group will have sufficient
working capital to maintain its operations and to pay its financial obligations as
and when they fall due for at least twelve months from the end of the reporting
period. However, the likelihood of successful renewal of borrowings, convertible
bonds and public senior notes and implementation of those plans as set forth in
note 1 to the condensed consolidated financial statements indicate that a material
uncertainty exists that may cast significant doubt on the Group’s ability to continue
as a going concern. Our conclusion is not modified in respect of this matter.

Deloitte Touche Tohmatsu
Certified Public Accountants
Hong Kong

30 August 2022
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Condensed Consolidated Statement of Profit or Loss
SRR EERR

For the six months ended 30 June 2022 #Z=—ZF = —FXxA=+HIL/\EA

Six months ended 30 June
BEAA=THLAEA

2022 2021
—EB-F —E-—F
NOTES RMB’000 RMB’000
Mtat AR¥T T AREFTT
(Unaudited) (Unaudited)
(REEXR) (REEEZ)
Revenue ek 3 1,045,034 2,030,313
Cost of sales SHER AR (610,638) (1,066,846)
Gross profit =5 434,396 963,467
Other income HAbUA 66,372 56,955
Other gains and losses H bz K B8 4 (80,160) (1,687)
Selling expenses SHERMS (56,933) (72,226)
Administrative expenses TR (216,645) (227,546)
Recognition of change in fair value of properties ~ EEEERPEEYE FEMEZIRE
under development for sale/properties held WMEZ AR EEZEHER
for sale upon transfer to investment properties 2,310,697 1,378,133
Fair value changes on investment properties WEMENRAREEES 175,535 (128,725)
Fair value changes on derivative component of ATBBRESITETESONAAEE
convertible bonds #E) 17(b) (34,585) 55,177
Finance costs RbE A AN 5 (787,605) (833,704)
Profit before tax R A5 A & A 6 1,811,072 1,189,844
Income tax expense FrisfiA sz 7 (784,310) (568,229)
Profit for the period BRI 2| 1,026,762 621,615
Profit (loss) for the period attributable to: ANATEGBRET (EHE)
Owners of the Company /NS 630,794 638,040
Non-controlling interests AR i 395,968 (16,425)
1,026,762 621,615
RMB cents RMB cents
AR¥S AREES
(Unaudited) (Unaudited)
(REER) (REEER)
Earnings per share BEER 9
— Basic —HAK 12.37 12.52
— Diluted —#E 7.42 7.14
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Condensed Consolidated Statement of Profit or Loss and Other Comprehensive Income
HRFEER R HM2E K&K

For the six months ended 30 June 2022 &= —Z— —&FxA=+HI/~NEA

Six months ended 30 June
BEASA=1THLAEA

2022 2021
—E-CF —E_—F
RMB’000 RMB’000
ARET T ARETT
(Unaudited) (Unaudited)
(REER) (REEEZ)
Profit for the period HNZF 1,026,762 621,615
Other comprehensive (expense) income Emem (FAkX) W
Item that may be subsequently reclassified to profit or loss: ~— BEAS @ EF S IEZ 8252 A -
Exchange differences arising on translation [E R EENBREERE (191,015) 47,257
Item that will not be reclassified to profit or loss: TEEF P HERmZIEE -
Fair value changes on investments in equity instruments at ~ BZ AR BEF AEMMEEWRZRAT A
fair value through other comprehensive income, net of tax WEZ AR EBEES GNKRTIE) (26,579) 14,240
Other comprehensive (expense) income for the period HAEMEE (FAX) K (217,594) 61,497
Total comprehensive income for the period BRzmEkm % 809,168 683,112
Total comprehensive income (expense) attributable to: ATATEGZEKE () 858 -
Owners of the Company IN/NGT =8 413,171 696,994
Non-controlling interests PR M 2= 395,997 (13,882)
809,168 683,112
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Condensed Consolidated Statement of Financial Position

B AR S B F ik i =

At 30 June 2022 R=ZE==F,"A="H

At 30 June At 31 December
2022 2021
R-ZZBZ-—F N-TE—_—F
AA=1+H +=—A=+—~H
NOTES RMB’000 RMB’000
et ARET T AREFTT
(Unaudited) (Audited)
(REEXR) (Fe2%)
Non-current assets FEREEE
Investment properties LB 10 39,688,290 29,190,354
Property, plant and equipment L E Y S 10 827,972 856,628
Goodwill eSS 231,602 231,602
Interest in a joint venture R—RE&ERRMNER 6,054 6,054
Amount due from a joint venture R —REEE R aIRIE 522,318 522,318
Equity instruments at fair value through other BAnBEFALMEERE 2R
comprehensive income TR 11 414,984 450,423
Restricted bank deposits X PR BRI TIF K 310,000 540,000
Deferred tax assets EEFRIAE 601,838 551,812
42,603,058 32,349,191
Current assets MENEE
Properties under development for sale BRPGEME 35,317,696 40,057,708
Properties held for sale FEYHE 2,583,394 3,087,656
Other inventories HEFEE 973 777
Accounts receivable FEUTER X 12 59,534 39,489
Deposits paid, prepayments and other EfESE - B FIEREMERKIE
receivables 3,075,671 2,598,909
Tax recoverable AJ U B R FR 76,269 61,255
Restricted bank deposits SR FIERITIFER 2,678,035 2,840,020
Bank balances and cash IRITHEBR RIS 2,743,907 3,907,048
46,535,479 52,592,862
Current liabilities RBARG
Accounts payable FETER K 13 2,766,418 3,642,441
Contract liabilities ERAE 2,435,131 1,358,938
Accruals, deposits received and other payables  [EzTE A - Eduz e & EAhER B 2,173,160 1,925,344
Lease liabilities HEaE 20,971 17,196
Borrowings EBE 14 6,965,791 6,994,506
Senior notes and bond BAZRBERES 15 4,683,750 1,394,867
Debt component of convertible bonds AMRESEBH DD 17(a) 910,588 1,462,252
Derivative component of convertible bonds AMRESITET RS 17(b) 50,240 26,251
Tax liabilities HEAE 2,348,131 2,349,916
22,354,180 19,171,711
Net current assets REEEFE 24,181,299 33,421,151
Total assets less current liabilities HEERREBEE 66,784,357 65,770,342
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Condensed Consolidated Statement of Financial Position

B AR S B F iR R

At 30 June 2022 R=—E——FxA=+H

At 30 June At 31 December
2022 2021
R-EBZ=F RZT=—%F
ANA=+H +=—HA=+—~H
NOTES RMB’000 RMB’000
Kiat AR¥T T ARET T
(Unaudited) (Audited)
(REER) (F&E%)
Non-current liabilities FREBEE
Borrowings BE 14 20,001,984 17,999,225
Senior notes and bond BEEBRES 15 199,336 3,336,853
Lease liabilities HEAE 137,102 147,279
Deferred tax liabilities ELERIBEE 4,279,467 3,558,552
Other non-current liabilities HEtIEmsafE 11,916,511 11,287,644
36,534,400 36,329,553
Net assets EEFRE 30,249,957 29,440,789
Capital and reserves BRA R 1
Share capital &2 16 42,465 42 465
Reserves A 26,299,968 25,886,797
Equity attributable to owners of the Company AN EI R B RE RS 26,342,433 25,929,262
Non-controlling interests AR 3,907,524 3,511,527
Total equity S 30,249,957 29,440,789

Interim Report 2022
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Condensed Consolidated Statement of Changes in Equity

Atributable o owners of the Company

HEEES=g$

For the six months ended 30 June 2022 &% —

BB

—Z=——FXA=1HINMEAR

KhARFELES
Convertble Ivestment Share Non-
Share Share ~ preference Other  Exchange  revaluation option~ Statutory ~ Retained controlling
capital ~—~~ premium shares Teserve Teserve Teserve Teserve Teserve profits  Suboal interests  Total equity
BE  RBRE TEREGR BGOSR EXRE REEGHE BREEE  AEME  REEA N OFERER  BnbE
RMB000  RMB'O00 RMB0OO0  RMB'OOO  RMBI00O RMBOO0  RMBOOD  RMBOOO  RMBOO0  RMB'OO0  AMB'000  RMB'000
ARETn ARMTn ARETn ARMTT ABETn  ARMTn ARMTr ARMTn ARETr ARETn ARMTr  ARETR
Balance as at 1 January 2021 (auaited) N-F--E-f-RAes
(iZp) D48 T1611% 599201 (31451 2183 8464 03201 %7316 13800569 24723716 3161907 27885623
Proft (oss) for the period gmar (Bk) - - - - - - - - 6B 6B (164 626D
Fairvalue changes on nvesments mequiy ~~ BAA BEFAZR2ENEZRA
insruments at far value through other TERE DAEERD
comprefiensive income, net of tak (MBHE) - - - = = 14240 - - - UM - 14
Exchange differences arsing on ranslation EREENAEEE - - - - M - - - - KT 2B axH
Tota comprehensie ncome (expense) for BnaEhs (Fx) 88
the period - - - - “na 14240 - - 6800 6% (13882 683112
Execiseof share opion (note 18) iR (ike) ] 1841 - - - - (636) - - 1212 - 1212
Transfe of satuoy esene ERtTRE - - - - - - - R (1) - - -
Capial contribufion by no-contrling FERERTE
nferess - - - - - - - - - - 16581 165431
Balance as at 30 June 2021 (uraudte) WoE--FRAZTRNER
(*EEH) D45 7163036 599200  (3134531) 26501 %04 251 3BT 1447157 2542192 3313456 287338
Balance as at 1 January 2022 (audited) e o 775
(iez) 42465 7163036 5009201 (3,134531) 291723 4433 20257 415358 14905103 25929262 3511527 29,440,789
Proftfor the period BREF = = = = - - - - 630794 63074 395968 1,026,762
Fairvalue changes on nvestments mequiy AR BEF ARG AN ZRA
insruments at fair value through other TEREDABER
comprefiensive income, net of tax (IBE) - - - - - (26579) - - - (%5m9) - (%59
Eichange ifferences arising on ransafon EiEENAEEE - - - - (191,04) - - - - (191,04 29 (191,015)
Total comprehensive (expense) income for HR2E (R%) hats
the period = = = - (191.044) (26,579) = - 630794 43 395997 809,168
Transter o statutory resene ERETHE - - - - - - - 3,555 (3.555) - - =
Balance as at 30 June 2022 (unaudied) WZBZZERRTRAER
(7E%7) 42465 7163036 5909201 (3,134331) 100679 17,751 20251 418913 15530342 26342433 3907524 30,249,957
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Condensed Consolidated Statement of Cash Flows

