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CORPORATE INFORMATION (continued)

Place of Incorporation
Bermuda

Registered Office
Victoria Place, 5th Floor
31 Victoria Street
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Bermuda

Principal Office in Hong Kong
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Bermuda

Branch Registrar and Transfer Office in Hong Kong
Computershare Hong Kong Investor Services Limited
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17th Floor, Hopewell Centre

183 Queen's Road East

Wanchai, Hong Kong

Tel: (852) 2862 8555

Fax: (852) 2865 0990/(852) 2529 6087

Office in the People’s Republic of China
Room 1003, 10th Floor, Oriental Place

No. 9 East Dongfang Road

North Dongsanhuan Road

Chaoyang District, Beijing, PRC

Post Code: 100027

Tel: (8610) 6466 0638

Fax: (8610) 6466 0238

Office in United Kingdom

Front and Rear Suite, Ground Floor
11 and 12 St James's Square
London, United Kingdom

Post Code: SW1Y 4LB

Tel: (4420) 4559 0544

Website
https://www.chineseestates.com

Stock Code
127

Board Lot
500 shares

Investor Relations

For enquiries relating to investor relations, please contact:

Tel: (852) 2866 6999
Fax: (852) 2866 2822/(852) 2866 2833
E-mail: investor.relations@chineseestates.com
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RESULTS

The board of directors (the “Board”) of Chinese Estates Holdings
Limited (the "Company”) would like to announce the unaudited
consolidated interim results of the Company and its subsidiaries
(together, the “Group”) for the six months ended 30 June 2023
(the "Period”) together with the comparative figures for the
corresponding period in 2022:-

CONDENSED CONSOLIDATED STATEMENT OF
COMPREHENSIVE INCOME
For the six months ended 30 June 2023

Chinese Estates Holdings Limited ([ A2 F]|) 2 &
FER((EES)EBRDMARAIRENBERR
(GBI AEEDHE-_T-_=FXA=ZFTHLRX
BA([REE) 2 REBEZEETHES - &R
TECCFRBPZHRET  —

HRGEEZHEKRBERE

BE—SE-_=ZFEXNA=1+HILFEA

Six months ended 30 June
BEAA=+tHILA~EA

2023 2022

—E-= T

Notes HKS 000 HK3'000

k=2 FET FET

(Unaudited) (Unaudited)

(REEZ) (RiEEz)

Revenue A 3 270,638 1,181,426

Cost of goods and services provided REEm &R 2 KA (23,743) (19,796)

Gross profit ESAl 246,895 1,161,630

Other income Hiplg A 5 7,844 7,377

Investment expenses, net BERZFHE 6 (31,184) (204,079)

Administrative expenses TBFAX (171,520) (177,390)
(Loss) gain on disposals of equipment, HE®REZ (BE) KR

net HHE (13) 355
Fair value changes on investment BREMEZ A FEEZY

properties 190,538 104,400

Finance costs MBER 7 (108,742) (54,829)

Other gains and losses H Yozt & E5 18 (680) —~

Share of results of investments accounted {5 LA A ABRIRE 2

for using the equity method E 38,787 43,392

Profit before tax B 75 B g2 ) 171,925 880,856

Income tax expense FriS 2 8 (25,240) (10,290)

Profit for the period 7R B A5 ) 9 146,685 870,566




CONDENSED CONSOLIDATED STATEMENT OF

COMPREHENSIVE INCOME (continued)

For the six months ended 30 June 2023

Other comprehensive income
(expenses)
Items that will not be reclassified
to profit or loss
Gains and losses on investments
in equity instruments measured
at fair value through
other comprehensive income
Share of other comprehensive expenses
of investments accounted for using
the equity method

Item that may be reclassified
subsequently to profit or loss
Exchange differences on translation of

foreign operations

Other comprehensive income (expenses)
for the period (net of tax)

Total comprehensive income
(expenses) for the period

Profit for the period attributable to:
Owners of the Company
Non-controlling interests

Total comprehensive income
(expenses) for the period
attributable to:

Owners of the Company
Non-controlling interests

Earnings per share (HK$)
Basic and diluted

HHFSEERBERR @)

BE-_E_=ZFNA=1+HINEA

Notes

Bt o

HAth 2 Wi (i)

TEEHNTBELRZEZ
EH

BB E b2 m s
NRBRAFEFEZ
BARTAKREZ
Yoz I B 18
BIEAREAARKREZ
Hib 2 ®E

BEEAEEN 7 EE R 2
EH
BONRIEFIEEZ
ME L E R

AHEEM 2K E (ZH)
(BR#i1R)

FHEEEYE (XH) BE

FE A5 A S D& A
ZAN/NETEZ 2 SN
FEfE i an

FEAE AR 2 W (X )
W

ZNNIEZ DN
IR

BREF (BT 11
AR EE

Six months ended 30 June
BZEAA=1tHIAEA

2023 2022
—EC-=E —E-fF
HEKS 000 HK$'000
FET FET
(Unaudited) (Unaudited)
(REEX) (REEFEZ)
(112,901) (869,627)
(102) (53)
(113,003) (869,680)
255,870 (452,076)
142,867 (1,321,756)
289,552 (451,190)
146,599 870,537
86 29
146,685 870,566
289,466 (451,219)
86 29
289,552 (451,190)
0.077 0.456
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CONDENSED CONSOLIDATED STATEMENT OF
FINANCIAL POSITION
At 30 June 2023

30 June 31 December
2023 2022
—E-= —E-—F
AA=+H +t-A=+—8H
Notes HKS 000 HK8'000
B 7 FET F&ET
(Unaudited) (Audited)
(REEER) (E'/Z)
Non-current assets FRBEE
Investment properties wEME 12 14,024,947 13,369,124
Property, plant and equipment Mm% - BB L& 199,393 133,944
Right-of-use assets FREEE 99,277 91,934
Intangible assets BIVEE - -
Investments accounted for using the NEHREARZIEE
equity method 13 1,861,144 1,840,959
Advances to associates EANE S VNC] B 14 42,957 42,745
Financial assets measured at fair value 55?,@/\%&59% NFEE
through profit or loss Zi%ﬁ &E 15 70,107 87,635
Financial assets measured at fair value F‘Jﬁﬁﬁiﬁﬂﬁl £ DA B
through other comprehensive income ?TEHFEZ%rﬂﬁﬁ 16 465,005 525,780
Advance to an investee company BN —EEIRE RAFINIE 101,905 101,905
Deferred tax assets EERIEE BE 979 834
Pledged deposits R TF K 81,349 76,697
Deposits and prepayments e RIBFOE 17 1,949 84,081
16,949,012 16,355,638
Current assets REBEE
Stock of properties MEFE 23,316 23,316
Financial assets measured at fair value BREZARRAFETE
through profit or loss Zi%ﬁ‘iﬁ? 15 382,132 562,294
Financial assets measured at fair value F‘Jﬁﬁﬂiﬁﬂﬁ( 5 DA B
through other comprehensive income ANVFPEAEZEREE 16 62,336 109,766
Inventories BE 5,316 4,642
Debtors, deposits, other receivables and ~ FEURERIE « & -~ Hib B
prepayments A I8 I B A BB 17 199,478 186,468
Securities trading receivables and JE W 78 5 2 5 BR 1A K 17 3K
deposits 26,100 41,007
Tax recoverable AJ U [B] 5 51 16,026 13,886
Pledged deposits EHREFER 69,656 71,128
Time deposits, bank balances and cash EHFER - RITEHKIAS 935,969 2,038,768
1,720,329 3,051,275
Assets classified as held for sale VAEBIENEZEE - 27,602
1,720,329 3,078,877




CONDENSED CONSOLIDATED STATEMENT OF

FINANCIAL POSITION (continued)

HAFESMBERR &K @)

At 30 June 2023 R-E-=FXXA=+H
30 June 31 December
2023 2022
—EgE-=5F —F-—
AABA=+H +t+-A=+—H
Notes HEKS 000 HK$'000
Mg 5E FET FE T
(Unaudited) (Audited)
(REEZR) (' =%)
Current liabilities REBEE
Creditors and accruals JE 1~ BR 18 % & 51 RKIA 18 178,010 245,191
Securities trading and margin payable ENERFRZERENRE R 8,537 9,809
Deposits and receipts in advance e RkIEWK KA 91,180 84,595
Lease liabilities HEBE 40,229 35,332
Tax liabilities MIEEE 5,035 4,022
Borrowings BE 19 1,893,111 2,681,151
Derivative financial instrument MESRMT A 71 -
2,216,173 3,060,100
Net current (liabilities) assets nE (BB EEFE (495,844) 18,777
Total assets less current liabilities EEAERABDERS 16,453,168 16,374,415
Equity attributable to owners of ARABEBEARGEREER
the Company
Share capital AR 20 190,762 190,762
Financial assets measured at fair value MmBHAM ’i\ﬁuﬁ £ DA R
through other comprehensive income ANVPEFAEZEHMEEZ
reserve G (1,856,625) (1,743,622)
Contribution reserve EE S 206,627 206,627
Statutory reserve ETE B 748 748
Special reserve 5 71 & 1 2,499,685 2,499,685
Capital redemption reserve BB LD #E 138,062 138,062
Translation reserve bE W A (579,061) (834,931)
Retained profits =8 & A 13,668,802 13,522,203
14,269,000 13,979,534
Non-controlling interests TR ER 23,376 23,309
Total equity B R EE 14,292,376 14,002,843
Non-current liabilities ERBEE
Borrowings BEE 19 1,955,566 2,205,781
Amounts due to associates REHER ﬂffﬁlﬁ 21 35,077 34,579
Amounts due to investee companies REBESRER IE 21 31,578 14,648
Amounts due to non-controlling R B IEERA
shareholders 21 275 275
Lease liabilities HEBE 55,787 53,244
Deferred tax liabilities REFIBEEFE 82,509 63,045
2,160,792 2,371,572
16,453,168 16,374,415




CONDENSED CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

HRRERFIERSE R

For the six months ended 30 June 2023
BE—E-—=FNHA=1+HIANEA

At 1 January 2022
(audited)

Profit for the period
Other comprehensive expenses
for the period

Total comprehensive (expenses)
income for the period
Transfer of reserve upon
disposal of the investment in
an equity instrument measured
at fair value through
other comprehensive income

At 30 June 2022
(unaudited)

Profit for the period
Other comprehensive expenses
for the period

Total comprehensive (expenses)
income for the period

PRC statutory reserve

Unclaimed dividends forfeited

(note (v))

At 31 December 2022
(audited)

Profit for the period
Other comprehensive (expenses)
income for the period

Total comprehensive (expenses)
income for the period

Dividend paid to a
non-controlling shareholder

At 30 June 2023
(unaudited)

RZE-_—F—H—H
(%)
R ERREE A
AHHEMEELH

AHR2E () K
ik
REE-ERBEMEE
WA R FEE 2
BATERERER
&

RZE-_—FA=+H
(RIEEZ)

7 HA R F)

AHEEMEE YT H

AHRE2E () K
B

PEUXTE

SRR B2 BB
(BfE(v))

RZE-—F+-HA=+—H
(L)
R ER R A
AHHEEMEE
(Z ) Wz
AEE2E (L) ks
pkc]
BN —EERERE 2

BE

R-ZE-=HXHA=1+H
(RBER)

Attributable to owners of the Company

ARBREBABGERAER

Financial assets
measured

at fair value
through other

Share comprehensive Contribution Statutory

capital income reserve reserve reserve
2 W2 SRR
DFEFEZ

REx SHEEZRE TERE EERE

HK8'000 HK8'000 HK$'000 HK$'000

TET TET THET TET

(note (i) (note (i) (note (i)

(@) (B =EiN)) (B £ (i) )

190,762 (1,582,049) 206,627 668

- (869,680) - -

- (869,680) - -

- 895,020 - -

190,762 (1,556,709) 206,627 668

- (186,913) - -

- (186,913) - -

- - - 80

190,762 (1,743,622) 206,627 748

- (113,003) - -

- (113,003) - -

190,762 (1,856,625) 206,627 748




CONDENSED CONSOLIDATED STATEMENT OF CHANGES IN EQUITY (continued)
HHGEEREIERBBR ()

For the six months ended 30 June 2023

BE—E-—=FNHA=1+HIANEA

Attributable to owners of the Company

ARAHEBEARGEREER
Capital Non-
Special redemption Translation Retained controlling Total
reserve reserve reserve profits Total interests equity
5l 1 EXEERE B e RE RN e FER#ERZ REAEZAE
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK8'000 HK$'000
FET TET TET FET FRET FRET TET
(note (iv))
(BT &E(v))

2,499,685 138,062 (335,536) 13,257,387 14,375,606 23,224 14,398,830
- - - 870,537 870,537 29 870,566
- - (452,076) - (1,321,756) - (1,321,756)
- - (452,076) 870,537 (451,219) 29 (451,190)

- - - (895,020) - - -
2,499,685 138,062 (787,612) 13,232,904 13,924,387 23,253 13,947,640
- - - 281,698 281,698 56 281,754
- - (47,319) - (234,232) - (234,232)

- - (47,319) 281,698 47,466 56 47,522

- - - (80) - - -

- - - 7,681 7,681 - 7,681
2,499,685 138,062 (834,931) 13,522,203 13,979,534 23,309 14,002,843
- - - 146,599 146,599 86 146,685

- - 255,870 - 142,867 - 142,867

- - 255,870 146,599 289,466 86 289,552
- - - - - (19) (19)
2,499,685 138,062 (579,061) 13,668,802 14,269,000 23,376 14,292,376




CONDENSED CONSOLIDATED STATEMENT OF

CHANGES IN EQUITY (continued)
For the six months ended 30 June 2023

Notes:

0]

(i)

(iii)

(v)

)

The cumulative amount of the loss on a listed equity investment
classified as financial assets measured at fair value through
other comprehensive income (“FVTOCI") was approximately
HK$1,727,963,000 as at 30 June 2023 (31 December 2022:
HK$1,680,533,000).

During the Period, the loss on fair value change from shares of
China Evergrande Group (listed on The Stock Exchange of Hong
Kong Limited (“Stock Exchange”)) (stock code: 3333) (“China
Evergrande”) (“Evergrande Shares") of approximately HK$47,430,000
representing unrealised loss (2022: HK$20,299,000 comprising
unrealised loss of approximately HK$35,234,000, realised gain
on the disposal of certain Evergrande Shares of approximately
HK$15,189,000 and the transaction costs of the disposal of
approximately HK$254,000) was recorded in financial assets
measured at FVTOCI reserve. During the six months ended 30 June
2022, the cumulative fair value loss and the transaction costs in
the financial assets measured at FVTOCI reserve that related to the
disposed Evergrande Shares, which amounted to approximately
HK$895,020,000, was transferred to retained profits upon
completion of the disposal.

The contribution reserve represented the excess amount paid by
Ms. Chan, Hoi-wan, who is a trustee of substantial shareholders
of the Company (“Trustee of Substantial Shareholders”), as the
purchaser in relation to the Group's disposals of debt securities in
2020, at the consideration of 100% of principal amount over the
prevailing market bid price of the debt securities disposed of was
directly recognised in the reserve as it is deemed as the contribution
from the Company’s equity participant.

The statutory reserve of the Group refers to the People's Republic
of China ("PRC") statutory reserve fund. Appropriations to such
reserve fund are made out of profit after tax as recorded in the
statutory financial statements of the PRC subsidiaries. The amount
should not be less than 10% of the profit after tax as recorded in the
statutory financial statements unless the aggregate amount exceeds
50% of the registered capital of the PRC subsidiaries. The statutory
reserve can be used to make up prior year losses, if any, and can be
applied in conversion into the PRC subsidiaries’ capital by means of
capitalisation issue.

The special reserve represented the difference arising from the
aggregate of the share capital and premium amount of the former
holding company and the Company upon redomicile of the holding
company as a Bermuda Company in 1989 and is non-distributable.

Unclaimed dividends forfeited represented dividends declared by
the Company on or before 30 August 2016 remaining unclaimed
by shareholders of the Company on 2 November 2022. During
the period from 1 July 2022 to 31 December 2022, unclaimed
dividends amounted to approximately HK$7,681,000 were forfeited
and transferred to retained profits.

HRGEEREIERBBR ()
BE—F-_=ZFANA=1HILNEA

(i)

(iii)

(V)

)

RZZE-_=FA=1+H tTRAKREDEA
BBEAEEAMEARBRATFE(REEMEE
WalRBAFEDFEZeREE 25T EE
S FAA1,727,963,000 B (ZE-—F+ A8
=+—H :1,680,533,000& ) °

RAHE  ABEmeEREsARBRAFETE
ZERMBEZHEPHRESRAPHEAER (R
EBBARSIBERAR ([BxA]) W) (&K
R 3333) ([RBEEKR]) 2K (TEXEMK])
ZANFEZBETEL47,430,0008 T I8 R E IR
B8 (ZZF = =4 : 20,299,000/ 7T * & KEIH
B 18 #935,234,0008 0 * HEEFTEBARGZE
BRI K #715,189,0008 7T M B & 2 X 5 A %)
254,000870) c RBE T -_—_F~A=+H1
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ZeMEEZREPEBEHEBAKRMN Z A5
N EBEEZ S AEFE4895,020,000E T2
PR EREREREBET -
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(KRR EEZRRZ2EREATEZERR 2T
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250% @ BRI & B A SEREE 75 Wk Ak
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A=+HZRZAERMARR ZRER T ==
F+—AZHMABRZRE -RZE-_—_F+
A—BEZZ-_—_F+-_A=+—HHER 1
KA Z R E £ 54 A7,681,0008 T E 8 UK
WEEEERBEF o



CONDENSED CONSOLIDATED STATEMENT OF

CASH FLOWS

For the six months ended 30 June 2023

Net cash generated from (used in)
operating activities

Net cash (used in) generated from
investing activities

HHAGERERER

BE-_E_=ZFNA=1+HINEA

Six months ended 30 June
BEAA=+tHILA~EA

Payments for investment properties
Decrease (increase) in pledged deposits
Advances from an investee company
Net proceed from disposal of financial asset
measured at fair value through
other comprehensive income
Other investing activities

Net cash used in financing activities

Bank and other borrowings repaid, net

Payments for lease liabilities
(including interest)

Other financing activities

Net decrease in cash and cash equivalents
Cash and cash equivalents at 1 January

Effect of foreign exchange rate changes

Cash and cash equivalents at 30 June

Analysis of the balances of cash and

cash equivalents

Time deposits, bank balances and cash

Less: Time deposit with original maturity
greater than three months

10

2023 2022
—E-= —E-fF
HKS 000 HK$'000
FET FET
(Unaudited) (Unaudited)
(REEZ) (REE&EZ)
*E (AR)REEBZ
REeFHE 203,757 (176,746)
(AR REREEBZ
ReFHE
XTI EWMFEFRIEA (166,116) (134,349)
EIRTF 2 /A (3E ) 2,004 (75,586)
BHE—RAEIXREATZHIE 52,930 85,050
o 6 3 38 b 2 T U 2 A IR B
ATEHEZEREEZ
Fr 1S kI8 5 58 - 206,856
HiiR&EX® 80,952 (26,474)
(30,230) 55,497
ARmEXE R T8
BRETREMEEFHE (1,136,355) (339,156)
THHERRE
(BEFNE) (23,586) (30,322)
Hth @b & X715 (112,691) (42,465)
(1,272,632) (411,943)
RehkBHAeFEEBER 2R FE (1,099,105) (533,192)
R—A—RBZR&Xk
ReFEIER 2,038,768 2,479,874
EXEH o T8 (3,694) (13,632)
RANA=+tHZEEZR
ReEEER 935,969 1,933,050
RekReFEEBHEH
oA
EHER  RITEH KA S 935,969 1,938,750
B REFHAZR=ZEAZ
EHFR - (5,700)
935,969 1,933,050




NOTES TO THE CONDENSED CONSOLIDATED FINANCIAL
STATEMENTS
For the six months ended 30 June 2023

1.

Basis of Preparation

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

Going concern basis

As at 30 June 2023, the Group's current liabilities exceeded its
current assets by approximately HK$495,844,000. Notwithstanding
the above, these unaudited condensed consolidated financial
statements have been prepared on a going concern basis.

The management closely monitors the Group's financial performance
and liquidity position. The validity of the going concern basis of
preparation of these unaudited condensed consolidated financial
statements depends upon the success of the Group's future
operations, its ability to generate adequate cash flows in order to
meet its financial obligations as and when they fall due, and its ability
to refinance or restructure its borrowings such that the Group can
meet its future working capital and financing requirements.

Based on the latest communications with the banks, the directors
of the Company (“Directors”) are not aware of any intention of
the principal banks to withdraw their bank facilities or require early
repayment of the bank borrowings, and the Directors believe that
the existing bank facilities will be renewed or roll-overed when their
current terms expire given the good track records and relationships
the Group has with the banks. Further, the Group has unutilised loan
facility from a Director.

The Directors have reviewed the Group's cash flow projections
prepared by the management. The cash flow projections cover a
period of not less than twelve months from 30 June 2023. Based on
the cash flow projections, the Directors believe that the Group will
have sufficient financial resources to meet its financial obligations
as and when they fall due in the coming twelve months from
30 June 2023. The management has made key assumptions in the
preparation of the projections with regard to the anticipated cash
flows from the Group's operations, capital expenditures and the
continuous availability of bank facilities. The Group's ability to achieve
the projected cash flows depends on the continuous availability of
bank facilities from the banks.

In view of the above, the Directors are of the opinion that there will
be sufficient financial resources available to the Group to enable
it to meet its liabilities as and when they fall due and to continue
as a going concern. Accordingly, the Directors have prepared these
unaudited condensed consolidated financial statements on a going
concern basis.
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Principal Accounting Policies

The accounting policies adopted in these unaudited condensed
consolidated financial statements for the Period are consistent
with those followed in the preparation of the Group's consolidated
financial statements for the year ended 31 December 2022 except
as described below.

In the current period, the Group has applied the following new and
amendments to Hong Kong Financial Reporting Standards (“HKFRSs")
(“New and Amended HKFRSs") issued by the HKICPA for the first
time, including those which are mandatorily effective for the annual
period beginning on or after 1 January 2023 for the preparation of
these unaudited condensed consolidated financial statements:

Insurance Contracts and the related
Amendments
Disclosure of Accounting Policies

HKFRS 17

HKAS 1 and HKFRS Practice
Statement 2 (Amendments)

HKAS 8 (Amendments) Definition of Accounting Estimates

Deferred Tax related to Assets and
Liabilities arising from a Single
Transaction

International Tax Reform — Pillar Two
Model Rules

HKAS 12 (Amendments)

HKAS 12 (Amendments)

The application of the New and Amended HKFRSs 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
unaudited condensed consolidated financial statements.

The Group has not early adopted the following amendments to
HKFRSs (“Amendments”) that have been issued but are not yet
effective.

Sale or Contribution of Assets
between an Investor and its
Associate or Joint Venture?

Lease Liability in a Sale and
Leaseback!

Classification of Liabilities as Current
or Non-current and related
amendments to Hong Kong
Interpretation 5 (2020)'

Non-current Liabilities with
Covenants'!

Supplier Finance Arrangements'

HKFRS 10 and HKAS 28
(Amendments)

HKFRS 16 (Amendments)

HKAS 1 (Amendments)

HKAS 1 (Amendments)

HKAS 7 and HKFRS 7
(Amendments)

! Effective for annual periods beginning on or after 1 January 2024

2 Effective for annual periods beginning on or after a date to be
determined
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Principal Accounting Policies (continued)

The Directors are in the process of assessing the potential impact
of the Amendments but are not yet in a position to determine
whether the Amendments will have a material impact on the Group's
performance and financial position and on the disclosures. The
Amendments may result in changes to how the Group's performance
and financial position are prepared and presented in the future.

Revenue

Revenue represents the aggregate amounts of commission from
brokerage, settlement charges from brokerage, cosmetics goods sold
less returns, building and property management services income,
amounts received and receivable from property rental income,
interest income from bonds and structured products, dividend
income from listed and unlisted equity investments and gain on sales
of investments held-for-trading. Revenue is analysed as follows:

TREABEE)

EXRENHZEEIZEETYE HEHARETE
ZEEITHAEEBZRRALBBRARARTES
TRKEATE ZFEITRGEHAEHERRK
ZERARBBERRZ MEREVN T AHBRES -

A

WA ERELERS SRERBE2RXSER - KRR
Bzt mEE EFRMETERBEA -
Bl ERERMERSKA - BFEREEEESR
ZRBUWA ~ FWRIEETRAKE 2B MA
UEHEREEEZ2RENGZ ZEF 25 - A
DITUWT -

Six months ended 30 June
BZXA=1+HIEAEA

Revenue from contracts with customers:
Recognised on a point in time basis
Brokerage and cosmetics income

Recognised on over time basis
Building and property management
services income

Revenue from other sources:
Property rental income

Interest income from

— bonds (note (i))
— structured products (note (i))

Dividend income from
— listed equity investments (note (i))
— unlisted equity investments (note (ii))

Gain on sales of investments held-for-trading

Total revenue

2023 2022
—E-= —E-F
HK$°000 HK$'000
FET FAET
HERALHZKA
BRR — 8 > BEET
LR kb miEE KA 6,708 7,479
HR—BRERAZ EERT
BFRMESERBE WA
27,010 25,151
33,718 32,630
= S N
YIRS WA 130,352 157,139
B U A
—f&F (M&EG)) 5,628 12,896
—KEREEE S (HFE®0) 64 416
5,692 13,312
% B U A
— EWRRAEE (HREG)) 2,769 3,354
—3E EmBRAEE (MEEG)) 36,600 950,750
39,369 954,104
HEREEE 2B WS 61,507 24,241
236,920 1,148,796
LNt 270,638 1,181,426
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Revenue (continued)
Notes:

(i) The interest income from bonds and structured products and
dividend income from listed equity investments were derived
from financial assets measured at fair value through profit or
loss ("FVTPL").

(i) The dividend income from unlisted equity investments was
derived from financial assets measured at FVTOCI.

Operating Segments

The Group determines its operating segments based on the reports
reviewed by the chief operating decision-makers that are used to
make strategic decisions.

The Group has six reportable segments — (i) property development
and trading; (ii) property leasing for retail; (iii) property leasing for
non-retail; (iv) listed equity investments at FVTOCI; (v) investments
and treasury products at FVTPL; and (vi) unlisted investments,
investment holding and brokerage, and the remaining businesses
of the Group grouped under all other segments. The segmentations
are based on the information about the operations of the Group that
management of the Group uses to make decisions.

Principal activities are as follows:

Property development and — Property development and sales of
trading trading properties

Property leasing
— Retail — Property leasing from retail properties
— Non-retail — Property leasing from non-retail

properties

Listed equity investments ~ — Listed equity securities at FVTOCI
at FVTOCI

Investments and treasury ~ — Securities investments in investments

products at FVTPL held-for-trading, over-the-counter

trading and structured products

Unlisted investments, — Unlisted securities investments,
investment holding and trading and brokerage
brokerage

All other segments — Cosmetics distribution and trading,

provision of building and property
management services and others
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Operating Segments (continued)

The Group evaluates performance on the basis of profit or loss from
operations after tax expense and non-controlling interests but not
including the major non-cash items. The major non-cash items are
unrealised fair value changes on investment properties and other
properties together with, if applicable, their respective deferred tax.

No operating segments have been aggregated in arriving at the six
reportable segments described above.

Unallocated corporate assets mainly comprised land and building for
own use, right-of-use assets, deferred tax assets, tax recoverable and
Cross currency swap.

Unallocated corporate liabilities mainly comprised tax liabilities, bank
borrowings, amounts due to associates, amounts due to investee
companies, amounts due to non-controlling shareholders, lease
liabilities and deferred tax liabilities.

The Group's reportable segments are strategic business units that
operate different activities. They are managed separately because
each business unit has different markets and requires different
marketing strategies.

Further, the business units are also managed to operate in different
countries separately. Revenue and results are attributed to countries
on the basis of the property or asset location.