FRAGERERER

Six months ended 30 June
BEANA=1THIEAEA

2022 2021
—E-CF — T —F
RMB’000 RMB’000
AR¥T T ARETT
(Unaudited) (Unaudited)
(REEEX) (REEEZ)
Net cash used in operating activities RETEFTAES R (1,464,194) (711,867)
Investing activities REEE
Advances to related parties Bl E RN (4,634,200) (2,857,588)
Repayments from related parties RARE T B 4,620,551 3,054,544
Repayment from a non-controlling interest PRI 12 3N 547 =
Withdrawal of restricted bank deposits RIS R FISR1T1E K 2,803,895 2,683,175
Placement of restricted bank deposits FERERHIRITER (2,406,244) (2,010,096)
Withdrawal of short-term time deposits with maturity TREVA =@ A LA BB —F R H R 2 HifE 51
beyond three months but within one year 261,500 600,476
Placement of short-term time deposits with maturity FEA =8 A A EER —FNE|HAr 2 HiTF 5k
beyond three months but within one year (280,000) (231,775)
Purchase of property, plant and equipment BEME - BEREE (4,228) (4,143)
Additional costs of investment properties A YR TEINK AR (198,148) (36,875)
Disposal on investment properties LEREYE 11,450 =
Interest received BYFIE 36,925 44,124
Other investing cash flows HEMEERSRE - 283
Net cash from investing activities REZFHMEBRSFR 212,048 1,242,125
Financing activities BMEEE
Proceeds from new borrowings EEEMEHRIE 3,406,999 4,260,584
Repayments of borrowings BEEE (1,995,367) (4,126,038)
Interest paid EARFE (982,605) (846,504)
Repayments of lease liabilities EEHEARE (6,402) (8,322)
Repayments of convertible bonds EERRES (599,313) =
Repayments to related parties R BB 77 3R 5K (531,492) -
Advances from related parties KB BT 2 B 763,256 =
Issue of new shares upon exercise of share options TR LABR I TRIAR - 1,212
Capital contribution by non-controlling shareholders of ~ H{B A FlEFEIEAR AR BT &
subsidiaries - 165,431
Net cash from (used in) financing activities METEE (FTA) ReFE 55,076 (553,637)
Net decrease in cash and cash equivalents ReRESEEYRDFE (1,197,070) (23,379)
Effect of foreign exchange rate changes INEERBEN T 15,429 (4,111)
Cash and cash equivalents at beginning of the period HORERRAESEEY 3,645,548 4,829,637
Cash and cash equivalents at end of the period BREERESEEY 2,463,907 4,802,147
Represented by: ¥
Cash and cash equivalents RERFESEEY 2,463,907 4,802,147
Add: Fixed deposits with original maturity date more e REEEAZR=EAKERER
than three months 280,000 28175
Bank balances and cash RITEBRREAES 2,743,907 5,033,922
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Notes to the Condensed Consolidated Financial Statements

LEE SR BT ES:

For the six months ended 30 June 2022 #Z=—ZF = —FXxA=+HIL/\EA

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 with the applicable disclosure requirements
of Appendix 16 to the Rules Governing the Listing of Securities on The Stock
Exchange of Hong Kong Limited (the “Stock Exchange”).

The condensed consolidated financial statements have been prepared on
the going concern basis which assumes the continuity of normal business
activity and the realisation of assets and the settlement of liabilities in the
normal course of business. Management continues to closely monitor the
liquidity position of the Group, which includes the sensitivity analysis of
forecast bank and cash balances for various factors (including the number
and selling price of residential properties and commercial buildings sold)
over the short and medium term to ensure adequate liquidity is maintained.

The Group has borrowings of RMB6,966 million and convertible bonds of
RMB366 million approaching maturity and due for repayment or renewal
in the coming twelve months from the end of the reporting period, and
convertible bonds of RMB545 million with the early redemption options and
domestic corporate bonds of RMB1,396 million, of which RMB509 million
were retracted by the bondholders in August 2022, and the remaining
RMB887 million with retractable options, in the coming twelve months from
the end of the reporting period. In addition, the Group has public senior
notes with carrying amount of RMB3,288 million which will be matured
on 10 March 2023. The Group might not have sufficient working capital to
operate if such borrowings, convertible bonds and public senior notes are
required to be repaid or redeemed and all other alternative operating and
financing plans as described below cannot be implemented as planned.
These conditions indicate that the existence of a material uncertainty which
may cast significant doubt on the Group’s ability to continue as a going
concern and therefore, the directors of the Company have reviewed the
Group’s cash flow forecasts which cover a period of not less than twelve
months from 30 June 2022.

Cash flow forecasts, which assume the continuity of normal business activity,
indicate that the Group will have sufficient liquidity to meet its operational,
existing contractual debt obligation and capital expenditure requirements
for at least twelve month period from the date of the end of the reporting
period. Such cash flow forecasts include the following assumptions:

o The Group has positive relationships with its external financiers who
are expected to continue to provide strong support to the Group in
the following aspects:

1) Among the total convertible bonds of approximately RMB911
million, approximately RMB366 million, which was originally
matured in May 2022, has extended the maturity date to
May 2023 based on supplementary agreement entered in
May 2022, and together with remaining RMB545 million,
which the bondholder agreed not to exercise early redemption
option until maturity date, shall be all matured in May 2023
in accordance with the scheduled repayment dates as set
out in the respective convertible bonds subscription and
supplementary agreements and the total amounts are assumed
to be renewed upon or before the maturity date in May 2023;
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Notes to the Condensed Consolidated Financial Statements

HEEES=

B R R R Y

For the six months ended 30 June 2022 &= -~ —F XA =+HIt/~NEA

1.

BASIS OF PREPARATION (Cont'd)

° The Group has positive relationships with its external financiers who
are expected to continue to provide strong support to the Group in
the following aspects:(Cont'd)

2)

3)

4)

5)

The RMB denominated domestic corporate bonds with an
aggregate principal amount of RMB1,400 million, of which
RMB509 million were retracted by the bondholders in August
2022, and the remaining RMB891 million embedded with
retractable options, which shall be matured after twelve
months from the end of the reporting period in accordance
with the scheduled repayment dates as set out in the
offering memorandum, are assumed not to be retracted by
the bondholders within twelve months from the end of the
reporting period;

The United States Dollar (“US$”) denominated public senior
notes with an aggregate principal amount of US$470 million
(equivalent to approximately RMB3,288 million) is assumed to
be renewed upon or before the maturity date after considering
the coupon rate and the past experience in launching the
issuance and exchange offer of senior notes;

The existing outbound guarantee facility arrangement with
the banks in relation to the fund transmission from the PRC
to Hong Kong is assumed to be feasible and effective, based
on the past historical records; and

The related parties of the Group have agreed not to demand
for repayment for non-trade amounts of RMB1,319 million
as of 30 June 2022 until the Group has the financial ability
to do so.

o At 30 June 2022, the amount of properties under development for
sale and properties held for sale are approximately RMB35,318 million
and RMB2,583 million, respectively which are substantially located
in the Greater Bay Area in Mainland China which can contribute a
stable source of cash inflow by realising those assets.

The directors of the Company also note the following considerations, relevant
to the Group’s ability to continue as a going concern:

At 30 June 2022, total cash and bank balances of approximately

RMB2,744 million were held by the Group; and

At 30 June 2022, the Group had available undrawn debt facilities of

approximately RMB23,612 million relating to projects related loans
and approximately RMB304 million relating to remaining bank and
other borrowings, respectively. The maturities of these facilities range
from July 2023 to June 2032.
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Notes to the Condensed Consolidated Financial Statements

LEE SR BT ES:

For the six months ended 30 June 2022 #Z=—ZF = —FXxA=+HIL/\EA

BASIS OF PREPARATION (Cont'd)

In the event forecast cash flow is not achieved or the renewal of borrowings,
convertible bonds and public senior notes do not undergo as planned, the
directors of the Company have also evaluated other plans that could be
undertaken to improve their liquidity position as follow:

1) The Group is currently considering the loan financing offers provided
by two equity fund investors with amounts not less than RMB3,000
million and US$500 million each and the loan periods are not less
than 3 years; and

2) The Group could adjust their original sale plan for some residential
properties and commercial buildings to earlier stage (i.e. second
half year of 2022) in order to generate additional funds not less than
approximately RMB1,900 million.

Taking into account all assumptions and plans as described above, the
directors of Company are of the opinion that the Group will have sufficient
working capital to maintain its operations and to pay its financial obligations
as and when they fall due for at least twelve months from the end of the
reporting period. The directors of the Company are satisfied that it is
appropriate to prepare these condensed consolidated financial statements
on a going concern basis.

Notwithstanding the above, uncertainty exists as to whether the renewal
of borrowings, convertible bonds and public senior notes can be renewed
and all other alternative operating and financing plans as the Group is still
negotiating with its external financiers on the financing to the Group and
the sales of properties depend on the market condition. Should the Group
be unable to operate as a going concern, adjustments would have to be
made to reduce the carrying values of the Group’s assets to their recoverable
amounts, to provide for financial liabilities which might arise, and to reclassify
non-current assets and non-current liabilities as current assets and current
liabilities respectively, if applicable. The effects of these adjustments have
not been reflected in the condensed consolidated financial statements.

The condensed consolidated financial statements are presented in Renminbi
(“RMB”), which is also the functional currency of the Company.

PRINCIPAL ACCOUNTING POLICIES

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

Other than additional accounting policies resulting from application of
amendments to Hong Kong Financial Reporting Standards (“HKFRSs”), the
accounting policies and methods of computation used in the condensed
consolidated financial statements for the six months ended 30 June 2022
are the same as those presented in the Group’s annual financial statements
for the year ended 31 December 2021.
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Notes to the Condensed Consolidated Financial Statements

LEE SR E B T ES:

For the six months ended 30 June 2022 &= —Z— —&FxA=+HI/~NEA

2. PRINCIPAL ACCOUNTING POLICIES (Contd)
Application of amendments to HKFRSs

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

Amendments to HKFRS 3 Reference to the Conceptual
Framework
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.

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

2.1.1 Accounting policies

For business combinations in which the acquisition date is on
or after 1 January 2022, the identifiable assets acquired and
liabilities assumed must meet the definitions of an assetand a
liability in the Conceptual Framework for Financial Reporting
2018 issued in June 2018 (the “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.

2.1.2 Transition and summary of effects

The Group applies the amendments to business combinations
for which the acquisition date is on or after 1 January 2022.
The application of the amendments in the current period had
no impact on the condensed consolidated financial statements.
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Notes to the Condensed Consolidated Financial Statements

LEE SR BT ES:

For the six months ended 30 June 2022 #Z= —F— —FxA=+HI/~EA

2. PRINCIPAL ACCOUNTING POLICIES (Contd)

Application of amendments to HKFRSs (Cont'd)

2.2

Impacts on application of Amendments to HKFRSs Annual Improvements
to HKFRSs 2018- 2020

The Group has applied the annual improvements which make
amendments to the following standards:

HKFRS 9 Financial Instruments

The amendment clarifies that for the purpose of assessing whether
modification of terms of original financial liability constitutes substantial
modification under the “10 per cent” test, a borrower includes
only fees paid or received between the borrower and the lender,
including fees paid or received by either the borrower or the lender
on the other’s behalf.

HKFRS 16 Leases

The amendment to Illustrative Example 13 accompanying HKFRS
16 removes from the example the illustration of reimbursement
relating to leasehold improvements by the lessor in order to remove
any potential confusion.

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

3. REVENUE AND SEGMENT INFORMATION

An analysis of the Group’s revenue for the period is as follows:

2. FESFEE#)

FERRIETEBMBHRELER (&)
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HIAAREE 2 WS AT

Six months ended 30 June
BEAA=THLEXREAR

2022 2021
—E-C—F T —F
RMB’000 RMB’000
AR¥TR AREFIT
(Unaudited) (Unaudited)
(REEZ) (REEER)
Sales of properties YISEIHE 496,668 1,555,986
Revenue from hotel operation, property REBEES - MESIEIRE K EMRY
management service and other services Eo)lrey 210,096 143,148
Revenue from contracts with customers RERFEA MRS 706,764 1,699,134
Rental income WA 338,270 331,179
1,045,034 2,030,313
Timing of revenue recognition from contracts with Tl Y=E-Ya = Ol - ) )
customers
At a point in time AR 2L R 496,668 1,555,986
QOver time P& & FF A AR 210,096 143,148

#2(PEHMERERRAT
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HEEES=

B R R R Y

For the six months ended 30 June 2022 &= —F = —fFXxA=1HI/NEA

3.