There was no major customer who individually accounted for 10% or

more of the Group's revenue during the six months ended 30 June
2023 and 2022.
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Operating Segments (continued)

Operating segment information is presented below:

Condensed Consolidated Statement of Comprehensive Income
For the six months ended 30 June 2023

Major cash items excluding in revenue
- Hong Kong
- Other countries

Revenue
Dividend and interest income and gain on
sales of investments held-for-trading
- Hong Kong
- Other countries
Revenue from external customers
- Hong Kong
- United Kingdom

Revenue (excluding dividend income from
segments of property development and
trading and property leasing)

Attributable property sales from
an investee company
- Hong Kong

Attributable rental revenue from
associates/investee company
- Hon% Kong
- Mainland China

Results

Segment results
- Hong Kong
- United Kingdom
- Mainland China
- Other countries

Share of results of investments accounted
for using the equity method
- Attributable gross income
- Hon% Kong
- Mainland China
- Attributable operating cost
- Hon% Kong
- Mainland China

Qther income
Share of results of investments accounted
for using the equity method
- Income tax and others
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4. HEIE(E)
HENBREMZNNWT
BHAES2EKRERE
BE_E_=FXNA=1+HIEAEA
Unlisted
p leasi Listed Investments investments,
Property "’%’Q eésmg equity and treasury  investment
development i |nvestments products holdingand Al other
and trading Retail ~ Non-retail _ atFVTOCI ~ atFVIPL  brokerage  segments Consolidated
BBHM2E BERR .
5 WEARR RRATE FLaRE-
NEBR Lh¥Ee  ZBER  REEZRR Fﬁ’ﬁﬁf&
REE FE FEE LTRARE  HEER  SLRE &8
HKS000  HKS000  HKS000  HKS000  HKS000  HKS'000 HK$ aoo HK$'000
TEr TEx TEx FEn TEx TEx FEx TEx
- - - - 175,517 - - 175,517
- - - - 400,644 - - 400,644
- - - - 576,161 - - 576,161
36,000 - - - 15,086 - 600 51,686
- - - - 54,882 - - 54,882
- 16,085 61,759 - - 1,545 32,173 111,562
- 15,533 36,975 - - - - 52,508
36,000 31,618 98,734 - 69,968 1,545 32,173 270,638
- 31,618 98,734 - 69,968 1,545 32,173 234,638
80,855 - - - - - - 80,855
- 8,217 24,161 - - - - 32,378
- 23,100 2,955 - - - - 26,055
80,855 62,935 125,850 - 69,968 1,545 32,173 373,926
36,000 13,546 59,965 - (54,949) 19,454 20,465 94,481
- 14,513 32,471 - - 1,334 - 48,324
- - (13) - - 2,081 - 2,068
- - - - 65,204 6,335 - 71,539
36,000 28,059 92,429 - 10,255 29,204 20,465 216,412
- 1,995 23,967 - - - 1,095 33,057
- 23,100 2,955 - - - - 26,055
- (121) (4,295) - - - - (5,016)
- (88571)  (1,635) - - - - (10492)
36,000 49,576 113,421 - 10,255 29,204 21,560 260,016
- - 2,964 - - - - 2,964
- (15187) (679) - - - 5  (15807)
36,000 34,389 115,706 - 10,255 29,204 21,619 247,173



Operating Segments (continued)

Condensed Consolidated Statement of Comprehensive Income

(continued)
For the six months ended 30 June 2023

Property
development
and trading
NELR
REE
HKS'000
FEx
Unallocated items APERR _
Unallocated corporate expenses, net AE NRRXTE
Finance costs HBER
Income ta expense FSRAX
Non-controlling interests FERRER

Operating loss for the period

ANTREARERHE
2EEFR

attributable to owners
of the Company ‘ \ o
Deferred tax credit on realised fair value ~ AAEIRIERLERENE
changes on disposal of an investment LEEERTERY
property recognised in current period ABZEERERM
Major non-cash items IZFRSAA
- Unrealised fair value changes on -RENE 7 ARR
investment Eroperties NYEZRY
(including share of results of (iR g
Investments accounted for using ANEREZEE)
the egu{ty method) o
- Deferred tax expense -EERBRX

Profit for the Eeriod attributable to

AOTREARERER
&R

owners of the Company
Core loss KUOBE
(excluding major non-cash items) (TEETEFRSER)
Operating loss for the period ELAERARLE
attributable to owners rHEZELER
of the Companr .
Accumulated realised fair value HERENE 2R
changes and related deferred tax EARAYERDE
on disposal of an investment BB EERE
property \ \
~ Recognised in current period -REARER
~ Recognised in prior years -RATEERR
Core loss for the period attributable to A&7 &5 AR AHE
owners of the Company BROBE

4. EBEHE(E)

HRGREEEHKRERR (F)

BE-—E-_=ZFANA=1+HILENEA

Unlisted
Listed Investments investments,

Property leasing equity and treasury  investment

nEER investnﬂeng producg holding and

Retail ~ Non-retail _ atFVTOCI ~ atFVIPL  brokerage
BRHMEE BEBEN 00

WEARR RRATE FLaRE-

APEe  2RER REERR

z FEE LTRARE  HEER  SLRE

HK$'000 HK$'000 HK$'000 HK$'000 HK$'000

TEx TEx FEn TEx TEx
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Al other
segments Consolidated

RN
pi &8

HKS000  HKS'000
FET FET

(168,034)
(108,742
(14,504
(86)

(44,193)

528

201,528
(11,264)

146,599

(44,193)

528
521

(43,144)




4.

Operating Segments (continued) 4. EEDE(E)
Condensed Consolidated Statement of Financial Position IGLEESCE R SO E
At 30 June 2023 R-E-=ZFAHA=+H
Unlisted
P leasi Listed Investments investments,
Property '%g eésmg equity and treasury  investment
development i investments ~ products holdingand Al other
and trading Retail ~ Non-retail _ atFVTOCl ~ atFVIPL  brokerage  segments Consolidated
BBHM2E BEK@N 20
N WEARR RRATE FLaRE-
E3 Ah¥Ee  2BER REERR  REEH
REE 2E FEE LTRARE  HEER  SLRE 78 &8
HKS000  HKS000  HKS000  HKS000  HKS000  HKS000  HKS000  HKS000
FEx FEn FEn FiEr FEn FEn FEr FEn
Assets BE
Segment assets NREE
~ Hong Kong *;%E/% 181,381 1,493,138 5,953,738 62,336 251,649 300,467 252,020 8,494,729
- United Kingdom ~%H - 949,074 6,618,485 - - - - 1,561,559
- Mainland China —PEAE 112,290 - 125 - - 750 - 113,165
- Other countries AR - - - - 146609 261,726 - 408335
Investments accounted for WAL
using the equity method RE
- Hong Kong &% 52,059 379,181 1,419,369 - - 1,426 9,109 1,861,144
Advances to associates EEING R
- Hon% Kong -&& 1,952 - 150 - - 2 1,226 3,330
- Mainland China -hERE - - 39,627 - - - - 39,627
Reportable segment assets 2RNEEE 347,682 2,821,393 14,031,494 62,336 398,258 564,371 262,355 18,487,889
Unallocated corporate assets APBIRAEE 181,452
Consolidated total assets BREERR 18,669,341
Liabilities &
Segment liabilities BN
- Hong Kong *—%f‘/ﬁ 36,317 14,500 97,687 15 359 10,406 16,222 175,506
- United Kingdom -3 - 16,764 85,258 - - - - 102,022
- Mainland China -HEARE - - - - - 2 - 2
- Other countries -HBER - - - - 268 - - 268
Reportable segment liabilties 2RAEAR 36,317 31,264 182,945 15 627 10,408 16222 277,798
Unallocated corporate labilties AAELLAAR 4,099,167
Consolidated total liabiliies FaRBER 4,376,965
Additions to non-current assets FRBEERE
(other than financial instruments ($MIAREE
and deferred tax assets) HEZERM - 26 198477 - - 397 79
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4. Operating Segments (continued) 4. EEDE(E)

Other Material Items HEKXREE
For the six months ended 30 June 2023 BE_ZE_=F#XF=+HILNEA
Condensed
Adjustments  Adjustment  Adjustments  consolidated
for related to for major  statement of
Reportable  unallocated  realised fair non-cash comprehensive
segments items value changes items income
HESH
AA#BEE ATLELEY FEERE MHHREEE
DER: ¥k ZHAE  HEZBER  HEZH#E 636
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
FET FET FET FET FET
Interest income FIEHA 27,173 - - - 27,173
Finance costs HHER - (108,742) - - (108,742)
Net income (expenses) WA (RE) 558 27,173 (108,742) - - (81,569)
Depreciation of: & !
— Property, plant and equipment -NE BELRE - (25,828) - - (25,828)
- Right-of-use assets -ERAREE - (23,386) - - (23,386)
Fair value changes on investment properties &M% 2 AFEE - - - 190,538 190,538
Share of results of investments accounted for 18 LAREZ A A BRI E 2
using the equity method ES 21,797 - - 10,990 38,787
Income tax (expense) credit FER (R &E - (14,504) 528 (11,264) (25,240)
Non-controlling interests FEpR R - (86) - - (86)
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4.

Operating Segments (continued)

Condensed Consolidated Statement of Comprehensive Income

For the six months ended 30 June 2022

Major cash items excluding in revenue
- Hong Kon
- Other countries

Revenue
Dividend and interest income and gain on
sales of investments held-for-trading
- Hong Kong
- Other countries
Revenue from external customers
- Hong Kong
- United Kingdom

Revenue (excluding dividend income from
segments of property development and
trading and property leasing)

Attributable property sales from
an investee company
- Hong Kong

Attributable rental revenue from
associates/investee company
- Hon% Kong
- Mainland China

Results

Segment results
- Hong Kong
- United Kingdom
- Mainland China
- Other countries

Share of results of investments accounted
for using the equity method
- Attributable gross income
- Hon% Kong
- Mainland China
- Attributable operating cost
- Hon% Kong
- Mainland China

Other income
Finance income
Share of results of investments accounted
for using the equity method
- Income tax and others
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4. EEDE(E)
HHAE2EKBERE
BE—FE - —FNA=1HINEA
‘ ~ Unlisted
P - listed  Investments  investments,
Property foggmfﬁe?g'ﬂg equiy  andtreasuy  investment
development AER investments products  holding and All other
and trading Real ~ Nonvetal  atFVIOO atFVIPL  brokerage  segments  Consolidated
BRENEE BBREN
Yaip®  RBATE #ETRE
%%%E - RTEZ  ZBBR %%Mx& FEEM N
2E FRE LTRARE  FEER  HLRK NE fa
/-//(X 000 HSO0 HSO00 T SO0 HGO00  HGO0D MO KOO0
&1 AT FET A1 FET TE7T A1 FET
- - - 164,304 378,242 - - 542,546
- - - - 540,643 - - 540,643
- - - 164,304 918,885 - - 1,083,189
950,000 - - - 18537 - 750 969,287
- - - - 22,370 - - 22,370
- 16,788 62,106 - - 2575 30,055 111,524
- 18,825 59,420 - - - - 78245
950,000 35,613 21526 - 40,907 2575 30,805 1,181,426
- 35613 121,526 - 40,907 2575 30,805 231,426
133,114 - - - - - - 133,114
- 8,640 2307 - - - - 30,947
- 8,759 2,900 - - - - 11,659
133,114 53,012 146,733 - 40,907 2575 30,805 407,146
950,000 15,118 60,261 - (60,862) 1,791 18,119 984,427
- 15,116 61416 - - 50 - 76,582
- - - - - 3277 - 3277
- - - - (7431 8,829 - (108602)
950,000 30,234 121677 - (178,293) 13,947 18,119 955,684
- 8,163 22,142 - - - 1,079 31,384
- 8,759 2,900 - - - - 11,659
- (19 (4781) - - - - (5510)
- (6315)  (1,659) - - - - (7974)
950,000 40,112 140,279 - (178,293) 3947 19,198 985,243
- - 130 - - - - 130
- - - - ) - - )
- 4973 798 - - - (219) 5552
950,000 45,085 141,207 - (178,261) 13,947 18,979 990,957



Operating Segments (continued)

Condensed Consolidated Statement of Comprehensive Income

(continued)

For the six months ended 30 June 2022

Unallocated items
Unallocated corporate expenses, net
Unallocated finance costs
Income tax expense
Non-controlling interests

Operating profit for the period
attributable to owners
of the Company
Major non-cash items
— Unrealised fair value changes on
investment ﬁropemes
(including share of results of
investments accounted for using
the eguxty method)
- Deferred tax expense

Profit for the Eeriod attributable to
owners of the Company

Core profit for the period attributable
to owners of the Company
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4. BEIE(E)

HREEEERERR (F)

BE—ZFE-——FNA=F+HINEA

Pro%eﬁy Iefjising égﬁg
S8 investments
Retail Non-retail " _athiod
Ethzm
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TE FTE imﬁ&?ﬁ g
HKS000 HKS 000 Hk§ 000
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~ Unlisted
Investments  investments,
and treasury  investment
products  holding and All other
at FVIPL  brokerage  segments  Consolidated
BREED
RBATE #tﬁL
LEER &é?ﬂx& FEEM N
BEER  EERK NE fa
K000 HKSO00  HKSOO0  HKS000
FET TE7T A1 AT
(167,921)
254,8613
10,086
29
758,060
112,681
(204)
870,537
758,060




4.

Operating Segments (continued)

Condensed Consolidated Statement of Financial Position

At 31 December 2022

Assets
Segment assets
- Hong Kong
- United Kingdom
- Mainland China
- Other countries
Investments accounted for
using the equity method
- Hong Kong
Advances to associates
- Hon% Kong
- Mainland China

Reportable segment assets

Assets classified as held for sale
Unallocated corporate assets

Consolidated total assets

Liabilities
Segment liabilities
- Hong Kong
- United Kingdom
- Mainland China
- Other countries

Reportable segment liabilities

Unallocated corporate liabilities

Consolidated total liabilities

Additions to non-current assets
(other than financial instruments
and deferred tax assets)
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4. BEHE(E)
B4R S B IR 3Rk
R-B-—F+-_H=+—H
‘ ~ Unlisted
P - listed  Investments  investments,
Property foggmfﬁeﬁg'ﬂg equiy  andtreasuy  investment
development AER investments products  holding and All other
and trading Real ~ Nonvetal  atFVIOO atFVIPL  brokerage  segments  Consolidated
BRENEE BBREN
A Yaip®  RBATE #ETRE
UEZ T ‘ LRz ZBRER }Eé?‘ﬂx& FEEM N
REE 2E FRE LTRARE  FEER  HLRK NE fa
HS000  HKSO00  HKSOOD  HKSOOO  HKSOOO  MKSOOO  HKSOOO  MKSOOO
&1 AT FET A1 FET TE7T A1 AT
216,170 2,556,174 5941338 109,766 350,351 310,488 236,041 9,720,328
- 902,062 6,073,410 - - - - 6975472
110,556 - 2,659 - - 740 - 113,955
- - - - 251038 29059 - 541,734
51,796 381393 1,396,670 - - 1,615 9485 1,840,959
1,947 - 149 - - 2 1,225 3323
- - 39,422 - - - - 39,422
380469 3,839,629 13453648 109766 601489 603441 246751 19,235,193
27,602
171,720
19,434 515
36,067 15,394 107,305 18 194 11,837 9375 180,190
- 14,060 142,389 - - - - 156,449
59 - 2,267 - - 2 - 2328
- - - - 625 3 - 628
36,126 29,454 251,961 18 819 11,842 9,375 339,595
5092,077
5431672
- 19,468 320,780 - - 14 124
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4. Operating Segments (continued) 4. EEDE(E)

Other Material Items HthEBKRIEE
For the six months ended 30 June 2022 BE—ZFE-——FNA=F+HINEA
Condensed
Adjustments Adjustments consolidated
for for major statement of
Reportable unallocated non-cash comprehensive
segments items items income
AH#IER FEHRE EHREE2E
AERHHE ZHE HAZHE WE®E
HK$'000 HK$'000 HK$000 HK$°000
FET FAET FAETL FET
Interest income FEWA 18,186 - - 18,186
Finance income (costs) HBBA(ER) 32 (54,861) - (54,829)
Net income (expenses) NGB 18,218 (54,861) - (36,643)
Depreciation of: & !
~ Property, plant and equipment -NE BELZE - (36,618) - (36,618)
- Right-of-use assets ~-ERREEE - (30,073) - (30,073)
Fair value changes on investment properties &M% 2 AFEE - - 104,400 104,400
Share of results of investments accounted for {5 AR A AR E 2
using the equity method 4 35,111 - 8,281 43392
Income tax expense FEHAR - (10,086) (204) (10,290)
Non-controlling interests FERER - (29) - (29)
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5. Other Income 5. Hfulk A