REVENUE AND SEGMENT INFORMATION (Cont'd)

3. WERSEERE)

In identifying its operating segments, the executive directors of the Company, ARRBMTES(EZELEERRE)BEREARE
being the chief operating decision makers, generally follow the Group’s BM RS R (AR EBREN E 2 E R KRG ) #E
service lines, which represent the main products and services provided ELEDE - AEBBIRBREBY KR E AR FE8
by the Group. The Group has identified the following reportable segments HE RO 2HHEE -
under HKFRS 8:
= Real estate development and sales: sales of properties -  FHERBERIFEE  MEHE
— Commercial property investment and operations: lease of commercial —  PEEVERERKE : MEVE - BRAERE
properties, office premises and car parks HEHE
= Comprehensive services: hotel operation, property management — RARE BEEEZL - MEETEREEEMR
service and other service income 1451
Each of these operating segments is managed separately as each of these AR ZEEMRRBRISEFETANERRE
products and service lines requires different resources as well as marketing AR MZELEDBEERERE -
approaches.
Segment revenue and results PR EREE
The following is an analysis of the Group’s revenue and results by operating INTAREEZEERAIZERDBE DR E M
and reportable segment: BRI DT
Six months ended 30 June 2022 BE-E-_—FXA=THLXEA
Commercial
Real estate property
development investment Comprehensive
and sales and operations services Total
EHEMRR BEUERE
HE b FE R et
RMB’000 RMB’000 RMB’000 RMB’000
AREBTRT AR¥TRT AR¥Tx ARET T
(Unaudited) (Unaudited) (Unaudited) (Unaudited)
(REEEX) (REEX) (REEZ) (REEEX)
Revenue: Wra -
From external customers REIINBEF 496,668 338,270 210,096 1,045,034
Inter-segment revenue DR - 11,908 48,023 59,931
Total segment revenue AW 496,668 350,178 258,119 1,104,965
Reportable segment profit 2R EER 27,535 316,685 90,176 434,396
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LEE SR BT ES:

For the six months ended 30 June 2022 &

=T —FXA=tTHINEA

3. REVENUE AND SEGMENT INFORMATION (Cont'd) 3. WakosEER®E
Six months ended 30 June 2021 HE—_Z-_—FXA=1+HI1EEA
Commercial
Real estate property
development investment Comprehensive
and sales and operations services Total
EHERER BEWERE
HE e iR A BRTS RET
RMB’000 RMB’000 RMB’000 RMB’000
AREFIT AREFIT ARET T ARETT
(Unaudited) (Unaudited) (Unaudited) (Unaudited)
(REEEZ) (REEEZ) (REEEZ) (REEEZ)
Revenue: Wzt
From external customers REINEBR 1,555,986 331,179 143,148 2,030,313
Inter-segment revenue kL = 12,549 46,750 59,299
Total segment revenue SR SRR 1,555,986 343,728 189,898 2,089,612
Reportable segment profit 2R \EF 609,793 309,330 44 344 963,467
Inter-segment sales are at mutually agreed terms. DR E R AR B E 2 GFETT
Reconciliations of reportable segment revenue, profit or loss A2F s BRE - BEZHE

The Group does not allocate fair value changes of properties under
development for sale/properties held for sale upon transfer to investment
properties, fair value changes on investment properties, fair value changes
on derivative component of convertible bonds, other income, other gains
and losses, depreciation, finance costs and corporate expenses to individual
reportable segment profit or loss for the purposes of resource allocation and
performance assessment by the chief operating decision makers while the
investment properties are allocated to the segment of “commercial property
investment and operations” for presenting segment assets.

AEBUEATBZLERRERBZERDERE
R MEERERTHENE FENEERE
MEZRIAEBEED REVENDABEEE -
AMEEAFTETARON R A EEEE - EMl
A~ BB REE  TE  BERARAFRMX
DEEZEBIUAZHRS B 2BEAR - MIREWEIGH
2ROV HEESREMEMFREREE 1D -

(PR HRERERRAE 49
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LEE SR E B T ES:

For the six months ended 30 June 2022 &= —Z— —&FxA=+HI/~NEA

3.

REVENUE AND SEGMENT INFORMATION (Contd) 3. KaEksBEER®E)
Reconciliations of reportable segment revenue, profit or loss (Cont'd) A2FS BN BRHERE)

The accounting policies adopted in preparing the reportable segment

AR EZRDPVENAMEAZ ST HREREE

information are the same as the Group’s accounting policies. BETBCRAER ©
Six months ended 30 June
BZEA~A=1+HIEAEA
2022 2021
—E-C—F —E-—F
RMB’000 RMB’000
ARET T ARETT
(Unaudited) (Unaudited)
(REER) (REEEZ)
Revenue Wz
Reportable segment revenue A 2D A 1,104,965 2,089,612
Elimination of inter-segment revenue ESfipap el e (59,931) (59,299)
Consolidated revenue tr e e 1,045,034 2,030,313
Profit EZR
Reportable segment profit ] 2RHFAF) 434,396 963,467
Recognition of change in fair value of properties EERERPGEDE HEMERLEY
under development for sale/properties held for X2 AR BEZEHER
sale upon transfer to investment properties 2,310,697 1,378,133
Fair value changes on investment properties KREMENRREBEZS) 175,535 (128,725)
Other income EAbA 66,372 56,955
Other gains and losses HAh U es K 518 (80,160) (1,687)
Depreciation e (41,867) (38,084)
Finance costs BhE& A A (787,605) (833,704)
Fair value changes on derivative component of ARBRESITET AT SN AR EEE
convertible bonds (34,585) 55,177
Corporate expenses NG5 (231,711) (261,688)
Consolidated profit before tax KR RIAR & &7 1,811,072 1,189,844
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Notes to the Condensed Consolidated Financial Statements

LEE SR BT ES:

For the six months ended 30 June 2022 #Z=—ZF = —FXxA=+HIL/\EA

REVENUE AND SEGMENT INFORMATION (Cont'd)
Segment assets

The following is an analysis of the Group’s assets by reportable and operating
segment, no liabilities are presented as the information is not reportable
to the chief operating decision makers in the resource allocation and
assessment of performance:

Wk & 2 EEFR (@)
FEEE
UTAREERTSRREEDEBIDNEES

- ARBARERDERFERRANEEZEER
REZWMEE ARTE2IIZEER

At 30 June At 31 December

—

o

]
s

—

2022 2021

R=-TB==F R —F

ANA=+tH +=A=+—H

RMB’000 RMB’000

AR¥T T AREFIT

(Unaudited) (Audited)

(REER) (Fe2%)

Real estate development and sales FEHERERIHE 37,979,872 43,209,976

Commercial property investment and operations XYL EEL 39,717,612 29,212,394

Comprehensive services 4RE RIS 327,194 314,205

Reportable segment assets AERHBEE 78,024,678 72,736,575

Goodwill S 231,602 231,602
Equity instruments at fair value through other BAnBEFAEMEZEARGZ ZRATA

comprehensive income 414,984 450,423

Bank balances and cash (including restricted bank ~ $R1T7482NRIRE (BIEIRHIRITER)

deposits) 5,731,942 7,287,068

Deferred tax assets EIEFTBE E 601,838 551,812
Interest in a joint venture and amount due from a R—EEERARNEEREK—FHeEA

joint venture AIFIB 528,372 528,372

Corporate assets NEIEE 3,605,121 3,156,201

Consolidated total assets IREBEE 89,138,537 84,942,053

For the purposes of monitoring segment performance and allocating resources
between segments, all assets are allocated to operating segments other
than goodwill, equity instruments at fair value through other comprehensive
income, bank balances and cash (including restricted bank deposits),
deferred tax assets, interest in a joint venture and amount due from a joint
venture and corporate assets.

Geographical Information

Information about the Group’s revenue is presented based on the location
of the operations:

REANPBERRRDBENEROE  FEE &
AREEFARMEAREZ AT - RITHERR
;B2 (BEZRRTER)  BERBEE - K
—HAEARNEEIER—FHEERRREAUR
RABEI  MEEEDRELEDHR -

1 E B

AEENRRER R ZEUNEST

Six months ended 30 June
BEAA=THLAEA

2022 2021

—E-C—F —E-—F

RMB’000 RMB’000

AR¥T T ARBTT

(Unaudited) (Unaudited)

(REEER) (REEER)

Mainland China AR A 961,727 1,953,033
Hong Kong 5% 58,801 56,499
Cambodia SRIfSE 18,262 17,825
United States = 6,244 2,956
Total 4t 1,045,034 2,030,313

WRETIL ;
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LEE SR E B T ES:

For the six months ended 30 June 2022 &= —Z— —&FxA=+HI/~NEA

4. OTHER GAINS AND LOSSES

4. HtWEKRERE

Six months ended 30 June
BEAXA=tHLEAEA

2022 2021
—E-—F -
RMB’000 RMB’000
AR¥T T ARETT
(Unaudited) (Unaudited)
(REEX) (CREEEZ)
Foreign exchange (loss) gain, net M 5 (8518 ) et F 58 (56,435) 5,538
Impairment loss recognised for accounts receivable,  FEURBERURE B 1 MR F 58
net (32,110) (9,465)
Write-off of deposits paid for acquisition of equity WM BB ARSI ES 2 iEe
fund investment (27,840) -
Gain on non-substantial modification of convertible  AI#AA(ES 7 FEE A FE Wz
bonds 23,252 -
Gain on early redemption of convertible bonds IR ER R ES 2 W 12,613 =
Others Hitp 360 2,240
(80,160) (1,687)
5. FINANCE COSTS 5. BERAK
Six months ended 30 June
BZANA=tHIEAEA
2022 2021
—E-CF —E_—F
RMB’000 RMB’000
AR¥T T ARET T
(Unaudited) (Unaudited)
(REEK) (REEEZ)
Interest on: ME
Bank and other borrowings RITREMEER 795,760 693,075
Convertible bonds MR ES 96,148 95,118
Senior notes and bond BEEEKES 238,352 239,812
Lease liabilities HEAR 7,125 4,792
Less: Amount capitalised in investment properties W BAREEREVEREEREEYE
under development and properties under (=N | oder-
development for sale* (349,780) (199,093)
787,605 833,704
* The finance costs have been capitalised at rates ranging from 2.07% to 13.75% * RV A TR E B R 07%E13.75% (BE—T——

(six months ended 30 June 2021: 1.30% to 13.75%) per annum.
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LEE SR BT ES:

For the six months ended 30 June 2022 #Z= —F— —FxA=+HI/~EA

PROFIT BEFORE TAX

6. FRBiRIZF

Six months ended 30 June
BEANA=THLEAREA

2022 2021
—E-—F —EFE -4
RMB’000 RMB’000
AR¥T T ARBTIT
(Unaudited) (Unaudited)
(REEZ) (REEER)
Profit before tax is arrived at after charging BREBRT AR T30k (FHA)
(crediting):
Cost of properties held for sale recognised as RAERTNFEWEARAR
expense 469,133 946,193
Depreciation of property, plant and equipment Y% BREREETE 41,977 38,110
Less: Amount capitalised in investment properties B BATEEREERERPHREDE
under development and properties under BNz &8
development for sale (110) (26)
41,867 38,084
Gross rental income from investment properties WEMESHESIALLLE 338,270 331,179
Outgoings in respect of investment properties that BEARBAELERS WA ZIREYED
generated rental income during the period sz (21,585) (21,849)
316,685 309,330
Expense relating to short-term leases EHEEEHEER 466 1,871
INCOME TAX EXPENSE 7. FBHEX
Six months ended 30 June
BEAA=THLEAREA
2022 2021
—E-CHF T —F
RMB’000 RMB’000
AR¥T T ARETIT
(Unaudited) (Unaudited)
(REER) (REEER)
Current tax BNERTEIE
Mainland China Enterprise Income Tax R B A 1 FEFTISAY
— Current period —Z"HAR 79,606 83,388
— Overprovision in prior periods — B BRI R RE R - (97)
79,606 83,291
Mainland China Land Appreciation Tax FR B PR it b 3B (B Y
— Current period —ZNHARE 24,955 128,270
— Underprovision in prior periods — B BRI E T R - 4,130
24,955 132,400
Deferred taxation IRIEFH IR 679,749 352,538
Total income tax expense FiiS Rt 4 e 784,310 568,229

P s
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LEE SR E B T ES:

For the six months ended 30 June 2022 &= —Z— —&FxA=+HI/~NEA

8.

DIVIDENDS
No dividends were paid, declared or proposed during the interim period.

The directors of the Company have determined that no dividend will be
paid in respect of the current interim period.

EARNINGS PER SHARE

The calculation of the basic and diluted earnings per share attributable to

RE

REAARI AR - ERRRHEMRE - AT
EBDRERTERAR NP HEARS -
ZRAR

ARABEREESRERREFR N TIERIATH

the owners of the Company is based on the following data: BEE -
Six months ended 30 June
BZEAA=1+THLAEA
2022 2021
—E-C—F —E_—F
RMB’000 RMB’000
ARETR ARET T
(Unaudited) (Unaudited)
(REER) (CREEERZ)
Earnings EF
Earnings for the purpose of basic earnings per AR EFREARZFH ZF]
share 630,794 638,040
Effect of dilutive potential earnings in respect of: BIEEERMNEUTSENE
— Convertible bonds — Al ARG - (2,863)
Earnings for the purpose of diluted earnings per AR E SR E RN AT
share 630,794 635,177

Number of shares

BAEE
2022 2021
—E-—F —E-—F

Number of shares
Weighted average number of ordinary shares of the
Company for the purpose of basic earnings per

R BE
AR ESRERBN AR T L BB
RSl

share 5,097,703,975 5,097,407,842
Effect of dilutive potential ordinary shares in B ET B A T SENTE

respect of:

— Share options — AR - 38,430,981

— Convertible bonds — Al AR &S - 350,531,593

— Convertible preference shares — A HAARAE ST A% 3,404,575,241 3,404,575,241
Weighted average number of ordinary shares of the ~ FRFFESRE A FIH A A &) T @

Company for the purpose of diluted earnings per hntETF9

share 8,502,279,216 8,890,945,657

The computation of diluted earnings per share for the periods ended 30
June 2022 does not assume the conversion of the outstanding convertible
bonds (30 June 2021: certain outstanding convertible bonds) of the
Group as the conversion would result in an increase in earnings per share.
Moreover, the computation of diluted earnings per share does not assume
the exercise of the Company’s options because the exercise price of those
options was higher than the average market price for shares for the period
ended 30 June 2022.
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For the six months ended 30 June 2022 #Z=—ZF = —FXxA=+HIL/\EA

10. REMEURYE - BERREED

10. MOVEMENTS IN INVESTMENT PROPERTIES AND PROPERTY,
PLANT AND EQUIPMENT

(a)

(b)

Capital expenditure

During the current interim period, the Group incurred capital
expenditure of approximately RMB4,228,000 and RMB198,148,000
for property, plant and equipment and investment properties,
respectively (six months ended 30 June 2021: RMB4,143,000 and
RMB36,875,000, respectively). The Group disposed certain investment
properties with an aggregate carrying amount of approximately
RMB11,450,000 (six months ended 30 June 2021: nil) for cash
proceeds of RMB11,450,000 (six months ended 30 June 2021:
nil) during the current interim period.

Moreover, during the current interim period, certain properties held for
sale/properties under development for sale have been transferred to
investment properties, which resulted in fair value gain on investment
properties of RMB2,310,697,000 recognised at the date of transfer (six
months ended 30 June 2021: fair value gain of RMB1,378,133,000),
which a carrying amount of RMB7,427,403,000 at the date of the
properties held for sale/properties under development for sale were
transferred to investment properties (six months ended 30 June
2021: RMB592,797,000).

The fair value gain on other investment properties, other than the
fair value gain arising from the transfer as mentioned above, was
approximately RMB175,535,000 for the current interim period (six
months ended 30 June 2021: a loss of RMB128,725,000).

Valuation

For completed investment properties, the valuations have been arrived
at using income capitalisation approach and direct comparison
approach. For income capitalisation approach, the market rentals
of all lettable units of the properties are assessed by reference to the
rentals achieved in the lettable units as well as other lettings of similar
properties in the neighbourhood. The capitalisation rate adopted is
made by reference to the yield rates observed by the valuer for the
similar properties in the locality and adjusted based on the valuers’
knowledge of the factors specific to the respective properties. Direct
comparison approach is arrived at by reference to comparable market
transactions and suppose that evidence of relevant transactions in
the market place can be extrapolated to similar properties, subject
to allowance for variable factors.

For investment properties under development that are measured
at fair value, the valuations have been arrived at residual approach
and direct comparison approach assuming that the investment
properties will be completed in accordance with the development
proposals and the relevant approvals for the proposals have been
obtained. The key inputs in the residual approach include the market
value of the completed investment properties, which are estimated
with reference to sales evidence of similar properties in the nearest
locality, with adjustments made to account for differences in locations
and other factors specific to the respective properties based on the
valuers’ judgement.

(a)

(b)

BEARRX

RAREERE - REERYE - BKERKHE
NEREEMEEENEARIARNORBAR
#4228 0007 & A R #198,148,0007T (B =

Z—FXA=THIEAER : 2RIAAR
#4,143,0007T & A R #36,875,0007T ) ° A
NP ERERR - AEBHEREABENRARE
1145000075(@1—?* FRA=1+H1E

@A E)WETIREYE  BEmBERIE
ﬁAEm1l4SOOOO7‘E(@i474*$/\H
=+HIENRER : &) -

SN MR EIEAR - BETEEWE %
BRPHENECHEREZREDE B
RERBHERABZEMED ‘fﬁ?‘;@u&ﬁ
A R #2,310,697,0007T (8 & — 4N
A=+HLEX@EAAR: ’Afcfﬁf%uﬁz /\E“ﬂ%
1,378,133,0007t ) ' EHREEEAARK
7,427,403,000 I FEME ZEFFHEY
ERNEAEEERENEBEREZ_T=-_—FX
A=+HIREA : AR¥S92,797,0007T) °

RAREER - R EMENA L EEK
H(EEXFAmEEMELENA R EBEK
2N 4B N R#175,535,0007T (B &= —

——FARNA=ZTHLEARER: BEARE
128,725,0007T) ©

fh{E

HETRIREMEM = - ZMETRAKRASE
AABERBEELBAETT - RRABARHE
EME - MEAMERAHBAEMATEEST
SRR A B DA R Bt AR AREA D 3 8 B 1 A
BNEBNHESETHE - RAZEAMELR
TH2 R G ERN T A AR L S A U 2 R AR
WETQEWJ’T%DX%%E’J%EL THRE - B
BRAIBEAELRTISR S » LRE AR
M5 AERR 5 Z PSR R (E L HEE - K
AERETHAIZRER

RIBRAARBEAECERTIREMENS &
BENEREEEREZLEAREZEREY
FRIRIBEZERFE REISHAERREINILE
EI - BEZFNEIZEGASIEBIED TRKIEE
YIETHE @ TH2ERM B UIENEE
BEMET - RN - BRI ER FE AT RMER
HERAREVENEMTRFEETAR
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LEE SR E B T ES:

For the six months ended 30 June 2022 &= —Z— —&FxA=+HI/~NEA

10. MOVEMENTS IN INVESTMENT PROPERTIES AND PROPERTY,
PLANT AND EQUIPMENT (Cont'd)

(b)  Valuation (Cont'd)

Costs of development are also taken into account including construction
costs, finance costs and professional fees, as well as developer's
profit margin which reflects the remaining risks associated with the
development of the properties at the valuation date and the return
that the developer would require for bringing them to completion
status, which is determined by the valuers based on its analyses
of recent land transactions and market value of similar completed
properties in the respective locations. Direct comparison approach
is arrived at by reference to comparable market transactions and
suppose that evidence of relevant transactions in the market place
can be extrapolated to similar properties, subject to allowance for
variable factors.

In estimating the fair value of the investment properties, the highest
and best use of the investment properties is their current use. The fair
values of certain investment properties have been adjusted to exclude
prepaid or accrued operating lease income to avoid double counting.

11. EQUITY INSTRUMENTS AT FAIR VALUE THROUGH OTHER
COMPREHENSIVE INCOME

10. ®E
(&)

(b)

1. &2
IR

==

MEUARYE  BMERREEE
B4

ZEEERERNTAAZE - BIERZRK
K- BERANEEEBRFAEHOFEX
(PAME1E B R R 2E 58 2 10 R &R L fa A0 5 35 7
EMEEIERRAAFREER) - FRAA
THIRIE B R 3 B £ 3052 5 AR Rl & 3 48 1
EKMEMSEENDITMEE - BRLER
ERNZERRELBTISR S - WEREARET
5 NIERR 5 RO RS M L HEET - 1R
EEEFHAREE o

EEIREMENRABER - REWEZBA
RERRBEHERS - ETREVENLDA
EBES AR SEHEEHERAELH
B R ERRTE -

AREEFAREMZEKRE 2 KRAE

At 30 June At 31 December
2022 2021
REBZZF R-ZT=——F
AA=+R  t-A=t-8

RMB’000 RMB’000
AR%TR ARET T
(Unaudited) (Audited)
(REER) (&%)
Investments in: RTISBEZIRE !

— Equity securities listed in the Mainland China — R BE A Ei oz RiERES (FaEl)

(Note 1) 373,485 406,557
— Equity interests in certain unlisted companies —RETIHETRATZRE (KHF2)

(Note 2) 41,499 43,866
414,984 450,423

Note 1: The above listed equity investment represents 0.4% equity interests in an
entity listed in the Mainland China.

Note 2: The amount represent 10% unlisted equity interests in a bank in the Mainland
China and 1% equity interest in a fund management company in the Mainland
China.

These investments are not held for trading, instead, it is held for long-term
strategic purposes. The directors of the Company have elected to designate
this investment in equity instrument as FVTOCI as they believe that recognising
short-term fluctuations in this investment’s fair value in profit or loss would
not be consistent with the Group’s strategy of holding the investment for
long-term purposes and realising its performance potential in the long run.
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Notes to the Condensed Consolidated Financial Statements

LEE SR BT ES:

For the six months ended 30 June 2022 #Z=—ZF = —FXxA=+HIL/\EA

ACCOUNTS RECEIVABLE

Accounts receivable represent receivables arising from sales of properties,
rental income from leasing properties and comprehensive services (including
hotel operation and property management). For the receivables arising from
sales of properties, they are due for settlement in accordance with the terms
of the relevant sales and purchase agreements. For the receivables arising
from rental income from leasing properties, monthly rents are normally
received in advance and sufficient rental deposits are held to minimise
credit risk. For accounts receivable generated from hotel operation, the
credit term is payable on demand. For accounts receivable generated from
property management, receivable generally have credit terms of ranging
from 30 to 60 days.