Six months ended 30 June
BEANA=1tHILAHEA

2023 2022
—ZE-= —E-__F
HK$°000 HK$'000
FET FET
Included in other income are: Hih A BE
Rental services income HERBHBA 1,642 1,701
Leasing administration services and BT BRSS &
property administration services income P EATIROR S WA 2,602 2,327
Advisory and consultancy services income a7 K B AR A WA 19 19
Dilapidations settlement received from tenants FEE Y ERE PRIz
in respect of properties in the United Kingdom #r H & A 2,964 130
Government subsidy — Employment Support BT AL — TR BL3E ] 5T &
Scheme (note) (P &) - 1,139
Overprovision of reinstatement costs FAMWEZBEKK
in respect of leased properties HEFE R - 1,200
Note: During the six months ended 30 June 2022, the government Wi : RBEZT-_—_F A=+THLA @A
subsidy was granted under Employment Support Scheme BT 4 BE T 2R B P B A B R RIAT BUE I
which aimed to retain employment under the Anti-epidemic RzBhEREES TREEIFTEZH
Fund of the Government of Hong Kong Special Administrative B BERITBRE -

Region of the PRC.
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Investment Expenses, Net

Financial assets/liabilities measured at fair value
through profit or loss:
Unrealised loss arising from change
in fair value of bonds
Realised (loss) gain arising from change
in fair value of bonds
— Change in fair value
— Exchange component of change

Net loss arising from change
in fair value of bonds

Unrealised gain arising from change
in fair value of structured products
and derivative financial instruments

Realised gain arising from change
in fair value of structured products
and derivative financial instruments

Net gain arising from change
in fair value of structured products
and derivative financial instruments

Unrealised loss arising from change
in fair value of investments held-for-trading

Unrealised gain arising from change
in fair value of club debentures

Unrealised gain arising from change
in fair value of cross currency swap
Realised loss arising from change
in fair value of cross currency swap

Net (loss) gain arising from change
in fair value of cross currency swaps

Other investment income, net

Interest income from other financial assets

6. RERXFEH

Six months ended 30 June
BEANA=1tHILAHEA

2023 2022
—Eg2=-= —TE-F
HK$°000 HK8'000
FET FET
BBRBmARBAFEFEZ
TREEAfE:
BHEZATEESMEEZ
REREE (32,861) (90,525)
BHEZATEESMEEZ
Eﬁﬁ(r&ﬁa)uﬂzé
NEEEE (4,073) 179
— [ 558 2 g 286 76
BEZATFEEMELZ
B 1858 (36,648) (90,270)
%ﬂ%'\&@&&ﬁi@@lﬁz
NEEEEMELEZ
REIR W 219 260
f”*i%\iﬁuu&1/T$/\i>@I,E\-Z
NEEEEMELEZ
BRIk 181 120
éﬁ%'\&éﬁ%&@ﬁ@%ﬂlﬂz
H&z =5 R 400 380
HEEEZREZ A ATEE
iE4E 2 RE R EE (23,004) (122,895)
SHEHFZATFESE
ﬁﬂ?iZﬂi“fMﬁzm 2,026 170
EBE iy AT EE
iEE 2 RER W= 549 3,490
EBE i AT EE
MELZEEHEERE (1,250) (1,623)
BBy AT EE
M4z (B8) W F8 (701) 1,867
HEamE WA FHE 5,874 2,414
EMemEE o FERA 20,869 4,255
(31,184) (204,079)
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7.

Finance Costs

Interest on:
Bank borrowings
Other borrowings
Lease liabilities

Total interest

Exchange (gain) loss on translation of foreign
currency bank and other borrowings, net

Other finance costs

Less: Interest capitalised to investment properties
under construction

ME
RITEE
HipfdE

PS¥ L
SNEIRITREMEREZ

PE X (Wam) BIEF
Hb# s8R

o BIEEGERIREY R

BARZHE

During the Period, the Group has capitalised borrowing costs at a rate
of 4.54% (2022: 1.39%) per annum, amounting to approximately
HK$4,054,000 (2022: HK$1,245,000) on qualifying assets.
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Six months ended 30 June
BEANA=1tHILAHEA

2023 2022
—E-= —EC-F
HKS$’000 HK8'000
FET FET
110,534 43,718
- 5
1,683 424
112,217 44147
(705) 5,115
1,284 6,812
112,796 56,074
(4,054) (1,245)
108,742 54,829

RABHE AEBEERFFNEL454E (2T =
FIE)FERAEEREEERNLZEE
B 7K 474,054,000/ 7T (ZF = —4F : 1,245,000/&
JL) °



8. Income Tax Expense

FrEREx

Six months ended 30 June
BEANA=1tHILAHEA

2023 2022
—E=-= T CF
HK$°000 HK$'000
FET TETT

The charge comprises: XHEBE:

Current tax: EHINIE
Hong Kong Profits Tax BB NS 2,505 1,897
Other than Hong Kong B AN R 7,172 7,727
9,677 9,624

(Overprovision) underprovision in prior years: BAEFE (BERE) BETR

Hong Kong Profits Tax HEMEN (20) 62
Other than Hong Kong & B LASM [R (1,284) -
(1,304) 62

Deferred tax: IEFETR IR
Current period charge AEIE X 16,867 604
25,240 10,290

Under the two-tiered profits tax rates regime, the first HK$2,000,000
of profits of the qualifying group entity will be taxed at 8.25%, and
profits above HK$2,000,000 will be taxed at 16.5%. The profits of
group entities not qualifying for the two-tiered profits tax rates regime
are taxed at a flat rate of 16.5% (2022: 16.5%). The PRC Enterprise
Income Tax for the PRC subsidiaries are calculated at the PRC
Enterprise Income Tax rate of 25% (2022: 25%). During the Period,
the Group is subject to tax rate in the United Kingdom that has been
changed from 19% to 25% (2022: 19%). Taxation arising from
other jurisdictions is calculated at the rates prevailing in the relevant
jurisdictions.
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BT 2% M IR K8 250 B - M BB
2,000,000/ JT 2 i ) 1% & # F16.5% 3 it © &
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Profit for the Period

Profit for the period has been arrived at after
(charging) crediting:

Total staff costs:
Staff costs, including Directors’ emoluments
Retirement benefit scheme contributions, net
of forfeited contributions of approximately
HK$496,000 (2022: HK$104,000)

Auditors’ remuneration for audit services:
Auditors of the Company
— Current period
Other auditors
— Current period
— Underprovision in prior years

Auditors’ remuneration for non-audit services:
Auditors of the Company

Depreciation of:
— Property, plant and equipment
— Right-of-use assets

Exchange loss, net
Rental expenses from short-term leases
Cost of cosmetics products sold

Share of tax of investments accounted for
using the equity method (included in
share of results of investments accounted
for using the equity method)

— Share of tax of associates

Gross proceeds on sales of investments
held-for-trading

Carrying amount of investments
held-for-trading disposed of

Transaction costs on sales of investments
held-for-trading

Gain on sales of investments held-for-trading
included in revenue

Gross rental income from investment properties
Less: Direct operating expenses from
investment properties that generated
rental income during the period
Direct operating expenses from
investment properties that did not generate
rental income during the period

Allowance for credit losses recognised in respect
of interest receivables from bonds

9. AHMBEF

AEARE M 2 (F0BR) &EA

EERAEE -
BEXA(BREEZWE)
IROREFIFT IR - kR

B8 WA 3K #49496,0007 7T
(ZZE =% : 104,000/ 7T)

ZBURTS 2 ZBET N £
EINNSIE Sl
— 7R Hi ]
H fth 1% 2 BD
— A HAE
—BEFERETR

FERBURE 2 ZBE B £
EINNSIEE -l
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—-WE - BFEREE
—EREEE

BE 3 B 1R R
REEEZ M MX
HEL A Z KA

BEAEREARRE 2B
(Bt AR AR R EARR
BEZERE)

—HIEBERRREA

HERFEREZREZ
PG FRIR R
HEREEEZREZ
fREE
HERFEREZREZ

R HHA
FABARZHERIEESR
& W

REWMEM S WALLRE
o AHRELEERAZ
BREMEFEERLERAX

AHEYEEEHSBAZ
KREMZERRLEMAX

BB 2 UL HI) B 7R
EEERRE
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Six months ended 30 June
BEXNA=+THLAEA

2023 2022
—EB-= —_E_-—

HKS$°000 HK8'000
FET FET
(72,948) (77,025)
(3,921) (4,314)
(76,869) (81,339)
(1,019) (1,050)
(182) (143)
- (33)
(1,201) (1,226)
(100) (100)
(25,828) (36,618)
(23,386) (30,073)
(49,214) (66,691)
(323) (190)
(1,935) (504)
(2,594) (3,001)
(4,483) (4,188)
484,295 853,099
(421,871) (827,087)
(917) (1,771)
61,507 24,241
130,352 157,139
(3,572) (3,701)
(6,292) (1,527)
120,488 151,911
- (4,485)




10. Dividends 10. RE

No dividend (2022: nil) was paid during the Period. RABBIEERNRE(ZE_ZF : &) o
The Board has resolved not to declare any interim dividend for the EFentHPRERATEIRAEBM 2 E[F
Period (2022: nil) after interim period end. HRE(ZZ_—F &\ -

11. Earnings per Share 1. BREF
The calculation of the basic and diluted earnings per share RAREBEABGZBRERNREERF TIRE
attributable to owners of the Company is based on the following LATNEIRETE -
data:

Six months ended 30 June
BEANA=1tHILAHEA

2023 2022
—ZE-= —E - _F
HK$°000 HK$'000
FET FET
Earnings: BA
Earnings for the purposes of basic and diluted AEERERAREERNZ
earnings per share 2
Profit for the period attributable to RRAER ARMBAREEZ
owners of the Company Pl 146,599 870,537
Number of shares
ROEE
Six months ended 30 June
BEXA=+AHLAKEA
2023 2022
—E=-= —E-—F
Number of shares: Pein 88 :
Weighted average number of ordinary shares AESRERNEERNZ
for the purposes of basic and diluted L3 AR N T 19 8
earnings per share 1,907,619,079 1,907,619,079
Diluted earnings per share for the six months ended 30 June 2023 HE - T - =K - T-_FXA=THI~E
and 2022 were the same as the basic earnings per share as there A BRARRWEEBE LR 23T W
were no potential ordinary shares of the Company in issue during MEMEz SREFBFEAGREAZFER -

both periods.
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12. Investment Properties

Fair value AF¥E
At 1 January 2022 R-—ZFE-_—F—H—H
Additions =1

Costs incurred for construction FRERES ZKA
Transfer to assets classified as

held for sale

Exchange adjustments B 5 SR

(Decrease) increase in fair value REra 2 E
recognised in the consolidated WK TR
statement of comprehensive income NE OB ) &N
— unrealised — KRB

At 31 December 2022
Additions NE

Costs incurred for construction BERMEE ZKA
Exchange adjustments BEE 5 3 2

Increase in fair value recognised in the ~ BSR4 A 2 mE Wz

condensed consolidated statement of WEPERZ
comprehensive income NFEE N
— unrealised —REW

Carrying amounts FREIE

At 30 June 2023 R=-B-=F<A=+H

All of the Group's property interests held under operating leases
to earn rentals or for capital appreciation purposes are measured
using the fair value model and are classified and accounted for as
investment properties.

As at 30 June 2023 and 31 December 2022, valuations of
investment properties of the Group in Hong Kong and Mainland
China were carried out by B.l. Appraisals Limited (“B.I. Appraisals”)
and the investment properties in the United Kingdom were carried
out by LCH (Asia-Pacific) Surveyors Limited (“LCH (Asia-Pacific)”),
both are independent qualified professional property valuers. The
valuers have recent relevant experience in the valuations of similar
properties in the relevant locations.

At the end of the reporting period, the management of the Group
discussed with the independent qualified professional property
valuers about the appropriate valuation techniques and key inputs for
Level 3 fair value measurement.
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12. BEYE

RNZEZ—F+=-A=+—H

Properties
Completed under
properties construction Total
BRI EEP Y% mE
HK$'000 HK3'000 HK$'000
TET TETT TETT
9,981,351 3,310,810 13,292,161
15,459 - 15,459
- 305,934 305,934
(27,602) - (27,602)
(461,478) (283,831) (745,309)
(106,781) 635,262 528,481
9,400,949 3,968,175 13,369,124
7,358 - 7,358
- 101,729 101,729
205,360 150,838 356,198
5,381 185,157 190,538
9,619,048 4,405,899 14,024,947

REBEMAERALEENARRE SN E RIEE
ZOERRDEARATFEELHE  THHEKT
FEREMEAK -

RZEZ=FANA=ZF+HERZZE-_ZZF+=A
—t+—H AEEUREAERFEREZREY
¥BhRABEEFTEERD R (MRIAEBRFG]) &
TEE MR B2 &Y ¥ B FI5 178 = Al
BRAR((FIEBITAEMM)ETHE MEHA
BYSERBEYEGHEM - HEMIYPTAT
ARt BRI 2 2 48 B o

RBEAA - AREZEREREYAARTE
MEHEDHHEBEEL BERERE=AA
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12. Investment Properties (continued) 12. REWE(E)
The valuation reports for the investment properties as at 30 June RZEZ=FRNA=+HRZZE-_=ZF+=A
2023 and 31 December 2022 were signed by the respective =+—RH REMEZHEREHRABEERTG
directors of B.I. Appraisals and LCH (Asia-Pacific), who are members FRETIEMSE2EEERE  REAETHED
of The Hong Kong Institute of Surveyors and/or The Royal Institution EMZggE R HERFTUEMEEEE -
of Chartered Surveyors. The valuations were performed in accordance ZEGEETESISMESmBER Y [E5 8
with “The HKIS Valuation Standards 2020" published by The Hong EMBEGTHEN T _TF | R BERTHE
Kong Institute of Surveyors and/or “International Valuation Standards” R EgrMmm e BT ER#T -
published by the International Valuation Standards Council.
The fair value of each investment property is individually determined BIEREMEZ AFERSREHRRBBEATE -
at the end of each reporting period based on its market value and WIRNIRE A - EELEBUER SFBREEE (&
by adopting investment method, direct comparison method and/or EABRMmE) MEREE - REENEKEER
residual method, as appropriate. The investment method relying on WA TAHSEMERREEZHT R —
the capitalisation of rental income is based upon estimates of future RIFEBRAKE  URBRAEBEEMRR - §1F
results and a set of assumptions specific to each property to reflect KEWEZ AFERB (AR aIE)IREHOHR
its tenancy status. The fair value of each investment property reflects, ZHESWA HOHR 2B HE  ERBETR
among other things, rental income from current term leases, term HARKEFHAOMEHES WA ZRERER DR
yield rate, assumptions about rental income from future reversion R oRETETEHERZ (RERLOHR 2 BFHE
leases in light of current market conditions and reversionary yield RESEODRE)EBARGEMELDHE - RNERE
rate. Judgment by the valuers is required to determine the principal AORERDZEERER/FALTIGEBELUEEY
valuation factors, including term vyield rate and reversionary yield XZHEE - EELEEAREZSEMESEUUR
rate. Such yield rates were adopted after considering the investment MAREFEHERLRBEETIS LA B2 HEF
sentiments and market expectations of properties of similar nature. B RIREBRLBRERBEEZAMHBEDMES
Direct comparison method assumes each of these properties is NEE DEELKBEREEEZEELER - 5t
capable of being sold in its existing state with the benefit of vacant BAVFEZHEERREMEMNS  HAFETLNA
possession and by making reference to comparable sales evidence as FrBEEZEBRNTERER 2B BEMNKR
available in the relevant markets. Combination of direct comparison BET AR 2 EEXN AN BEURERE 2 RAR &F
method and investment method takes the valuation results of the B AFEREMERE -
direct comparison method and investment method when arriving
at the fair value of the properties. For investment properties under
construction at fair value, their fair values are determined by residual
method by deducting the estimated total outstanding redevelopment
costs and an allowance for developer's risk and profit from the gross
development value of the proposed redevelopment.
The following tables analysed the investment properties which TRAERBMERRUATFEAEZ2REME L=
are measured at fair value at the end of the reporting period T hd (ERRBEBNBRESEREIZIRIAF
into the three-level hierarchy as defined in HKFRS 13 “Fair Value Bt = | RAWF26/EE —FFFa) 947
Measurement” which is further elaborated in Note 26.
Fair value Level 1 Level 2 Level 3
DFE EF—& EZR EZR
HK8'000 HK8'000 HK3'000 HK3'000
FET FET FET FET
Recurring fair value measurements: &EMHAFETE !
Completed properties I R7ES 9,619,048 - - 9,619,048
Properties under construction Lage LR y/ES 4,405,899 - - 4,405,899
At 30 June 2023 R-ZBZ=%F
~A=1+H 14,024,947 - - 14,024,947
Completed properties B E 9,400,949 - - 9,400,949
Properties under construction e/ 3,968,175 - - 3,968,175
At 31 December 2022 i —
+ZA=+—8H 13,369,124 - - 13,369,124




12. REWE(E)

12. Investment Properties (continued)

RBRERRDERE=ZBRATEFEZREYX
ZEEMERZZMEIEREZFBNT

Details of valuation techniques used and key inputs to valuation on
investment properties which are categorised as Level 3 fair value
measurement at the end of the reporting period are as follows:

Valuation Significant
Fair value techniques unobservable inputs Range
AFE EER EXFUBREE 6E
30 June 31 December
2023 2022
—B-= —E--F
AAEtB TZHA=T-8
HK$'000 HK$000
FET FET
Properties held for investment 5,436,345 5,443,800  Combination of direct (1) Reversionary yield; 2.50% to 4.00%
in Hong Kong comparison method and EHREHE (31 December 2022: 2.70% to 4.00%)
NREBZRHERENE investment method 250E 24002
BEENBERREEZAH (ZZZZF+ZA=+—H:270EZ400E)
(2) Market rent per square foot; HK$29 to HK$220
and (31 December 2022: HK$36 to HK$220)
BEFRzAHES R 298 TTE220ETT
(ZZZZF+ZA=+—H:368TE20%T)
(3) Selling price per square foot HK$50 (31 December 2022: HK$60 to HK$18,000)
BYHRZER 5087 (ZEZZF+ZA=1—H : 6082180005 T)
Properties under construction 1,229,000 1,179,000  Residual method (1) Selling price per square foot; ~ HK$13,200 (31 December 2022: HK$13,100)
in Hong Kong He#EEE and 1320087 (Z2-ZF+-A=+—H:13100%7)
UREEZEZRYX BIARZEE R
(2) Budgeted construction costs HK$524,314,000
to be incurred (31 December 2022: HK$542,686,000)
BELZ RERERA 524,314,000/ 1
(ZZ==F+=A=1—H 542,686,000 7T)
Properties held for investment 4,182,703 3,957,149 Combination of direct (1) Reversionary yield; 3.60% to 4.20%
in the United Kingdom comparison method and EHEHE (31 December 2022: 3.60% to 4.20%)
AREE 2 HERENE investment method 360EZ420F
BERNBERREEZ A (ZEZ=F+ZA=1—-HB:360EZ420E)
(2) Market rent per square foot; Pound Sterling (“GBP") 4 to GBP8
and (31 December 2022: GBP4 to GBP8)
BIRRzTHESE R 4EE ([2E]) Z8EE
(ZEZZF+-A=1-B: 4RHE8HEE)
(3) Selling price per square foot GBP1,900 to GBP3,030
BYFRZEE (31 December 2022: GBP1,850 to GBP3,060)
1,900 85 23,0305 %
(Z2ZZF+ZA=+—H: 185054 2306054)
Properties under construction 3,176,899 2,789,175  Residual method (1) Budgeted construction costs GBP312,721,000
in the United Kingdom HHEEE to be incurred; (31 December 2022: GBP316,963,000)
URREZ BERY% BEEZBEREMA 312,721,000 £
(ZZZ=F+=A=1—H 3169630004 )
(2) Market rent per square foot; GBP3 to GBP6
BIRRzTHES (31 December 2022: GBP3 to GBP5)
IRBE6HE
(ZBZZF+ZA=1—B : 3RHEE5HE)
(3) Discount rate; and 4.75% t0 5.75%
BRE: R (31 December 2022: 4.40% to 5.63%)
475[E 25,75
(ZZZZF+ZA=+—H: 440EZ563FE)
(4) Long-term growth rate 2.00% (31 December 2022: 2.00%)
REBERE 200E(ZE==f+=F=1—F:2008)
Total 14,024,947 13,369,124
Fob]
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12. Investment Properties (continued)

Reversionary yield is the rate taking into account the capitalisation of
potential rental income, nature of the property and prevailing market
conditions. Market rent per square foot is the market rent and selling
price per square foot is the market selling price taking into account
the direct comparable market transactions to the related properties.
Budgeted construction costs to be incurred are the construction costs
to be expended to complete the properties. Discount rate applied
reflects the current market assessments of the time value of money
and the risks specific to the property. Long-term growth rate is based
on the relevant industry growth forecasts.

The fair value measurements are negatively correlated to the
reversionary vyield, the budgeted construction costs to be incurred
and the discount rate, while positively correlated to the market rent
per square foot, the selling price per square foot and the long-term
growth rate.

Movements of investment properties which are categorised as Level 3
fair value measurement during the period/year are as follows:

REH,F 1)
wNE

At the beginning of the period/year
Additions

Costs incurred for construction

Transfer to assets classified as held for sale

Exchange adjustments GRS
Increase in fair value recognised in the RirE 2 EE
consolidated statement of WEPER
comprehensive income NFEEIE N
— unrealised —REH

Carrying amounts IREE
At the end of the period/year REIRFER

There were no transfers into or out of Level 3 fair value
measurement during the period/year and no change in valuation
techniques used as compared with those in last year.

In estimating the fair value of the properties, their current use
equates to the highest and best use of the properties.
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12.

BERTELZRA
HBREEIRFEFLEZEE -

REWE (&)

EFOBEDARLEEREBAER MEN
BEREBTRASHZLE - BF¥HRzTHEER
TEtREEMEZTHEAHERLBERSEHZ
mEHEE MEBPTRZEENFAREABYEZ
MBS HERLBRIZGEHZTHER - BEE
ZHERERARTIRTRMER G 2 EEK
A o BT IE A 2 BE 3R R = BR3R B T 35 BT B (B (E e
MEZRERBROTG REBRERIIENIERH
TEZERER -

ARFEAERERORE SEEZBEREK
AERERERRE - MBESFHIRzMSHHEE
BFTRZEERRHBRERAKIL

SERE=MATHEIEZRENERBN,/F
M2 EBIT :

30 June 31 December
2023 2022
—E-=F —E-F
~A=+H +ZA=+—H
HK$000 HK8'000
FET FET
13,369,124 13,292,161
7,358 15,459
101,729 305,934
(27,602)
356,198 (745,309)
190,538 528,481
14,024,947 13,369,124

REAR/FR - E=ZRAFEFELHEEARE
HAREEFAAZ GERMITESE -

RAEAMEZATE MEZEMAEERA
= RRERE -

i



13.

14.

Investments Accounted for Using the Equity Method

13. UREFZEARZRE

30 June 31 December
2023 2022
—E-= —E-F
ANB=+H +—-A=+—H
HKS$’000 HK8'000
FET FHET
Interests in associates: B N A M
Cost of investments in associates E & QR
— unlisted -3 LM 283,928 283,928
Share of post-acquisition profits/losses and B eRr, BmER
other comprehensive income/expenses, Hpzmizs,
net of dividends received kB U B 1,577,216 1,557,031
1,861,144 1,840,959

The Company provided corporate guarantees to secure bank
borrowings granted to its associates in prior years. The fair value of
the financial guarantee contract at initial recognition was determined
by an independent qualified professional valuer, and was recognised
as investments accounted for using the equity method and financial
guarantee liabilities in the Group's consolidated statement of financial
position.

As at 30 June 2023 and 31 December 2022, the investment
properties held by the Group’s principal associates were valued by
B.l. Appraisals. B.l. Appraisals continues to adopt investment method
and/or direct comparison method as the valuation methodologies.
The valuation methods and significant assumptions applied in
determining the fair values of investment properties are detailed in
Note 12.

Advances to Associates

Interest-bearing advance to an associate
Interest-free advances to associates

The advances to associates are unsecured. The Group will not
demand for repayment within one year from the end of the reporting
period and the amounts are therefore shown as non-current. The
interest-bearing advance to an associate bears interest at the
prevailing market rate.
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s —RIB B AT 2 BB
BNBEARZEBHE

ARARRBEFEREBE QBRI DBERE
2%5%;?%&%#%‘?2%&% - MBRERAVNFER
ZAVTERBUIAEREEMGLEMEE YER
ZIK;'EIZ%/\:.Eﬁi‘%ﬂﬁﬁ#&i‘%ﬁﬂﬁﬁmﬁuﬁg SIEA
FeBRENMBERAE -

RZEZ=FRNA=+HRZZEZ=ZF+=A
=t—H AEEFEBERGFEIREME
EHRRMBIRF EETEE - ROBEBRTEFE
RBEELR /BB EAEER L - TER
REEEREDERFEZEEFEREZHEEN
B sE125F 4l o

14. B{JHE XATNIE

30 June 31 December
2023 2022
—EC-=H —E -
RNA=+A +=-A=+—H
HK$°000 HKS'000
FET FET
39,627 39,422
3,330 3,323
42,957 42,745

BAEE AR FOATEER  c KAEETEERR
&iﬁﬁﬂitpﬁr FREEFREA - B %FHET
EFERBIEE - BN —HBE QR ZFTEHREN
ERZMBEENEAE -



15. Financial Assets Measured at Fair Value Through

Profit or Loss

Investments held-for-trading FIEEECZRE

Bonds &5

Structured product and HEEEERK
derivative financial instruments THESHIA

Club and corporate debentures gEEABIES

Analysed for reporting purpose as: ERERBZ O
Non-current RS
Current mEME

The maturity dates of the bonds denominated in United States dollar
("US$") and GBP are as follows:

Notional amount Maturity
US$44,000,000 Matured
US$28,000,000 2023
US$15,500,000 2024
US$12,948,333 2031
US$16,000,000 2032
US$1,000,000 Perpetual
GBP1,000,000 Perpetual

Included in non-current assets, there were financial assets measured
at FVTPL of approximately HK$70,107,000 (31 December 2022:
HK$87,635,000). They were included in non-current assets according
to their intended holding periods.
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15. BBERURRAFEFEZSHMEE

30 June 31 December
2023 2022
—E-= —E-F
AB=+H +=ZA=+—H
HKS$’000 HK8'000
FET FHET
204,787 334,011
178,625 254513
10,651 5,255
58,176 56,150
452,239 649,929
70,107 87,635
382,132 562,294
452,239 649,929

=TT ([E£T])) REFHEZEHF 2 BHBEWT -

ZELH ZHA
44,000,0003 7T B2
28,000,000% 7T —E =4
15,500,000% 7T —E M4
12,948,3333 ¢ —E=—F
16,000,000% 7T —E= 4
1,000,000% 7T KA
1,000,000 % & KA

IRBEETRRERBESEURBRAFENSZ
BB EXT70,107,0008 T (- —F+ = A
=+—H:87,635000&7T) - REFSZHREH
BHEAMET ASEREEE ©



16. Financial Assets Measured at Fair Value Through

Other Comprehensive Income

Listed investment:
— Equity securities listed in Hong Kong

(note (i)

Unlisted equity securities:
— Incorporated in Hong Kong (note (ii))
— Incorporated elsewhere (note (iii))

Analysed for reporting purpose as:
Non-current
Current (note (i))

Notes:

16. BEREMEZEKRBZURRDAFEETEZ

EMEE
30 June 31 December
2023 2022
—E=-= —E-F
XA=+A +=ZA=+—H
HKS$'000 HK$'000
FETT FET
EFHRE
—REBLETRAES
(BF&E@)) 62,336 109,766
JEETMRAES
— BB ML (M () 203,383 235,750
— A EL 3 [ 5% 1 B S (R EE (i) 261,622 290,030
527,341 635,546
EsRERBZ AT
SER B 1S 465,005 525,780
BN (B @) 62,336 109,766
527,341 635,546

GES

0]

As at 30 June 2023, the Group held certain Evergrande
Shares. Trading in the shares of China Evergrande on the
Stock Exchange has been halted from 9:00 a.m. on 21 March
2022 and will remain suspended until further notice from
China Evergrande. During the Period, the unrealised loss on
fair value change of the Evergrande Shares of approximately
HK$47,430,000 (during the year ended 31 December 2022:
HK$105,701,000), that fair value of the suspended trading
Evergrande Shares was measured with reference to valuation
carried out by an independent qualified professional valuer
at the end of the reporting period, was recorded in financial
assets measured at FVTOCI reserve. The carrying amount of
the Evergrande Shares held by the Group as at 30 June 2023
was approximately HK$62,336,000 (31 December 2022:
HK$109,766,000).

Subject to resumption of trading, the Group intends to continue
selling the Evergrande Shares. The Evergrande Shares that
remained unsold have been presented as current assets in
the unaudited condensed consolidated statement of financial
position as at 30 June 2023 as the carrying amount will be
recovered principally through sales in the next twelve months.
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RZEBE-_ZFXAZ+H A&EEHEEFET
Eﬁ%@o¢ﬁ@ﬁ2%ﬁaﬁ:§::¢
—A=+— Et%ﬂ%ﬁt#%&%?