The ageing analysis of the Group’s accounts receivable, based on invoice
dates for rental income from leasing properties and comprehensive services
and the terms of relevant sales and purchases agreements for sales of

FE UK AR

EUERRIEHE X  HEVENESBARES
R (RIBEE S E R MEER) K EIFIR - 385
EMERELENEUGIRM S - ZFHRATDRIFIAR
BEE R IEKE RN - BLHEMENEE RAE
ENEKFENS - SAESEFREEI - A
BERRNESESUWREEERR - 3UBEZEE
EHRWIERT S - EEBIARERT - W%
BIEPTS R R EE M — RN F30E60X °

REBERKRFNREZEHESEDENES A
NG e RBERBHMAREBYXHE BEEHEE
RAHREEBREFBRODTAOT -

£ Yo

properties, net of allowance of credit losses, is as follows:

At 30 June At 31 December

2022 2021

R-EB=-= MNITE-—F

ANA=tH +=ZA=+—H

RMB’000 RMB’000

AR¥TR ARETIT

(Unaudited) (Audited)

(REER) (fe&%)

Within 1 month 1EAA 39,547 27,183
1 to 12 months 1E12{8 A 18,857 8,397
13 to 24 months 13Z=241# A 1,130 3,909
59,534 39,489

ACCOUNTS PAYABLE

Based on invoice dates, the ageing analysis of the Group’s accounts

payable is as follows:

13. FERERM

REBEEMNERRORRZEZAS

DITEAT

At 30 June At 31 December

2022 2021

R-T——F MZZT——%F

~NA=1+H +=—A=+—H

RMB’000 RMB’000

AR¥T R ARET T

(Unaudited) (Audited)

(REEZ) (F5%)

Within 1 month 1EAA 1,855,997 2,680,964
1 to 12 months 1Z12{8AH 628,951 770,407
13 to 24 months 13ZE 2418 A 214,992 113,386
Over 24 months B@E241E A 66,478 77,684
2,766,418 3,642,441

T
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Notes to the Condensed Consolidated Financial Statements

LEE SR E B T ES:

For the six months ended 30 June 2022 &= —F = —fFXxA=1HI/NEA

14. BORROWINGS 14. BE€
At 30 June At 31 December
2022 2021
R-B-—F R-ZTE——4F
AA=tH +ZA=+—H
RMB’000 RMB’000
AR¥T T ARETT
(Unaudited) (Audited)
(REER) €&
Borrowings comprise: BERE
— Variable rate bank loans —ZBIRITERK 21,230,710 19,676,583
— Fixed rate bank loans —EERMERRITER 1,869,276 1,571,952
— Fixed rate other borrowings —EEFEHAMEE 3,867,789 3,745,196
26,967,775 24,993,731
Analysed as: DT
— Secured —HiEHE 26,330,768 24,064,326
— Unsecured — AR 637,007 929,405
26,967,775 24,993,731
Borrowings are repayable within a period of: BEARU T HERES
— Within 1 year ——&FR 5,198,662 5,948,796
— More than 1 year, but not exceeding 2 years — R —FEIORRE 6,887,089 5,763,572
— More than 2 years, but not exceeding 5 years —BAMFEIRAF 10,953,743 9,768,853
— More than 5 years —RF A% 2,161,152 2,466,300
25,200,646 23,948,021
Borrowings that contain a repayment on demand ERERERBBGRZEE GIARSE
clause (shown under current liabilities) but La) - MEZER T I BRI A (EE
repayable:
— Within 1 year ——FR 997,449 858,480
— More than 1 year, but not exceeding 2 years — BB —FEDRME 769,680 187,230
1,767,129 1,045,710
Total borrowings BEE 26,967,775 24,993,731
Less: Amount due within one year shown under B ORBAEE TR —FEREH 2 FIE
current liabilities (6,965,791) (6,994,506)
Amount due after one year R—F &5 E 2 508 20,001,984 17,999,225

During the current interim period, the Group repaid loans amounting to
RMB1,995,367,000 (six months ended 30 June 2021: RMB4,126,038,000)
and drew new loans amounting to RMB3,406,999,000 (six months ended
30 June 2021: RMB4,260,584,000). Of the new loans drawn down,
RMB854,715,000 carry interest at fixed market rate ranging from 6.30%
to 11.00% per annum and are repayable in instalments over a period from
1 to b years; and RMB2,552,284,000 carry interest at variable market rate
ranging from 2.08% to 7.60% per annum and are repayable in instalments

over a period from 2 to 11 years.
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Notes to the Condensed Consolidated Financial Statements

LEE SR BT ES:

For the six months ended 30 June 2022 #Z=—ZF = —FXxA=+HIL/\EA

14. BORROWINGS (Cont'd) 14. BE#)
As at 30 June 2022, certain secured bank loans with aggregate amount R_ZBE-_—Fx A=+8 BETERFFETERR
of RMB5,001,687,000 (31 December 2021: RMB5,944,586,000) and &% AR¥5001,687,000c( —E=-—F+ -/ =
certain secured other borrowings with amount of RMB2,469,795,000 (31 +—H : AR#5944,586,0007T) k& T HEIKEE
December 2021: RMB2,077,473,000) are secured by the equity interests & R A R#ED2 469,795,000t( — 2= —F+— A
of subsidiaries of the Group. =+—H: AR#¥2077,473,0007T ) M 4~ 5 E i B

DR EREMEEA -

As at 30 June 2022, a secured bank loan with aggregate amount of R-_BE-_—_FX A=+8 —S5RFFETERA
RMB234,899,000 (31 December 2021: RMB221,092,000) was secured S ARKE234899,000(ZE=-—F+=-_A=+
by certain equity instrument held by Mr. Wong Hong King (“Mr. Wong”), — B AR#221,092,0007T ) B & 4% 4% A% A% B &
the ultimate controlling shareholder. BEE(EEEDRFEZETRATEERR o
As at 30 June 2022, a secured bank loan with aggregate amount of R-_ZBE-_—FXA=+8 —SERFFETERR
RMB3,196,000,000 (31 December 2021: RMB3,196,500,000) was &5 AR#3,196,000,000t( —E=-—F+=- A=
jointly secured by properties owned by a related company controlled by +—H : AR#3,196,500,0007T ) & F A {5 d 2
Mr. Wong, 600,000,000 convertible preference shares of the Company FAEE A RIFT B 2% « |44 %A 2600,000,000
owned by Mr. Wong, equity interest of that related company, and certain ARG ATRIRE LR - ZAB AR ZREREE
properties of the Group. B2 A TYEIEERER -

As at 30 June 2022, certain secured bank loan with aggregate amount of RZZT_—_FA=+H ATEEBRITERE
RMB845,000,000 (31 December 2021: RMB642,340,000) were secured & AR 845,000,000t ( ZE=—F+ A=+
by personal guarantees of Mr. Wong and Ms. Huang Jingshu, executive —H : AR®642,340,0007T) B & 7o £ K AR Bl#H
director and chairman of the Company. TESFHREFEEWET LT 2 BAABERELRR -

As at 30 June 2022, certain secured bank loan with aggregate amount of R-_ZBE-_—FXA=+8 BETERFFETERR
RMB438,000,000 (31 December 2021: RMB138,500,000) were secured & 88 AR ¥438,000,000t( = FE=—F+=—A =+
by personal guarantees of Mr. Wong and Ms. He, spouse of Mr. Wong. —H : AR#138,500,0007T) B & 4 M o A B

BRZLZ EAERERR -

As at 30 June 2022, certain secured bank loan with aggregate amount R-ZZBE-_—F X A=+8 EBTERFRTERR
of RMB7,963,849,000 (31 December 2021: RMB7,283,731,000) were & ART7963,849000t( —E-—F+=-F=
secured by personal guarantee of Mr. Wong. +—H8 : AR¥7,283,731,0007t) &= &4 Z A
FERVEIRTR -
As at 30 June 2022, certain secured bank loan with aggregate amount of RZZE-_—_FXA=+H HTHEEBRTERE
RMB793,250,000 (31 December 2021: RMB734,400,000) were secured 47 AR¥793,250,000t( ZE=_—F+=-_A=+
by personal guarantee of Ms. Huang Jingshu. —H : AR¥734,400,00070) HEMETZ £ 2 @A
FERVEIETR -
As at 30 June 2022, certain secured bank loan with aggregate amount RZFE-_—_FA=+H BETERFRTERR
of RMB3,270,210,000 (31 December 2021: RMB2,160,000,000) were &5 AR#3,270,210000t( —E=-—F+ - A=
secured by personal guarantee of Mr. Wong and a non-controlling interest +—H : AR#2,160,000,0007T) & %4 2 @A
of a subsidiary of the Group. EREANEE—FHNE AR 2 TR (EHE R -
As at 30 June 2022, certain secured bank loan with aggregate amount R-ZTE-_—FXA=1+H HFTHEEBRITERE
of RMB213,800,000 (31 December 2021: nil) were secured by personal S5 ARK213,800,000( ZE=_—F+=-_A=+
guarantees of Mr. Huang Hao Yuan, an executive director of the Company, —H:BHARRNTESEERLE  EEER
Mr. Wong and Ms. Huang Jingshu. EWAT 2 2 B AEIRIEIRIR -
L
i

= ! ; #=(FEERERRAT
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Notes to the Condensed Consolidated Financial Statements

LEE SR E B T ES:

For the six months ended 30 June 2022 &= —Z— —&FxA=+HI/~NEA

15. SENIOR NOTES AND BOND 15. BARBRES
At 30 June At 31 December
2022 2021
R-B-—F RZZZ—F
AA=+tH +=ZA=+—H
RMB’000 RMB’000
AR¥T T ARETT
(Unaudited) (Audited)
(REEZ) €&
Senior notes and bond comprise: BEEBERESBE
— Public senior notes —AABERE 3,288,399 3,137,586
— Domestic corporate bond —RARAES 1,594,687 1,594,134
4,883,086 4,731,720
Analysed as: DA
— Current — e 4,683,750 1,394,867
— Non-current —JERE 199,336 3,336,853
4,883,086 4,731,720
16. SHARE CAPITAL 16. KA
2022 2021
—EC-CE “ET-F
Number of Number of
shares HK$'000 RMB'000 shares HK$'000 RMB'000
RHHE ThAn  ARETR BirE TEr  ARETR
Authorised share capital of the Company: ARRNEEIRA :
Ordinary shares of HK$0.01 each BREE0IE LA LER 30,000,000,000 30,000 240,000 30,000,000,000 300,000 240,000
Issued and fully paid share capital of the ARAIE BT REARRA :
Company:
Ordinary shares of HK$0.01 each HREBOOIETHT AR
At 1 January itz =] 5,097,703,975 50,976 42,465 5,096,903,975 50,968 42 458
Exercise of share options (note 18) bmiRE (FrEls) - - - 800,000 8 7
As at 30 June/31 December WAR=tH/+ZA=1+—HB 5,097,703975 50,976 42,465 5,097,703,975 50,976 42 465
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Notes to the Condensed Consolidated Financial Statements

BEEESS

B R R R B

For the six months ended 30 June 2022 &= —ZT — —F X A=1+HIt/~EA

17. CONVERTIBLE BONDS AmRES
Debt component of convertible bonds (a) TFRREFEEIHD
2022 2021
—E-CF —E-—F
RMB’000 RMB’000
AR¥T T ARETIT
(Unaudited) (Audited)
(REEZ) (F5E%)
Net carrying amount as at 1 January R—A—BREmFE 1,462,252 1,419,974
Interest expense FERAZ 96,148 193,594
Interest paid BEFE (83,204) (114,953)
Repayment and early redemption B MERED (599,313) =
Non-substantial modification of New CB 2018 ST N\FrRESFCIFEREE (23,252) -
Exchange difference P& 5 2= %A 57,957 (36,363)
Net carrying amount as at 30 June/31 WARB=+8/+=A=+—H8Kk
December mFE 910,588 1,462,252
Less: Amount due within one year shown under  J& : REVAEE FR—F AR H 2 718
current liabilities (910,588) (1,462,252)

Amount due after one year

KRR 2 FIA

Details of convertible bonds issued by the Company and Gemstones
International Limited (the “Issuer”) on 18 November 2016 (the
“CB 2018"”) with amendment on 18 November 2020 (the “New
CB 2018"), 17 May 2018 (the “CB 2023”) with amendment on
19 June 2020 (the “New CB 2023”) and 28 September 2018 (the
“Second CB 2023") with amendment on 31 December 2020 (the
“New Second CB 2023”) were disclosed in Annual Report 2021
dated 30 March 2022.

On 18 May 2022, the convertible bond subscriber (the “CB Subscriber”),
the Company and Mr. Wong entered into the 2022 Deed of Extension
to further extend the maturity date of the remaining outstanding New
CB 2018 to 18 May 2023 and amend certain terms of the New CB
2018 (the “New 2018 CB Amendments”). Save for the New 2018
CB Amendments, all other terms and conditions of the New CB 2018
shall remain in full force and effect. The New 2018 CB Amendments
include but not limited to the following terms: (i) the redemption of
US$20,000,000 (equivalent to approximately RMB130,895,000) of
the outstanding principal amount of the New CB 2018, together with
the corresponding applicable internal rate of return pursuant to the
terms and conditions of the convertible bond subscription agreement
(the “CB Subscription Agreement”) in an amount of US$3,116,216
(equivalent to approximately RMB20,914,000), by the Company from
the CB Subscriber being completed on or before 18 May 2022; (ii)
the first instalment of the administrative fee pursuant to the terms
and conditions of the CB Subscription Agreement in an amount of
US$375,000 (equivalent to approximately RMB2,517,000) being paid
in full by the Company to the CB Subscriber on or before 18 May
2022 and (iii) the payment of the accrued interest on the New CB
2018 in an amount of US$1,909,178 (equivalent to approximately
RMB12,813,000) by the Company to the CB Subscriber on or before
18 May 2022. The amendments under the 2022 Deed of Extension
become effective as from 18 May 2022. Conditions above have been
fulfilled during the period ended 30 June 2022.

HAAARREERBERAR([EITADKZ
T RET+—ATN\BBETHBRKRESR(=
T \FABBRESF )RR =_FF+—A
TNABEHERI([F = — \F R EH])

RZZE—N\ERATEEBETHAIRRES
(f;vé_ﬁz—ﬁ”ﬁﬁx fﬁJ)&ﬁA4¥47$/\
AT NBMET(TH S =FaRiRkEH])
AERR=ZF—/\FNAZ+/\BETH R
F%U% T =FrRER]D RN

T F T A=+—HBREI([FEZ =
T=FAMRES DNFERBRA=Z=
“F=ZA=THON - —FFRAKEE -

R-Z-—FERA+N\H  AIEREEFREA
(TAIHARESREAL - AARRERERY
T _FRERRE  NE—FERHTAE
B T \FrARREFZEBHAE -
=FRA+NB  WEFTH =T — N\Fr[ %
EHEZBETER(FH =T N\F A RRESE
1) o BRI =T — NFaRREHERTIN -
ZE - N\FARRES 2 2 P E AR R
BIEE+ RN REA - ;=T —/\Frafi
BAEHETBIEBRER FIMER : (VAAF]
RIR AT AR E 5 R BB e ([ AT IR (E S R BB 7
FDZBEREREHER=ZE==FAA+/\Bsk
ZRIER AR R EFRBEABEBRHT —_Z—N\
A ] 8 B% 15 25 ok B (8] A8 € $820,000,0003 7T
(FEE R # AR %130,895,0007T ) (R 1EE
ERAAEEERE3,116,216E T (FHERHIAR
#20,914,0007T)) ¢ (iDANA RIRIE AR E S
REBEZ EHRRIGEHER=ZE==FRA A+
H k2 gl A Al AR E 5 R A B S N B #i1T
X &375,000% 7T (FHE R4 A R#2,517,000
7)) RiNARATNR—ZZE-—FHA+/\Bk
Z AR AR EFRB AT A = — /\Fq]
W% &5 2 FE=TH 21,909,178 T (M E N4
AR¥12,813,000T) - RE_ZE_—_FiE&K
ZEEHZEITE S —_FA A+ N\BE
WMo BME—TE_—FNA=+HILHK - Lt
IEFEEERX -

#2(PEHMERERRAT
—E - —FhimE
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Notes to the Condensed Consolidated Financial Statements

LEE SR E B T ES:

For the six months ended 30 June 2022 &= —Z— —&FxA=+HI/~NEA

17. CONVERTIBLE BONDS (Cont'd) 17. A

(a) Debt component of convertible bonds (Cont'd) (a)

Under the 2022 Deed of Extension, the parties thereto agreed to,
amongst others, the following principal amendments:

(a) the payment arrangement of the administrative fee will be
changed from being payable annually in arrears from the
second anniversary of the issue date to the administrative
fee on the outstanding principal amount of the New CB 2018
held for the relevant period being payable on 18 May 2022
and 18 November 2022; and

(b)  the maturity date of the New CB 2018 will be changed from
the date falling on the sixty-sixth month from the issue date
to the date falling on the seventy-eighth month from the issue
date.

During the period ended 30 June 2022, New CB 2023 has been
partially repaid by the Issuer with principal amount of US$22,000,000
(equivalent to approximately RMB143,128,000).

During the period ended 30 June 2022, New Second CB 2023 with
principal amount of US$50,000,000 (equivalent to approximately
RMB325,290,000) has been fully repaid.

RI&EZ (&)
AR B S ()

$EF_7__¢kE7€F HAT#n RE(R
HERE) THIEEEET

(@) TRBEZNRZEEAHRTAHRE R
FENGFFEXNERRN T
FRAATNBER=ZZE=Z—F+—A+N
BN AEBEFAEZH T\
FrAHRESRED NS REEN Z T
g R

(b) =T \FrRRESZZIHA KR
BITRHRFDRAN T AERE B ERE
BITRRERETEAZR -

BHE-_T - A=1HILHHE  BTAD
B8 25 N & 5 £22,000,0005 T (FHE R L
AR #143,128,00070 ) T =T — = F AR
BRfES ©

HE_ZT_—_FA=FTHILHHA K
“® ¥ /350,000,000 (M E R AR
325,290,0007T ) W8 —# — T = = F /[ &2
RIEHE 2 HERE -

(b)  Derivative component of convertible honds (h) FRREFITEIAEIRS
2022 2021
—E-C—F —E -
RMB’000 RMB’000
ARETR ARET T
(Unaudited) (Audited)
(REER) (&%)
Net carrying amount as at 1 January R—A—BrERAFE 26,251 111,612
Net loss (gain) arising on changes in fair value AREEZESMEENEE ()
HER 34,585 (83,674)
Derecognition of derivatives upon early RIRREREKRIEERITETR
redemption (12,613) =
Exchange difference M 5 =% 2,017 (1,687)
Carrying amount as at 30 June/31 December RAA=+H/+ZA=+—HB#®
BREE 50,240 26,251
Less: Amount due within one year shown under & : RBIBEE PR —FRNEH 2
current liabilities KIA (50,240) (26,251)
Amount due after one year R — & FIHR 2 3KIE - =
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Notes to the Condensed Consolidated Financial Statements

BEEESS

B R R R B

For the six months ended 30 June 2022 &= —Z— —&FxA=+HI/~EA

17. TERES &)

17. CONVERTIBLE BONDS (Cont'd)

(b)

T

Derivative component of convertible bonds (Cont'd)

1)

The methods and assumptions applied for the valuation of
the New 2018 CB at 30 June 2022 and 31 December 2021
were as follows:

The fair value of the derivative component of New 2018 CB as
at 31 December 2021 and 30 June 2022 derived by using the
Binomial Option Pricing Model were approximately RMB1,594,000
and RMB21,803,000, respectively. They were determined by
the directors of the Company with reference to the valuation
performed by Vincorn Consulting and Appraisal Limited, a
firm of independent professional valuers with appropriate
qualifications and recent experiences in the valuation of similar
derivative instruments with reference to market values. During
the six months ended 30 June 2022, the Group recognised
the fair value loss of RMB19,567,000 (six months ended
30 June 2021: fair value gain of RMB21,218,000 under
2018 CB) for New 2018 CB in the condensed consolidated
statement of profit or loss.

The inputs used in the Binomial Option Pricing Model adopted
by the independent professional valuer in determining the fair
values of the derivative component of the New CB 2018 at
the respective dates were as follows:

() FERREFTETARS(E)

(1)

R-B-—FAA=+ARR-B——
F+-A=+—BHF-_F—N\ETH
BR {25 HE 1T (L A8 PR 10 75 % I R 3R
T

T N\FrBEREFTETAEL S
AT —F+—A=+—HERR=F
—ZFANA=tERA-EAREEE
BETEZ AABE N AEANRE
1,594,0007¢t & A R #21,803,0007T °
RSB ARNBEE2ENREAR
EERAREITHHEMET © &2
RV S A KRS8 A ER
BESEMEMGRBETET A AR
BITHALEES o %jzi_;__i/‘*\ﬁl—nL
BIENER » AEBRERELEEEREK
PRSI T \FARREFAAE
{EEETE/\E%19567OOOTE(@Zif7

ﬁf/\ﬂ +E_|J:/\1Iﬂ )\
ETMXE%IETZ/“WEH&mAE
#21,218,0007T) °

BUEXEGEMNS AREEH —T—
NEFERIBBEFTETARS AREE
By T BR A ) — TR B T (B AR AL AR P AR
BV ASIBINT

At 30.06.2022 At 31.12.2021

RZBZZF RZZTZ—F

ANA=tH +=-A=+—H

Share price BB HK$1.21 HK$1.37
1.2138 7 1.37787T

Exercise price TE(E HK$2.505 HK$2.505
2.505%& 7T 2.505/8 7T

Expected dividend yield TEHARR B 0.00% 4.45%
Volatility R 91.54% 55.95%
Discount rate Ep T 15.422% 12.860%
Risk free interest rate £ 3B 1) 2.740% 0.128%
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Notes to the Condensed Consolidated Financial Statements

LEE SR E B T ES:

For the six months ended 30 June 2022 &= —Z— —&FxA=+HI/~NEA

17. CONVERTIBLE BONDS (Cont'd)

(b)  Derivative component of convertible bonds (Cont'd)

)

The methods and assumptions applied for the valuation of
the New CB 2023 at 30 June 2022 and 31 December 2021
were as follows:

The fair value of the derivative component of New CB 2023
as at 31 December 2021 and 30 June 2022 respectively
derived by using the Binomial Option Pricing Model were
approximately RMB12,297,000 and RMB28,437,000,
respectively. They were determined by the directors of the
Company with reference to the valuation performed by Vincorn
Consulting and Appraisal Limited, a firm of independent
professional valuers with appropriate qualifications and recent
experiences in the valuation of similar derivative component
of convertible bonds with reference to market values. During
the six months ended 30 June 2022, the Group recognised
the fair value loss of RMB15,018,000 (six months ended 30
June 2021: fair value gain of RMB9,890,000 under CB 2023)
for New CB 2023 in the condensed consolidated statement
of profit or loss.

The inputs used in the Binomial Option Pricing Model adopted
by the independent professional valuer in determining the fair
values the derivative component of the New CB 2023 at the
respective dates were as follows:

17. AHRRES(#2)

IR ESEREBD (F)

(2)

R-E—_—FXA=1tHERR=_F=——
F+_AZ+—BYF = _=Fn
PR 23 17 {7 L B BT B PR O 08 M IR %
| :

T =FABRRESTETAIS
R-E—_—F+-_A=+—HBER=F
——FENAZtHARA-_BAHEE
BRATEZARBEINNBAR
#12,297,0007T & A R #28,437,000
Lo BRESBIARNREELRERTE
ARFTEBRARETHEEMERE
ZAR R EEERNBLEEME
B - BfE2ZEMENMEGRERRES
PTET AR T EEEIEESR - 52
—E-—FXRA=ZTHIEANER A&
ERERREERRPERN T =
—FaBmBREFARBEEEARE
15,018,000 c(HE - —F A=
+RHIENER : —E-=FrAHRES
H T Z AR EEKE AR 890,000
JL) °

BYEEMEMNSAREEH T
=FABMREFTETARLS RAAEE
B P BR A ) — TR AR TE (B AR AL AR AT AR
B ABIRIT

At 30.06.2022 At 31.12.2021

R-ZEBE-—F N —4F

ANA=tH +=ZA=+—H

Share price & (& HK$1.21 HK$1.37
1.218 7T 1.3787T

Exercise price 1T1E(E HK$2.91 HK$2.91
29187t 291%7T

Expected dividend yield TEHARR B & 0.00% 4.45%
Volatility RIE 91.71% 38.65%
Discount rate BH IR 2K 15.420% 13.686%
Risk free interest rate 485 B 71| 2 2.735% 0.509%

During the six months ended 30 June 2022, the Group recognised
the gain on early redemption of the convertible bonds included
in other gains and losses of RMB12,613,000 (six months ended
30 June 2021: fair value gain of RMB24,069,000) for New
Second CB 2023 in the condensed consolidated statement
of profit or loss upon redemption on 23 March 2022.
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HE_ZT_—_F,A=1HI1EA -
R-ZEBE-—F=A-+=HEMO% &~
SEREBGEBERTHRIE 4=
T = Frl R EFERT AR MU
MEENRFER A ERESRSAR
#12,613,000c(HE=—ZF - —4% /XA
=+HIEAREAR  AREEKSARE
24,069,0007T) °

o



8ir

!