IFEBVKEELEES ':PITEK?*
Hﬂ& B o RAHRE \Eﬁﬂxf’”‘jrﬁ

By KB IR BB 4 547,430,000 7T (R
@ﬁ:g::¢+:ﬂi+—5¢¢§1
105,701,000 ) (HEEBE 2B ARMHR

REMRZAFEFENLREHRBIYLAELR
BEMEMETZHE) ERBREMEEI
BUARMAFEFEZSREEZREBEAA
F-R-_ZE-_ZFXA=Z+H AEEHEE
BAR G, 2 BEEEY 562,336,000 7T (=
T F+=ZRA=4+—H :109,766,000/%
JT) e

AEEFAEE L EE AR (HEARFRD K
BEE) RZZTZ=FXA=TBHKXE
HZ BERBEMRAREEZERE S M BN
MBRFP2IBRDEE - NREKREER
TREBNAR T —EARZHERE -



16. Financial Assets Measured at Fair Value Through 16.

17.

BREHMEZEWEUARRAFETFEZ

Other Comprehensive Income (continued) EREE(E)
Notes: (continued) Mizx : ()
(i) As at 30 June 2023, the carrying amount mainly comprised (i) AZTE-_=ZFA=1+H FAEIEAE

investment in a property development project in Hong Kong
(10% interest) of HK$97,070,000 (31 December 2022:
HK$127,913,000) and the decrease in carrying amount was
due to declaration of dividend by the investee company to

shareholders during the Period.

(i) As at 30 June 2023, the carrying amount mainly comprised (iii)
investment in an exempted limited partnership formed under
the Exempted Limited Partnership Law (Revised) of the Cayman
Islands (“Cayman lIslands Partnership”) of approximately
HK$261,622,000 (31 December 2022: HK$290,030,000).

Included in non-current assets, there were financial assets measured
at FVTOCI of approximately HK$465,005,000 (31 December 2022:
HK$525,780,000). They were included in non-current assets

according to their intended holding periods.

Debtors, Deposits, Other Receivables and Prepayments 17.

Trade receivables
(net of allowance for credit losses)
Deposits and prepayments
Interest receivables from bonds and structured
products (net of allowance for credit losses)
Other receivables

Analysed for reporting purpose as:
Non-current
Current

BR—EMNREAZMEEEEE ((H10%
##) 97,070,000 T (ZTE=Z=ZF+= A
=—+—H 127,913,000/ 7T) * ZEEER
LR ZESZRERNARAPHAERERES
A% B o

RZE_ZFXA=Z+H EKEABEETEZEAKR
ER—HRFASHEERCERARRESE
(BRI Iz EREBEREBRCE([HE
HEABOLE] 49261,622,0008 T (=ZF
——F+=A=+—H:290,030,00087TC) °

IRBEETREEBBEMEE KGRI AF
EitE2 2 &R EE%465,005000F (T ==
F+-A=+—H :525,780,000/8 T) ° IRIER

SZBRERBHMAAFERBEE -

FEME 5 BRI
(MR EEBERE)
B & MIENRIE

BEr M AmIEERZ BRA S

(MR EEEERE)
H A fE Y iR T8

ERERBZ DM
FEREBME
mEBE
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EWRE - 8% - HMABEWRER AN R

30 June 31 December
2023 2022
—E-= —E-F
AB=+H +=ZA=+—H
HKS$’000 HK8'000
FET FHET
15,011 8,936
56,414 136,045
2,392 2,791
127,610 122,777
201,427 270,549
1,949 84,081
199,478 186,468
201,427 270,549




17. Debtors, Deposits, Other Receivables and Prepayments
(continued)

Included in debtors, deposits, other receivables and prepayments are
trade receivables of approximately HK$15,011,000 (31 December
2022: HK$8,936,000), which comprised rental and building
management fee receivables billed in advance and settlements from
tenants which are expected upon receipts of billings and receivables
from property management services and cosmetics business.

The carrying amounts of trade receivables (net of allowance for credit
losses) of the Group’s major businesses are as follows:

17. BWIRIE - % - HtBEWREARANSRE
(%)

EMERTE e HMBEWREREMNREBERRE
fEWE SERIEAI15,011,0008 L (— B - —F+—
A=+—H :8,936,000&T) - BEELEMAEM
BHEFERBIBEEREI N ERAS REF
EREB URKEVETERER(CEAERZ
JE U AR IE o

AEEXEXBREVESHRE(HNKEEBEE
) ZRmEEWT

30 June 31 December

2023 2022

—E-= —EC-F

ANA=+HR +ZA=+—H

HK$'000 HK$'000

FET FET

Rental receivables from property leasing MERE 2 EBWES 7,187 1,183
Receivables from building and BFRMEERREZ

property management services JE Y iR 18 5,258 6,152

Receivables from cosmetics business bt 275 2 B ARIE 2,566 1,601

15,011 8,936

The following is the aged analysis of trade receivables (net of
allowance for credit losses), presented based on the respective
revenue recognition dates, at the end of the reporting period:

0 - 30 days TE=+H
31 - 60 days =+—HZEAXT+H
61 — 90 days AT—HEATAH
Over 90 days NTBARE
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RIESBWRAZERAYZ27 2 BEE ZRE (0
BREEEBERB RBSHRZERRITET

30 June 31 December
2023 2022
—EB-=F g
~NB=+HA +=ZA=+—H
HK$'000 HKE'000
FET FET
10,186 4,813
2,899 2,640
683 637
1,243 846
15,011 8,936




18. Creditors and Accruals

18. ENEREREFTRE

Included in creditors and accruals are trade payables of approximately
HK$4,642,000 (31 December 2022: HK$2,136,000).

The following is the aged analysis of trade payables, presented based
on the invoice date, at the end of the reporting period:

0 — 90 days
Over 90 days

19. Borrowings

Secured bank borrowings repayable within
a period of (note):
Less than one year
More than one year but within two years
More than two years but within five years

Secured bank borrowings that contain
repayment on demand clause
(shown as current liabilities)
but repayable within a period of (note):
Less than one year
More than one year but within two years
More than two years but within five years
More than five years

Total secured bank borrowings
Less: Amounts due within one year

Amounts due after one year

FE& 4 Bk 18 & F& 5T 3K

RERERENESRED

46420008 L (ZE-__F+=-_A=+—8:
2,136,000 7T) °

BEZZHHEI 2 ENESIRERNRSEHRZ
BREe DTN -
30 June 31 December
2023 2022
—E-= —E-=
~NA=+R +=-A=+—H
HK$000 HK$'000
FET FET
TEN+H 323 1,628
N+BUE 4,319 508
4,642 2,136
Ep
30 June 31 December
2023 2022
—E-= —ET=-=
~A=+A +=-A=+—H
HK$000 HK$'000
FET FET
AR T EREEE 2 B
RITIEE (M) -
—F AT 612,333 1,211,577
—F A EE A MR F 663,681 674,221
M LA BB e R 1,291,885 1,531,560
2,567,899 3,417,358
WHEZEREEBIERZ
BIMMRITEE
(FHERBIEE) -
MEER T HEAREEE (B ) ¢
—F AT 192,000 202,524
—F A B BB R F 581,068 586,524
MEL BB RF 33,204 31,571
AFEUNE 474,506 648,955
1,280,778 1,469,574
BHRMRITEERR 3,848,677 4,886,932
Vo *EWMJHHZ‘: (1,893,111) (2,681,151)
—F & BBz 58 1,955,566 2,205,781
Max . ZEIHz SRR EPE 2T

Note: The amounts due are based on scheduled repayment dates

as set out in the loan agreements.
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20. Share Capital

Ordinary shares of HK$0.10 each

Authorised:
At 1 January 2022,
31 December 2022 and
30 June 2023

Issued and fully paid:

FIEEO0.10/8 T 2 EiEk

SEE AN
R-ZTE-_—_F—H—H-

—E-=FXA=1+H

EETRERERE

21.

22.

At 1 January 2022,

RZE—_—_F—H—H"

31 December 2022 and —E-F+-A=+—HK

30 June 2023

Amounts due to Associates, Investee Companies and
Non-controlling Shareholders

The amounts due to associates, investee companies and
non-controlling shareholders are unsecured and interest-free. The
associates, investee companies and non-controlling shareholders
will not demand for repayment within one year from the end of
the reporting period and the amounts are therefore shown as
non-current.

Capital Commitments

Authorised and contracted for:
Capital investment in limited partnership
(note)
Redevelopment expenditure of properties
Purchases of equipment and leasehold

(B&E)
MEERFAX

improvement

Refurbishment of properties

Note:

ERIRYES

The Group had committed to make a capital contribution
of US$100,000,000 (equivalent to HK$783,880,000)
in the Cayman Islands Partnership. Up to the end of the
reporting period, approximately US$94,491,000 (equivalent
to approximately HK$733,015,000) (31 December
2022: US$93,349,000 (equivalent to approximately
HK$724,064,000)) among the contribution has been
contributed by the Group. The outstanding amount was
approximately US$5,509,000 (equivalent to approximately
HK$43,183,000, after exchange adjustment) (31 December
2022: US$6,651,000 (equivalent to approximately
HK$51,866,000, after exchange adjustment)).
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—E-=FXA=+H

SHERE LD
ERABEEZEARKRE

20. B

Number of Share
shares capital
BRHEE [N
HK8'000
FHET

ZE o+ ZA=+—HBE
5,000,000,000 500,000
1,907,619,079 190,762

21. REBEQT BEZREQAAR
FEERBRERE

REBERTE  EXRE R MIFERBR A
HRERALEE -ZTHERR EIRERQ
BINFERBERTEERNBERRES —FA
BEFNIR - BUEZERBIMEFRBNEE -

BERBMEHEMEERE

22. BAREIE
30 June 31 December
2023 2022
—E-= —E-F
RA=+RA +ZA=+—H
HK$°000 HK$'000
FET FET
43,183 51,866
636,894 638,180
7,390 14,399
1,095 2,396
688,562 706,841

e : AEERHERBEARBRLEARBED
100,000,000% 7T (48 & 7 783,880,000
BIL)ZERTE - BERSHKRLE K
£ B 2T & 494,491,000F ¢ (FHE R
49733,015,0008 L) (ZE=Z=-F + =
A=-+—H :93,349,000% 7t (HHE R
724,064,000/ 7)) EARNEE SR o KE
&7 & FHA5,509,000%k T (FHERLY
43,183,000 0 (KLIEHFER)) (ZF
——F+=-A=1+—H :6,651,000E T
(HE R 451,866,000/ 7T (4 [E 3, 17 &
%)) -



23.

24,

25.

Contingent Liabilities 23. HARAE
30 June 31 December
2023 2022
—E-=F —E-F
AA=+R +=ZA=+—H
HK$°000 HK3'000
FET FHET
Guarantee given to a bank in respect of banking AN EBAGEEEXAZRITEER
facilities in lieu of the cash public utility LEREREAREHZEM
deposit jointly utilised by subsidiaries m—ERITRME 2 ER 15,000 15,000
Guarantee given to a bank in respect of REEIRERAAHZRT
a banking facility utilised by an investee SEEmA—MRITREZEBRS
company/indemnity given to a third party H-HEZEREATEH
in relation to an investee company ME=ZFRTZRERSE 613,830 613,830
628,830 628,830
No provision for financial guarantee contracts and/or deed of HRESRAEEVRRE SN Z_ZT=_=F<A

indemnity have been made as at 30 June 2023 and 31 December
2022 as the Directors considered the default risk is low.

Major Non-cash Transactions

During the Period, dividend income from investee company(ies)
and associate(s) of HK$36,000,000 (2022: HK$950,750,000) and
HK$18,500,000 (2022: HK$63,851,000) respectively have been
settled through the current accounts with investee company(ies) and
associate(s).

Save as disclosed above and elsewhere in these unaudited
condensed consolidated financial statements, the Group did not have
major non-cash transactions.

Material Related Party Transactions
Transactions:

In prior years, the Group entered into lease agreements (“Leases”) in
respect of leases of certain leasehold properties held by a company
controlled by a Director and the Trustee of Substantial Shareholders
as headquarters and premises intended to be used in connection
with the sale of property redevelopment project of the Group. During
the Period, one of the Leases expired and has been renewed for a
term of 2 years 4 months and 19 days commencing from 13 June
2023 to 31 October 2025.

Under the Leases, the aggregate amount of the current rent and
building management fee payable per month are approximately
HK$3,610,000 and approximately HK$537,000 respectively; and
the aggregate amount of security deposit paid as at 30 June
2023 was approximately HK$12,937,000. At the commencement
date of the respective Leases, the Group recognised the present
value of the lease payments over the lease term as lease liability
and the aggregate amount of lease liability and estimated costs
to be incurred by the Group for restoration of the property as
right-of-use asset. As at 30 June 2023, the aggregate carrying
amount of the lease liability and the right-of-use asset of the
Leases was approximately HK$94,763,000 (31 December 2022:
HK$87,132,000) and approximately HK$98,046,000 (31 December
2022: HK$90,509,000) respectively. Rent and building management
fee of the Leases for the Period amounted to approximately
HK$26,604,000 (2022: HK$33,485,000) in aggregate.
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24,

25.

—tAR—_FE_—_F+_A=+—BALERUB
EREOE/NBEREZERELEE -

FEFRREXRS

RAHME KEEIKRE R & *E*QEJZHQ
B WA %Rl A36,000,0008 T (Z&F ==
950,750,000 7t) % 18,500,000/ 7T (_2::
% 63,851,000 70) LAIBBE SIRE AR LS
NAZ ARG -

B E X RAKRERZ Fﬁﬂﬂiﬁ/\ﬁﬂkﬁﬁﬁﬁm%
PIEBEEN  AEELETIBEIFRERH

EXREALIXRS
x5

RBEFE AKHETYHEWHSE ([ZFH
E])  NEBREE e —MEERTBRE
ZEFAAZEGZARBAEZETHEMRFERAN
SEZABMBERANHEE - BEASEYESER
B z5i - RAHIR  EHEZET 22
TEER BT _=F"AT=RE-F_-1
FTA=T-BARYMFONEAZ+NE -

BEZEHE ROTSARNHcABEREFE
@%Z@%E 711 493,610,000/ 7T & 49537,0007%8

MR —_ZE_=FNA=ZtTHENRER22
554712937000,%75 RZEHESZBCMEH
HH AEBEBHEARNEENFZEERERAEE
BE ULBHEBBELAEBERYEMES
zﬁﬁﬁkﬂxzmﬁ%éﬁﬁ% ﬁfﬁﬁﬁﬁééﬁ? c R
Z-=FANA=+H ZEHEHERBERE
AREEAEZRMEBELEES EIJ%’J94,763,000/%75(_
T _F+-A=+—H:87,132,000%&7T) M4
98,046,000 L (ZE - =_F+ A =+—H:
90,509,000/ L) ° FAANHARE - :Ziﬁﬂﬁzfrﬂi&
FEEEA HY26,604,0008 T (T -
33,485,000/ 7T) °



25. Material Related Party Transactions (continued)

Transactions: (continued)

Details of the Leases were disclosed in the announcements of the
Company dated 28 February 2019, 12 June 2020, 28 March 2022
and 13 March 2023.

Save as disclosed above and elsewhere in these unaudited
condensed consolidated financial statements, the Group had the
following material transactions with related parties during the Period:

25.