Notes to the Condensed Consolidated Financial Statements

LEE SR BT ES:

For the six months ended 30 June 2022 &= —Z— —&FxA=+HI/~EA

18. SHARE-BASED EMPLOYEE COMPENSATION 18. LA 19 214 HY 1 & 5 i
On 2 June 2016, the Company adopted a share option scheme (the “Scheme”) R=ZZE /\E/\ﬂ B ARARIRZZT—~E~A
at the annual general meeting of the Company held on 2 June 2016. ZHBRAZARARREAFAG LRMAERERTE
([=z&t&ll) -
On 28 June 2016, the Company granted share options under the Scheme RZFE—RNEFENAZ+N\R ' ARRIREZTEIR
to certain participants which will enable the Grantees to subscribe for a ET2EERLERE  FAREARMARERQA
total of 285,800,000 ordinary shares of HK$0.01 each in the share capital & AN A & $£285,800,0000% F A E1E0.01E LAY E i
of the Company. A% °
Details of the share options granted by the Company pursuant to the Scheme RARBEZATERENERENR T _F
and the share options outstanding as at 30 June 2022 and 31 December =t+tHE=ZE=_—F+=-A=+—HRHKRTED
2021 were as follows: E%Hx%ﬁl s
Number of options
ERESE
Exercised Cancelled Lapsed Balance at
Balance at 1 Transfer during  Granted during during the during the during the 30 June Exercise
Date of grant  Exercisable period January 2022 the period the period period period period! 2022 price per share
RZB=Z% R=B=Zf
-A-A ~AZHA
RAH i3 ] Mg RERER  REREE  RERGE  ROREE  RERAX Mes  SROEE
(ddmmdyyy)  (de/mmyyyy) (Note 4) HKS
(R/B/%) (B/B/%) (Ffzk4) BT
Executive directors (Note 1)~ 28/06/2016  28/06/2016-27/06/2026 10,500,000 - - - - - 10,500,000 1.846
e ()
Executive directors (Nofe 2) ~ 28/06/2016  28/06/2017-27/06/2026 10,500,000 - - - - - 10,500,000 1.846
#rES ()
Executive directors (Nofe 3) ~ 28/06/2016  28/06/2018-27/06/2026 14,000,000 - - - - - 14,000,000 1.846
#rEB(H3)
Employees (Note 1) 28/06/2016  28/06/2016-27/06/2026 60,750,000 - - - - - 60,750,000 1.846
&8 (1)
Employees (Note 2) 28/06/2016  28/06/2017-27/06/2026 61,110,000 - - - - - 61,110,000 1.846
&5 (f2)
Employees (Note 3) 28/06/2016  28/06/2018-27/06/2026 81,480,000 - - - - - 81,480,000 1.846
EB(J:k3)
Others (Note 1) 28/06/2016  28/06/2016-27/06/2026 3,900,000 - - - - - 3,900,000 1.846
Rh(fsE1)
Others (Note 2) 28/06/2016  28/06/2017-27/06/2026 900,000 - - - - - 900,000 1.846
Ah(fizE2)
Others (Note 3) 28/06/2016  28/06/2018-27/06/2026 1,200,000 - - - - - 1,200,000 1.846
Rh(H3E3)
244,340,000 - = = - - 244,340,000
Exercisable at the end of 244,340,000
the period
BRAFAE

o i m—

— T
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LEE SR E B T ES:

For the six months ended 30 June 2022 &= —Z— —&FxA=+HI/~NEA

18. SHARE-BASED EMPLOYEE COMPENSATION (Contd) 18. RGN EES M #)
Number of options
EfEe
Balance at
Balance at Transfer Granted Exercised Cancelled Lapsed 31 Exercise
1January  duringthe  duringthe  duringthe  duringther  duringthe  December price per
Date of grant ~ Exercisable period 2021 year year year year year 2021 share
i
RIZEZ -
—z +ZA
—A-H EhiaF
B A S e M NEREER REARE RERTE  NEREE  RERRN M SROEE
(dd/mm/yyyy) ~ (dd/mm/yyyy) (Note 4) HK$
(B/R/%) (B/R/&) (WizE4) BT
Executive directors (Note 1)~ 28/06/2016  28/06/2016-27/06/2026 10,500,000 - - - - - 10,500,000 1.846
e (i)
Executive directors (Note 2) ~ 28/06/2016  28/06/2017-27/06/2026 10,500,000 - - - - - 10,500,000 1.846
g
Executive directors (Note 3) ~ 28/06/2016  28/06/2018-27/06/2026 14,000,000 - - - - - 14,000,000 1.846
#rEs(R)
Employees (Note 1) 28/06/2016  28/06/2016-27/06/2026 60,750,000 - - - - - 60,750,000 1.846
Ea ()
Employees (Note 2) 28/06/2016  28/06/2017-27/06/2026 61,430,000 = = (320,000) = - 61,110,000 1.846
E&(H312)
Employees (Note 3) 28/06/2016  28/06/2018-27/06/2026 81,960,000 - - (480,000) - - 81,480,000 1.846
(R
Others (Note 1) 28/06/2016  28/06/2016-27/06/2026 3,900,000 - - - - - 3,900,000 1.846
S
Others (Note 2) 28/06/2016  28/06/2017-27/06/2026 900,000 - - - - - 900,000 1.846
Hth(fi352)
Others (Note 3) 28/06/2016  28/06/2018-27/06/2026 1,200,000 - - - - - 1,200,000 1.846
St (fi333)
245,140,000 - - (800,000) - - 244,340,000
Exercisahle at the end of 244,340,000
the year
EXTFE
Note 1: The option was vested immediately on the date of grant. MizEL : BERRIERMR I B HRRNRG SR8 -
Note 2: The option granted are subject to the vesting period from the date of grant up MizE2 : FIREMBEREZEREBHEE_"2—+tF A
to 27 June 2017. B EBRERRR o
Note 3: The option granted are subject to the vesting period from the date of grant up MizE3 : FIREMBEREZEREBHEE_"2—\FA
to 27 June 2018. ZTtRIEZEEBHMARR o
Note 4: The weighted average share price at the dates of exercise for share options s : BE-T-—F+-A=+—BLEFE  {TEER
during the year ended 31 December 2021 was HK$2.22 per share. #E Rz METFHRERER2.22H T °
During the six months ended 30 June 2022, no ordinary share options BE—Z-_—_FXA=1tTRLEA~EA HELERE

were exercised. BRAEESTIE ©
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19.

20.

Notes to the Condensed Consolidated Financial Statements

LEE SR BT ES:

For the six months ended 30 June 2022 &= —Z— —&FxA=+HI/~EA

PLEDGE OF ASSETS

At the end of the reporting period, the Group had following assets being
pledged.

19.

EERH

RIEHR  NEBDEPATEE -

At 30 June At 31 December

2022 2021

R-B==F RZTEZ—F

ANA=t+tH +=ZA=+—H

RMB’000 RMB’000

AR¥ T AREF T

(Unaudited) (Audited)

(REEZ) (FE5E%)

Properties under development for sale ERPEFEME 4,046,920 3,519,770

Properties held for sale HEWHE 448,310 126,421
Equity instrument at fair value through other BERARBEFAEMEARGZZBRATA

comprehensive income 373,485 406,557

Investment properties BB 22,584,465 21,933,016

Property, plant and equipment Y% - B KRR 817,159 784,148

Pledged bank deposits HEIRIRI TR 1,916,280 2,547,603

30,186,619 29,317,515

As at 30 June 2022, except for assets pledged above, secured bank loans
with aggregate amount of RMB5,001,687,000 (31 December 2021:
RMB5,944,586,000) and secured other borrowings with aggregate amount
of RMB2,469,795,000 (31 December 2021: RMB2,077,473,000) are
secured by the equity interests of subsidiaries of the Group.

FINANCIAL GUARANTEE CONTRACTS AND COMMITMENTS

As at 30 June 2022, the Group had financial guarantee contracts relating
to guarantees in respect of mortgage facilities for certain purchasers
amounting to approximately RMB2,099,645,000 (31 December 2021:
RMB1,814,426,000). The guarantees are secured by the Group’s pledged
bank deposits amounting to RMB360,770,000 (31 December 2021:
RMB196,683,000).

Pursuant to the terms of the guarantees, if there is default on the mortgage
payments by these purchasers, the Group is responsible to repay the
outstanding mortgage loans together with any accrued interest and penalty
owed by the defaulted purchasers to the banks.

The Group’s guarantee period commences from the dates of grant of the
relevant mortgage loans and ends upon the earlier of the buyer obtaining the
individual property ownership certificate or the full settlement of mortgage
loan by the buyer.

WRETIL ;

20.

R=Z ::E/‘_\ﬁ =+H BLaEBzEEN
ﬁﬁﬁfﬂ 425 FH A R ¥65,001,687,0007T( =
— ¢+_ﬂ +—H : AK%H5,944,586,0007T)
&"ﬁ_ﬁ#ﬁ Hh 5 &4 <5 AKR%2469,795,0007T
T —F+-RA=+—H: AR#¥2,077,473,000
TT) BN ER [ B B 1 B 2 PRI (EAE A o

MBRERENREARE

R-ZTE-——FXA=1+H AEBRETEHN
RERERHERNUMBERANHNABARYE
2,099,645000t( = E=-—F+=-_A=+—H: A
R#1,814,426,0007T ) ° & BAHE IR AR & & 7 3K 45
RITFERAR360,770,000( —E=-—F+—A
=+—H : AR¥196,683,0007T) EiKIH o

REBERGR  HZSFEHERZBMNR - AIRE
EABEEENARE HEI’J};&E%,TAEHL%’JAFK

RERTTEVERERT A B R 2

AEBNERBABRZBERR LB HRE Ei

BREUSEABEMAEE BB EZBEROA
REERE)RRLL -

#2(PEHMERERRAT
—E - —FhimE
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LEE SR E B T ES:

For the six months ended 30 June 2022 &= —Z— —&FxA=+HI/~NEA

20. FINANCIAL GUARANTEE CONTRACTS AND COMMITMENTS

21.

(Cont’d)

The directors of the Company consider that it is not probable for the Group
to sustain a loss under these mortgage guarantees as during the periods
under guarantees, the Group can take over the ownerships of the related
properties and sell the properties under default to recover any amounts paid
by the Group to the banks. The Group has not recognised these guarantees
as their fair value at initial recognition is considered to be insignificant by
the directors of the Company. The directors of the Company also consider
that the fair market value of the underlying properties is able to cover the
outstanding mortgage loans guaranteed by the Group in the event that the
purchasers default payments to the banks for their mortgage loans. The
director considers that it is not probable for the Group to sustain a loss
under the guarantee for the independent third party as during the periods
under guarantee due to its sound credit worthiness, financial position and
historical repayment records.