EXBEALRS (H)
x5 :(#)

ZEHEZHBRARNAAHA T —LFE_A
“t+NB - ZEEFRA+ZH -ZE=Z
“ At NBR-E-_=F=A+=B2Z22HK
55 o

B EXRARGEZHAEAHBRE L MHS
48 B S+ 7 S 3 AN D B A 77
TEARS

Six months ended 30 June
BEANA=1tHILAHEA

2023 2022
—E-= —EC-F
HK$°000 HK3'000
FET TFET
Interest income received from an associate Bl — A AR 2 M EWA 954 953
Income received from a Director and the Trustee BIR—EZERFEREZETA -
of Substantial Shareholders, a close family —UHEEERREFERRZ
member of Directors and/or the Trustee of BREABEZINZREKE AR
Substantial Shareholders and companies EER/REZBREZETALES
controlled by Directors and/or the Trustee of ZRAZHAN
Substantial Shareholders:
Rental services HERK 1,642 1,700
Property management services, MEEERT -
leasing administration services and HEBITHRRE &
property administration services Y EATBUR TS 14,834 14,595
Advisory and consultancy services 5 ) K% B R AR 19 19
Other ordinary services HAth — i IR 75 71 586
Rent and building management fee paid to ENBERFIZEE R
associates BFEREE 2,145 2,154

Interest income was charged at the prevailing market rates based on
outstanding balances during the Period.

Income from services fees of rental services, property management
services, leasing administration services, property administration
services, advisory and consultancy services and other ordinary
services (details were disclosed in the announcement of the
Company dated 14 August 2020 and the circular of the Company
dated 7 October 2020) were charged at the terms agreed by both
parties.

Rent, building management fee and security deposit paid were

determined based on terms similar to those applicable to transactions
with unrelated parties.

42

FILBMN TR 8 1 A MR R (8 A B 1 5 15
RIEs -

RERERD MEERRSE  BEHTBRS -
W EITBRTS - 555 B ARG A R E At — AR AR
BZRBEBRA (FERARABMA-_T_FF
NATEBZz AR -ZZ_ZF+AtHZBHK
M) THIRIR 5 175 7€ 2 1R R ULER

He BFERBROCNRERSTIRE LR
BALRZERZBUUERMEE °



25.

26.

Material Related Party Transactions (continued)
Transactions: (continued)

In prior year, the Group entered into a facility agreement with a
Director. At the request of the Group, the Director has agreed
to make available to the Group a revolving loan facility of up to
HK$2,000,000,000. During the Period, an amount equivalent to
approximately HK$282,210,000 was drawn and the loan has been
fully repaid (2022: not utilised). As at 30 June 2023, there was no
outstanding balance of loan from the Director (31 December 2022: nil).
The facility is unsecured and interest-free.

Balances:

Save as disclosed above, at the end of the reporting period, the
Group had balances with a Director and the Trustee of Substantial
Shareholders, companies controlled by Directors and/or the Trustee
of Substantial Shareholders and an entity of which the Trustee of
Substantial Shareholders is a member of the key management
personnel of approximately HK$28,892,000 (31 December 2022:
HK$22,791,000) in aggregate which was included in debtors and
other receivables.

Details of the balances with other related parties at the end of the
reporting period are set out in Notes 14 and 21.

Fair Value Measurements of Financial Instruments

Fair value is the price that would be received to sell an asset or
paid to transfer a liability in an orderly transaction between market
participants at the measurement date, regardless of whether that
price is directly observable or estimated using another valuation
technique. In estimating the fair value of an asset or a liability, the
Group takes into account the characteristics of the asset or liability
if market participants would take those characteristics into account
when pricing the asset or liability at the measurement date. Fair value
for measurement and/or disclosure purposes in these unaudited
condensed consolidated financial statements is determined on such
a basis, except for share-based payment transactions that are within
the scope of HKFRS 2 “Share-based Payment”, leasing transactions
that are accounted for in accordance with HKFRS 16 “Leases”, and
measurements that have some similarities to fair value but are not
fair value, such as net realisable value in HKAS 2 “Inventories” or
value-in-use in HKAS 36 “Impairment of Assets”.
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26. Fair Value Measurements of Financial Instruments
(continued)

In addition, for financial reporting purposes, fair value measurements
are categorised into Level 1, 2 or 3 based on the degree to which
the inputs to the fair value measurements are observable and the
significance of the inputs to the fair value measurements in its
entirety, which are described as follows:

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

Level 2: inputs are inputs, other than quoted prices included within
Level 1, that are observable for the asset or liability, either
directly or indirectly; and

Level 3: inputs are unobservable inputs for the asset or liability.

Financial instruments measured at fair value

The following table analysed the financial instruments which are

measured at fair value at the end of the reporting period into the
three-level hierarchy.

Fair value
Fair value hierarchy
DAFE AFEDRH
30 June 31 December
2023 2022
ot St —E--F
AREtHE +tZA=+—H
HK$'000 HK$'000
FET FET
Financial assets
ERMEE
Suspended trading listed equity securities 62,336 109,766 Level 3
presented as financial assets measured E=®
at FVTOC (note (1))
2 ABBEMPAKGARBATEFEL
CREECERER LTRAESR
(F3EG))
Bonds presented as financial assets measured 177,300 253,117  Level 1
at FVTPL Ea
EIRBRBREURBATEFEY
SREEZESF
Unlisted bond presented as financial assets 1,325 1,396 Level 3
measured at FVTPL Et il
ZIRBBERURBATEFEY
EREBEZFIHES
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BEAREERMEERABREZEERE
BERFOBE (RE-RZREKIN)
K

BEANEEXBEZIFUERIE -

LUAFEFEZERIA

BERARURAFEFEZERTAZ=

B B DA

Valuation techniques
and key inputs
HERBTREIEHE

Market approach
mEAR

Quoted prices in active markets

ERTISZRE

Market approach
LiEVEN

Significant unobservable inputs

ERFTBREYE

Change in share prices of comparable companies of
-64.75% (31 December 2022: -37.29%)
during the suspension period (note (ii))
REFEZRBIHRLRARZRHERE
A64TSE(ZEZZF+-A=1—H:
-37.29) (B &E(i))

Discount for lack of marketability of 20.95%
(31 December 2022: 21.24%) (note (ii))

Rz W5 A LT #20.958
(ZZZZF+ZR=1—H :21.24) (M)

N/A
TER

Expected recovery ratio of 4.15%
(31 December 2022: 4.19%) (note (iii))
BHAE K E415E
(ZEZZF+ZA=1—H:4198) (K (i)



26. Fair Value Measurements of Financial Instruments

(continued)

Financial instruments measured at fair value (continued)

Fair value
AV
30 June 31 December
2023 2022
—B-=F —E--F
ABEtHE tZA=+—H
HK$'000 HK$'000
FET FET
Financial assets (continued)
SRMEE(E)
Listed investments held-for-trading presented 201,127 328339
as financial assets measured at FVTPL
I ERBEEIRBATEGEY
CREEIRIFER FTRE
Suspended trading listed equity securities 3,660 5,672
presented as financial assets measured
at FVTPL (note (i))
I ERBEENRBATEGEY
CREECEFEE FTRAES (M)
Structured product and derivative financial
instruments presented as financial assets
measured at FVTPL
i ARBEEIRBATEEY
CREECHABUEERRITESRIA
- Equity linked note 9,918 4,005
- REHHEE
- Cross currency swap 549 1,250
- EkiER
- Foreign exchange forward contracts 184 -
- MERBAH

Fair value
hierarchy

DYEIRH

Level 1
£

Level 3
=&

Level 3
=&

Level 2
FH

Level 2
F/&
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Valuation techniques

and key inputs Significant unobservable inputs

HERBTREIEHE EXFTBREYE

Quoted prices in active markets N/A

EETSZRE TEA

Market approach Change in share prices of comparable companies
LiEVEN ranging from -55.21% to -20.00%

(31 December 2022: -33.74% to -27.51%)
during the suspension period (note (ii))

REGEERMAHLRAR 2 RINERE
N F-55.21/E £-20.002
(ZZZZF+ZA=+-R B4EZE
27.5112) (M 3 (iiy)

Discount for lack of marketability ranging from
16.54% to 20.95%
(31 December 2022: 16.76% to 18.65%) (note (ii))
RZHSRBLITEN T1654EE20958
(ZZZZF+ZA=T-HB:1676EZ
18.652 ) (Pff 5 (ii))

Monte Carlo simulation model

Rt FRERER

Equity volatility of 20.14% and discount rate ranging
from 5.6366% to 5.6456%
(31 December 2022: equity volatility (weekly)
ranging from 7.947% to 12.596%,
discount rate of 1.89% and equity growth rate (weekly)
ranging from 0.013% to 0.036%) (note (iv))
MRS E20.14E REER %N F5.6366E 5
56456 (ZE-F+-A=1—H:
BRERE (BE)NF7.947EZ125%E -
HEREIENRBRELRE (GE)
NT0013EZ00362) (i (v))

Discounted cash flow: based on spot ~ N/A

and forward exchange rates and ~EA
yield curves of the currency

HRRENE  RASHZAHR
EHEX R EEEE

Discounted cash flow: net payoffs N/A
from the contracts and scheduled @A

payments estimated based on
foreign exchange forward rates

HERENE  RANFRRK
REINEEBERME 2
HEMK



26. Fair Value Measurements of Financial Instruments

(continued)

Financial instruments measured at fair value (continued)

Fair value
AFE
30 June 31 December
2023 2022
—B-=F —E--F
ABEtHE tZA=+—H
HK$'000 HK$'000
FET FET
Financial assets (continued)
SRMEE(E)
Club and corporate debentures presented 58,176 56,150
as financial assets measured at FVTPL
i ARBEEIRBATEGEL
CREECERRARES
Unlisted equity securities presented as 465,005 525,780
financial assets measured at FVTOCI
2 ARBEMEAKRARBATENES
CREEZFLTRAES
979,580 1,285,475
Financial liability
SHEE
Derivative financial instrument
fTEeRMIA
— Futures contracts 7 -
-HEEH

Fair value
hierarchy
AFEDRH

Level 2
k11

Level 3
E=4

Level 1
£
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Valuation techniques

and key inputs Significant unobservable inputs

HERHRTERE EXFTBREYE

Market comparison N/A

52 BB B ~EA

Discounted cash flow: forecast Forecast distribution taking into account
distribution, discount rate and management’s experience and the estimated
contract terms (if any) terminal value (note (v))

HERENE : BRHZHR FAZARND2REEEBERRMZ
HERERADER(IE) REBE (V)

Discount rates ranging from 14.66% to 22.56%
(31 December 2022: 14.95% to 24.64%)
(note (v))

R EN T1466/2 222562
(ZBZF = A=1—H: 1495EZ2464E)

(FEE(v))

Reference to the fair value of the Fair value of the underlying property based on

underlying property valuation model (note (v))
2ERBNEZLTE EREERAETEENE 2 ATE V)
Net asset value (note (vi)) N/A
BEFE () TER
Quoted prices in active markets N/A
EEN S RE TEA



26. Fair Value Measurements of Financial Instruments

(continued)
Financial instruments measured at fair value (continued)
Notes:

(i) Trading in shares of certain listed equity securities remained
suspended as at 30 June 2023 and 31 December 2022,
the fair values of suspended trading listed equity securities
at FVTOCI and at FVTPL were determined by reference to the
valuation carried out by an independent qualified professional
valuer.

(i) The higher the change in share prices of comparable companies
during the suspension period, the higher the fair value. The
higher the discount for lack of marketability, the lower the fair
value.

(ii) The higher the expected recovery ratio, the higher the fair value.

(iv) The higher the equity volatility and discount rate, the lower the
fair value. The higher the equity growth rate, the higher the fair
value.

(v) The higher the forecast distribution, estimated terminal value or
fair value of the underlying property, the higher the fair value.
The higher the discount rate, the lower the fair value.

(vi) The Group has determined that the net asset value represents
the fair value at the end of the reporting period.

The Group's policy is to recognise transfers into and out of fair
value hierarchy levels as at the date of the events or changes in
circumstances that caused the transfer. During the Period and the
year ended 31 December 2022, certain listed equity securities were
transferred from Level 1 to Level 3, which is due to the suspension
of trading of such listed equity securities and remained suspended
as at 30 June 2023 and/or 31 December 2022 and transferred from
Level 3 to Level 1 upon resumption of trading. The Group recognised
the transfer into Level 3 as at the date of suspension and transfer
out from Level 3 as at the date of resumption of trading. Except the
above, there were no other transfers amongst Level 1, Level 2 and
Level 3 in the fair value hierarchy during the Period and the year
ended 31 December 2022 and no change in valuation techniques
used as compared to prior years.

The fair value of financial instruments traded in active markets is
based on quoted market prices at the end of each reporting period. A
market is regarded as active if quoted prices are readily and regularly
available from an exchange, dealer, broker, industry group, pricing
service, or regulatory agency, and those prices represent actual and
regularly occurring market transactions on an arm’s length basis. The
quoted market price used for financial instruments held by the Group
is the current bid price. These instruments are included in Level 1.
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(continued)

Financial instruments measured at fair value (continued)

The movement during the period/year in the balances of Level 3 fair

26. Fair Value Measurements of Financial Instruments

value measurement is as follows:

At 1 January 2022

Transfer from Level 1

Purchases during the year

Disposals during the year

Net return of capital contribution
during the year

Net loss arising from change in
fair value

At 31 December 2022

Transfer from Level 1

Transfer out to Level 1

Purchases during the period

Disposals during the period

Net capital contribution during
the period

Net (loss) gain arising from change

in fair value

At 30 June 2023

RZEZZF—-f—H

BREE-Q

RERBA

RENEE

RERTEERZ
hqmp=s--

ATEEHMEELL
BRFE

i ——
+-R=+-H
BREAE—N
BHEE-&
REANEE A
RERLE
RERIEERZ
FE
ATEEDMEEZ
(BE) =58

R-B-=FxA=1+H

financial assets

Suspended

trading listed

equity
securities
presented as

Unlisted bond
presented as
financial assets

measured at measured at

Suspended
trading listed
equity
securities
presented as
financial assets
measured at

26, ®MIAZAFEFTE(E)

UAFEFEZEMIA(E)

Structured
product and
derivative
financial
instruments
presented as
financial assets
measured at

FZRRFEFEEHNIR FRZEFHMT :

Unlisted

equity
securities
presented as
financial assets
measured at

FVTOCI FVTPL FVTPL FVTPL FVTOCI

2 AREA
Hit2EWE 2 AREBR 2FARESR 2 ARESR
R A FE 2 AREBR BEUARBR BEUR® Ht2EkE
e BEUR® ATPEFAEz ATVEIGEZ  UARRATHE
tMEEr DATHEHEZ tREEY tREEY FEZ
EFEH tREEY EFEE ARMERR tREEY
tHRFES FLHES LIREAESF TEERIE FLTREES
HK$'000 HK$'000 HK$'000 HK$'000 HK$000
FHET TET TET TET TET
(note (i) (note (ii)) (note (ii)) (note (ii)) (note (i)
(FrEE()) (F3E(i)) GE{O) (FE(i)) GiE0)
- 28,037 - 6,840 1,527,466
223,598 - 9,479 - -
- - - 21,000 -
- - = (23,266) -
_ _ - - (36,019)
(113,832) (26,641) (3,807) (569) (965,667)
109,766 1,396 5,672 4,005 525,780
- - 5,360 - -
- - (8,112) - -
- - - 9,812 -
- - - (4,000) -
- - - - 4,696
(47,430) (1) (3,260) 101 (65,471)
62,336 1,325 3,660 9,918 465,005
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26. Fair Value Measurements of Financial Instruments
(continued)

Financial instruments measured at fair value (continued)
Notes:

(i) The loss included in other comprehensive income for the
period/year related to suspended trading listed equity securities
at FVTOCI and unlisted equity securities at FVTOCI held at the
end of the reporting period are reported as changes of financial
assets measured at FVTOCI reserve.