As at the end of the current interim period, the Group has capital commitments
amounting to RMB6,850,821,000 (31 December 2021: RMB5,411,900,000)

contracted but not provided for in relation to investment properties under
development and properties under development for sale.

RELATED PARTY DISCLOSURES
(a) Balance with related parties

The Group had the following balances with related parties:

20.

21.

MBBEREQRAEREE)

AAREERR  AEERERBB AR EREZ
ERBERMRZER  MAKBEEEONBRL T
AEEARMENMARYL L EREYE - AKE
AEEMRITINOEALE - ARARREERR
REEERROLERABHN AL BELTEKR &
AEBIRERLZEFRER - ARREZTRA
B EREERITIZBER  HEDENDATE
RABBASEMERONERRBER - EFR
BHRBIAFE=SZ2EE  PHERRAKBEER
LR RAKBERNERAENKAERBILE
= ZERMRZER

RAFRHBEER  AEBREBEREEMERE
B HEMERACITNERBENERAEEAR
#6,850,821,000( —E=-—%€+=-_fA=+—H:
AR#5,411,900,0007T) ©

BARE T I T
(a) BIBET A4

AR B RN AEERIN T

At 30 June At 31 December
2022 2021
R-EBZ=F RZT=—%F
AA=1+H +=—HA=+—~H
RMB’000 RMB’000
ARTR ARET T
(Unaudited) (Audited)
(REER) &)
Included in deposit paid, prepayments and FTAB MRS « A FIEREAMEK
other receivables: A ¢
— Amounts due from related parties that are — FEUR R S AR AT AR 05 2R 1l 2 B
controlled by ultimate controlling party FIE 432,355 233,775
— Amounts due from non-controlling interests — RS R 25 F0E 10,006 13,006
Included in accruals, deposits received and FTARERTER - BliRS REAMER
other payables: I
— Amounts due to related parties that are — PR R AR AR T 1 ) 2 R T
controlled by ultimate controlling party FIE 1,319,459 1,101,729
— Amounts due to non-controlling interests — FEAST SV RS A i X E - 2,453

As at 30 June 2022, amounts due from non-controlling interests

RZZT-_—FXA=1H  BUSHERERR

amounting to RMB10,006,000 (31 December 2021: RMB10,131,000)
is secured by equity interests held by the non-controlling party,
interest bearing at 6.37% (31 December 2021: 6.37%) per annum
and repayable on demand. Remaining balance of amounts due from
non-controlling interests is unsecured, interest-free and repayable
on demand.
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21.

22.

Notes to the Condensed Consolidated Financial Statements

LEE SR BT ES:

For the six months ended 30 June 2022 #Z= —F— —FxA=+HI/~EA

RELATED PARTY DISCLOSURES (Cont'd)

(b)  Key management personnel compensation

The remuneration of directors who are the Group’s key management
personnel during the current interim period amounting to RMB3,771,000
(six months ended 30 June 2021: RMB5,640,000).

FAIR VALUE MEASUREMENT OF FINANCIAL INSTRUMENTS

This note provides information about how the Group determines fair values
of various financial assets and financial liabilities.

Fair value measurements and valuation processes

In estimating the fair value of an asset or a liability, the Group uses market-
observable data to the extent it is available. Where Level 1 inputs are not
available, the Group engages third party qualified valuers to perform the
valuation. The management of the Company works closely with the qualified
external valuers to establish the appropriate valuation techniques and
inputs to the model.

Some of the Group’s financial assets and financial liabilities 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 and financial
liabilities are determined (in particular, the valuation technique(s) 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 is observable.

o Level 1 fair value measurements are those derived from 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); and

o Level 3 fair value measurements are those derived from valuation
techniques that include inputs for the asset or liability that are not
based on observable market data (unobservable inputs).

ades 2 31

21.

22.

BARE S T (@)
h)  EEEEABHH
AREEEER AR (BIES)RAH R

A ARES, 771,000 (HE - = —FX
A=+HI1EAEAR : AKR¥5,640,0007T) °

ETHTAENQIAEENE

AN EHEREBAEENAEES BeMEERS
BEEAA EEOE -

REEFERMHEBE

=

>

EAARAEEXRENAABER  ASEER
SHBEERNERTZABEREE - ML EE —LH
ABE - AEESZREE=76 AR MEMETHE
B ARAEEEHRABRIBEEMERSIE
FEARRSLE AR 2 (i ER RAREL 2 8 ABUR

AEEHSEHEERSBABENSREPIRER
REENE  TREHRFENNEEZSSHEE
kemABEAREBENEHCLERMEBNMER
MEBABE)  URBEAREEFEZHAE
ZABRBREAABAEFEMBEAZAARBESR
(F—E=8) -

. F-RAABEMEHAREEXBENER
M52 MECREHE)FH

. F_BARBEFERNE —RETAZREN
SNATE R (BNEAR ) sk (BMEREL)BRE
EXABEMSRABERET - &

. F=RAAEBEFEARBELERENESED
SHER(NABRBABBR)EECEEXRAR
WSR2 (HERATPSH -
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FRA=TRIEAR

22. FAIR VALUE MEASUREMENT OF FINANCIAL INSTRUMENTS

22. TRITENAAREENESE)

(Cont'd)
Fair value of the Group’s financial assets and financial liabilities that are BREEMEEUAABEFTENFIEEESREER
measured at fair value on a recurring basis SRBENANRER
Fair value as at
RATRBHAAER
30 June 31 December  Fair value Valuation technique(s) Significant unobservable
2022 2021 hierarchy and key input(s) input(s)
Financial assets/ il St 3 2%
financial liabilities SHEE/SHAR RAZtR TZA=t-A  AAEESS  HAERERIZEALE FEFBRGALE
RMB'000 RMB'000
ARETTT ARBTTL
Derivative component of TRREFTETATS 50,240 26251 Level3 Binomial option pricing model The fair ~ Volatility of the share
convertible bonds =8 value is estimated based on the prices determined
risk free rate, discount rate, share by reference to the
price, volatility of the share prices historical share prices
of the Company, dividend yield and of the Company
EXercise price. (Note 1).
“EADETEERALBENRE  BEEARAELRER
ERAE  BRE . RE AR ErnRERE
ARERE  REXREEE (WD)
f1fht e
Equity instruments at fair BAREE ARG 2ER 373,485 406557 Level 1 Quoted bid price in an active market. NA
value through other HZBATA 1 WNERMISZEABRE TER
comprehensive income
Equity instruments at fair BRAABEFAEMZEYR 41,499 43866 Level3 Market approach by applying market The ratio of market capital
value through other BRATE E= multiples such as the ratio of to net book value
comprehensive income market capital to net book value from comparable
from comparable companies and companies is
adjusted by discount on lack of determined by the
marketability. mean of comparable
5% EPERTELRARZH companies as at the
BEH (M MEHEEFE valuation date (Note
LE) - URERE mERE L 2).
FrigfE o MERBRARMSARE
HEEFEZLED
IAATELLBA AR
RS TIEEE
(Wi3E2) «
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Discount for lack of
marketability taking
into account the
external valuer's
estimate on the
length of time and
effort required by
the management to
dispose of the equity
interest which is
determined as 15% to
20% (Note 2).
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LEE SR BT ES:

22. FAIR VALUE MEASUREMENT OF FINANCIAL INSTRUMENTS  22.

(Cont'd)

Fair value of the Group’s financial assets and financial liabilities that are

measured at fair value on a recurring basis (Cont'd)

Note 1: The higher the volatility of the share price of the Company, the higher the

For the six months ended 30 June 2022 &

=T —FXA=tTHINEA

THMTANAIABENE®

BEEMEENUAABEAENARESREER

EREENAREEGE)

il . ARARERBER @ AIBRBRESFITETARDH

fair value of the derivative component of convertible bonds, and vice versa. ARBEARR  RZIA - BRERRESITE
For the volatility of the share price of the Company used in the fair value TEBH AR BEFTEMFEANARRRERKRE -
measurement for derivative component of convertible bonds, please refer to B2HMEEL7(b) ©

note 17(b).

Note 2: The higher the ratio of market capital to net book value from comparable
companies, the higher the fair value of the equity instrument, and vice versa.
The higher of the discount for lack of marketability, the lower the fair value
of the equity instrument, and vice versa. No sensitivity is presented as the
directors of the Company considered that the slight change in relevant inputs

would not have a significant impact to the fair values.

There is no transfer between different levels of the fair value hierarchy for

both periods.

Reconciliation of Level 3 fair value measurements

I BURESE

RRATAH)

iz : AALRARZMSENMEHREFEL TR
ARBEARE  RZIFR - RETH
B ITESE  BATANAREEDAE
RZIA - BRNAABEERARMEE AR ZE
MEBHTIGHARBEELEATE - RHEZ

RRESREAR - XA EBESREREHEES -

FE=RAA BB EIER

Derivative
component of
convertible bonds

ARRESRITE
TE#H
RMB’000
ARETFIT

As at 1 January 2021 R=ZZE—_—F—H—H 111,612
Fair value gain recognised in profit or loss RESERNA R EBEKE (83,674)
Exchange difference EHZERR (1,687)
As at 31 December 2021 R-TB-—%+-_A=+—8” 26,251
Derecognition of derivatives RIETERITET A (12,613)
Fair value loss recognised in profit or loss RESERNA R EEER 34,585
Exchange difference DE 5 =58 2,017
As at 30 June 2022 R-_ZE_—_F,A=1+H 50,240

Equity instruments
at fair value
through other
comprehensive
income
RAREEFA
Hih 2 E =2
RATH
RMB’000
ARBTT

As at 1 January 2021
Fair value loss recognised in other comprehensive income

54,219
(10,353)

As at 31 December 2021
Fair value loss recognised in other comprehensive income

43,866
(2,367)

41,499

!
zv E: As at 30 June 2022
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LEE SR E B T ES:

For the six months ended 30 June 2022 &= —Z— —&FxA=+HI/~NEA

22.

23.

FAIR VALUE MEASUREMENT OF FINANCIAL INSTRUMENTS
(Cont’d)

Fair value of financial assets and financial liahilities that are not measured
at fair value on a recurring basis

Except for the senior notes and domestic corporate bond, the directors of
the Company consider that the carrying amounts of financial assets and
liabilities recorded at amortised cost in the condensed consolidated financial
statements approximate to their fair values.

The fair value of such financial assets and financial liabilities are determined
in accordance with general accepted pricing models based on discounted
cash flow analysis, with the most significant inputs being the discount rate
that reflects the credit risk of counterparties.

The fair value of the senior notes at 30 June 2022 is RMB3,386,755,000
(31 December 2021: RMB2,082,622,000) with reference to the quoted
market price of the senior notes on the Singapore Exchange Securities
Trading Limited at the end of the reporting period (the last trading day
prior to 30 June 2022).

The fair value of the domestic corporate bond as at 30 June 2022 is
RMB1,597,932,000 (31 December 2021: RMB1,600,000,000) with
reference to the quoted market price of the bond on the Shenzhen Stock
Exchange at the end of the reporting period (the last trading day prior to
30 June 2022).

EVENTS AFTER REPORTING PERIOD

On 7 June 2022, Intelligent City Development Limited, Shenzhen Sida
Industrial Development Co.,Ltd.(“Sida”), both of which are subsidiaries
of the Company, and Shenzhen Shenquan Real Estate Development Co.,
Ltd. (“Shenzhen Shenquan”), an independent third party, have entered
into the subscription agreement, pursuant to which Shenzhen Shenquan
conditionally agreed to inject approximately RMB2.3 billion into Sida, which
accounts for approximately 8% of the enlarged equity interest in the Sida.
Details of the transaction are set out in the circular of Company dated
30 June 2022. The transaction was approved by the shareholders of the
Company on 18 July 2022.
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