(i) The gain (loss) included in profit or loss for the period/year
related to unlisted bond at FVTPL, suspended trading listed
equity securities at FVTPL and structured product and derivative
financial instruments at FVTPL held at the end of the reporting
period are reported as investment expenses.

Financial instruments not measured at fair value
The Directors consider that the carrying amounts of the Group's

financial instruments that are not measured at fair value approximate
to their fair values.
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INTERIM DIVIDEND

The Board has resolved not to declare any interim dividend for the
Period (2022: nil).

Having considered the Company's dividend policy, to preserve
more cash for the Group's future financial, property investment or
securities investment opportunities, the Board has resolved not to
declare any interim dividend for the Period (2022: nil).

FINANCIAL OPERATION REVIEW
Results
Revenue

Revenue for the six months ended 30 June 2023 (the "Period")
amounted to HK$270.6 million (2022: HK$1,181.4 million),
a decrease of 77.1% over the same period of last year and
comprised gross rental income of HK$130.3 million (2022:
HK$157.1 million), gain on sales of investments held-for-trading
on a net basis of HK$61.5 million (2022: HK$24.2 million),
dividend income from listed and unlisted equity investments of
HK$39.4 million (2022: HK$954.1 million), interest income from
bonds and structured products of HK$5.7 million (2022: HK$13.3
million), building and property management services income of
HK$27.0 million (2022: HK$25.2 million) and others of HK$6.7
million (2022: HK$7.5 million). The decrease in revenue was
mainly due to decrease of dividend income from an investee
company engages in property development and trading of
HK$914.0 million for the Period.

Gross Profit

Gross profit for the Period amounted to HK$246.9 million (2022:
HK$1,161.6 million), a decrease of 78.7% as compared with the
same period of last year which was also mainly due to decrease in
dividend income from an investee company for the Period.

Property Leasing

For property leasing, the rental revenue in non-retail section
decreased by 18.8% to HK$98.7 million and retail section
decreased by 11.2% to HK$31.6 million during the Period. The
total rental income in revenue for the Period recorded a decrease
of 17.1% to HK$130.3 million as compared with the same period
of last year of HK§157.1 million.

Together with the attributable rental revenue generated from
associates and an investee company of HK$58.5 million (2022:
HK$42.6 million), the total attributable rental revenue to the
Company and its subsidiaries (collectively the “Group”) amounted
to HK$188.8 million (2022: HK$199.7 million), which represents
a decrease of 5.5% over the same period of last year.

Attributable net rental income for the Period showed HK$163.0

million, a decrease of 9.6% over HK$180.4 million in the same
period of last year.
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FINANCIAL OPERATION REVIEW (continued)
Results (continued)
Property Development and Trading

During the Period, the Group did not dispose of any trading
property (2022: no disposal).

In respect of properties held by an investee company, sales of
59 units and certain parking spaces of Grand Central in Kwun
Tong (10% interest) were recorded by the investee company
during the Period. Following the recognition of sales and profits by
the investee company, the investee company declared dividend
and hence dividend income from the investee company had
contributed HK$36.0 million (2022: HK$950.0 million) to the
Group's revenue and profit during the Period.

The Group's investee company recorded an attributable sales of
HK$80.9 million (2022: HK$133.1 million) for the Period.

Securities Investments

The Group has in the ordinary and usual course of business
conducted its securities investment activities, as at 30 June
2023, comprised bonds, listed equity investments and treasury
products. During the Period, the net profit (excluding gain/loss
recognised in financial assets measured at fair value through other
comprehensive income (“FVTOCI") reserve) recognised from
securities investments and treasury products representing net profit
on investments and treasury products at fair value through profit
or loss ("FVTPL") of HK$10.3 million (2022: net loss of HK$178.3
million).

Investments and Treasury Products at Fair Value Through Profit or
Loss

During the Period, the Group disposed of listed investments
held-for-trading and recognised a realised gain of HK$61.5 million
(2022: HK$24.2 million) (the gains/losses of which was included
in revenue) with gross proceeds of HK$484.3 million (2022:
HK$853.1 million). In addition, realised loss on bonds of HK$3.8
million (2022: realised gain of HK$0.3 million) and realised gain
on structured products and derivatives of HK$0.2 million (2022:
HK$0.1 million) were recorded during the Period.
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FINANCIAL OPERATION REVIEW (continued)
Results (continued)
Securities Investments (continued)

Investments and Treasury Products at Fair Value Through Profit or
Loss (continued)

During the Period, the Group recorded an unrealised loss of
HK$55.6 million (2022: HK$213.2 million) representing the
changes in fair value of bonds, listed equity investments, structured
products and derivatives, comprised unrealised loss on bonds
of HK$32.8 million (2022: HK$90.5 million), unrealised loss on
listed investments held-for-trading of HK$23.0 million (2022:
HK$122.9 million) and unrealised gain on structured products and
derivatives of HK$0.2 million (2022: HK$0.2 million), which had
no effect on the cash flow of the Group. The unrealised loss on
bonds mainly included a bond issued by the People’s Republic
of China ("PRC")-based real estate developer of HK$38.2 million,
the Group believes that the decrease in price of bond in the
industry of PRC-based real estate in the Period, among others, was
owing to concerns about the liquidity and going concern issues
and the tightening gearing policy over the real estate developers
in the PRC. Given the volatility of the stock markets during the
Period, the price of listed equity investments experienced a
downside in general. In addition, certain of the shares listed on
The Stock Exchange of Hong Kong Limited held by the Group were
suspended from trading at the end of the reporting period.

During the Period, interest income from bonds and structured
products (which were included in revenue) amounted to HK$5.6
million (2022: HK$12.9 million) and HK$0.1 million (2022:
HK$0.4 million) respectively. Together with dividend income
from listed equity investments at FVTPL (which were included in
revenue) of HK$2.8 million (2022: HK$3.4 million), the Group
recognised interest/dividend income from investments and
treasury products at FVTPL of HK$8.5 million (2022: HK$16.7
million) for the Period.

Summing up the realised and unrealised gain/loss and adding
the net income from net dividend income, interest income and
other investment income/expenses of HK$8.0 million (2022:
net income from net dividend income, interest income, other
investment income/expenses and net finance income/costs
of HK$10.3 million), the net profit recognised from securities
investments and treasury products was HK$10.3 million (2022:
net loss of HK$178.3 million) for the Period.
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FINANCIAL OPERATION REVIEW (continued)
Results (continued)
Other Income and Expenses

During the Period, the Group recorded other income of HK$7.8
million (2022: HK$7.4 million).

During the Period, administrative expenses decreased by 3.3%
to HK$171.5 million (2022: HK$177.4 million). Finance costs
increased by 98.4% to HK$108.7 million (2022: HK$54.8 million)
during the Period, including exchange gain of HK$0.7 million on
translation of foreign currency bank borrowing (2022: exchange
loss of HK$5.1 million). The increase in finance costs was mainly
due to the surge in average interest rate during the Period.

Other gains and losses for the Period recorded a loss of HK$0.7
million (2022: nil).

Investments Accounted for Using the Equity Method

The share of results of investments accounted for using the equity
method for the Period recorded a profit from the share of results
of associates of HK$38.8 million (2022: HK$43.4 million).

Fair Value Changes on Investment Properties

Investment properties of the Group in Hong Kong and Mainland
China were revalued at 30 June 2023 by B.l. Appraisals Limited
("B.I. Appraisals”) whereas investment properties in the United
Kingdom were revalued by LCH (Asia-Pacific) Surveyors Limited
("LCH (Asia-Pacific)"). B.l. Appraisals and LCH (Asia-Pacific) are
independent qualified professional property valuers. An unrealised
gain on fair value changes of investment properties of HK$190.5
million (2022: HK$104.4 million) was recorded during the Period.
The unrealised fair value change is a non-cash item and will not
affect the cash flow of the Group.

Profit, Core Loss/Profit, Dividends, Repurchase and Total
Comprehensive Income/Expenses

Profit

Profit for the Period attributable to owners of the Company was
HK$146.6 million as compared to HK$870.5 million for the same
period of last year. The decrease in profit for the Period was
mainly due to (a) decrease in dividend income from an investee
company; (b) increase in finance costs; despite of (c) results of
investments and treasury products at FVTPL turning from loss to
profit; and (d) increase in gain on fair value changes of investment
properties during the Period. Earnings per share for the Period was
HK$0.08 (2022: HK$0.46).
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FINANCIAL OPERATION REVIEW (continued)

Profit, Core Loss/Profit, Dividends, Repurchase and Total
Comprehensive Income/Expenses (continued)

Core Loss/Profit

Core profit/loss is a non-Hong Kong Financial Reporting Standards
("HKFRS") measure, is arrived at by adding (i) reported profit/loss
excluding unrealised fair value changes of investment properties
and other properties together with their respective deferred tax
(if applicable) during the Period; and (i) accumulated realised
fair value changes of investment properties and other properties
together with their respective deferred tax (if applicable)
recognised in prior years. The Group believes that the presentation
of non-HKFRS measure facilitates comparisons of operating
performance from period to period by eliminating potential impact
of certain items.

If the net gain on the major non-cash items of HK$190.2 million
(2022: HK$112.4 million) is excluded, but the accumulated
realised fair value gain and related deferred tax recognised in prior
years on disposal of an investment property of HK$0.5 million is
included, the Group will have a core loss for the Period attributable
to owners of the Company of HK$43.1 million (2022: core profit
of HK$758.1 million) and a core loss per share of HK$0.02 (2022:
core profit per share of HK$0.40).

The major non-cash items represented the attributable net
unrealised fair value gain on investment properties together with
their respective deferred tax from the Group and its associates of
HK$190.2 million (2022: HK$112.4 million).

Dividends

No dividend was paid during the Period (2022: nil).

Repurchase

During the Period, the Company had not repurchased any of the
Company's share.
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FINANCIAL OPERATION REVIEW (continued)

Profit, Core Loss/Profit, Dividends, Repurchase and Total
Comprehensive Income/Expenses (continued)

Total Comprehensive Income/Expenses

Total comprehensive income for the Period attributable to
owners of the Company was HK$289.5 million or HK$0.15
per share (2022: total comprehensive expenses of HK$451.2
million or HK$0.24 per share), which comprised (a) profit for
the Period attributable to owners of the Company of HK$146.6
million (2022: HK$870.5 million); and (b) other comprehensive
income for the Period attributable to owners of the Company
of HK$142.9 million (2022: other comprehensive expenses of
HK$1,321.7 million) which mainly included (i) unrealised loss
of HK$30.8 million (2022: HK$786.6 million) on fair value
change of an unlisted equity security at FVTOCI as a result of the
decrease in the carrying amount of the unlisted equity security
by the corresponding amount upon declaration of dividend of
HK$36.0 million (2022: HK$950.0 million) (as disclosed in the
sub-paragraph headed “Property Development and Trading” of
paragraph headed “Results” above); (ii) unrealised loss on fair
value change of a listed equity investment at FVTOCI of HK$47.4
million (2022: HK$35.2 million); and (iii) Pound Sterling ("GBP")
exchange gain of foreign operations of HK$260.9 million (2022:
exchange loss of HK$437.6 million).

Net Asset Value

As at 30 June 2023, the Group's net asset value attributable
to owners of the Company amounted to HK$14,269.0 million
(31 December 2022: HK$13,979.5 million), an increase of HK$289.5
million or 2.1% when compared with 31 December 2022. With
the total number of ordinary shares in issue of 1,907,619,079
as at 30 June 2023 and 31 December 2022, the net asset value
per share attributable to owners of the Company was HK$7.48
(31 December 2022: HK$7.33). The movement in net asset
value represented total comprehensive income for the Period
attributable to owners of the Company of HK$289.5 million.

In view of the redevelopment plan of properties in Tsuen Wan,
Hong Kong and “120 Fleet Street” in London, United Kingdom,
certain redevelopment expenditures which have been authorised
and contracted for have been disclosed in “Capital Commitments”
in Note 22 to the unaudited condensed consolidated financial
statements of this interim report. Going forward, further investment
in capital expenditures for these two redevelopment properties are
planned.

Other than the existing projects and those disclosed in the interim
results, the Group did not have material acquisition or disposal
of assets and any future plans for material investment or capital
assets.
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FINANCIAL OPERATION REVIEW (continued)
Net Current Liabilities

The Group recorded net current liabilities as at 30 June 2023
of HK$495.9 million (31 December 2022: net current assets of
HK$18.8 million), of which current assets were HK$1,720.3 million
(31 December 2022: HK$3,078.9 million) and current liabilities
were HK$2,216.2 million (31 December 2022: HK$3,060.1
million).

The directors of the Company (“Directors”) are of the opinion that
there will be sufficient financial resources available to the Group
to enable it to meet its liabilities as and when they fall due. The
Group believes that the net current liabilities position as at
30 June 2023 would not have adverse financial effect to the Group's
liquidity or gearing position and the Group has ability to continue
as a going concern.

Securities Investments

The Group's strategy is to maintain securities investment portfolio
for treasury management and invest in securities investments and
treasury products with attractive yield and good prospect in order
to bring stable and satisfactory realised return in long run.

Securities Investments and Treasury Products

As at 30 June 2023, the portfolio of securities investments and
treasury products of HK$455.8 million (31 December 2022:
HK$702.3 million) comprised (a) bonds, listed investments
held-for-trading, structured products and derivatives (presented
as financial assets/liabilities measured at FVTPL (non-current
and current assets/liabilities)) in aggregate of HK$393.5 million
(31 December 2022: HK$592.5 million); and (b) listed equity
investment (presented as financial assets measured at FVTOCI)
of HK$62.3 million (31 December 2022: HK$109.8 million),
representing 2.4% (31 December 2022: 3.6%) of total assets.

Unlisted Securities Investments

The Group also invested in an exempted limited partnership
formed under the Exempted Limited Partnership Law (Revised)
of the Cayman Islands (presented as financial assets measured
at FVTOCI) and the carrying amount was HK$290.0 million
as at 31 December 2022. During the Period, the Group has
contributed United States dollar ("US$")1.1 million (equivalent
to approximately HK$9.0 million) which was funded from
its distribution and received distributions of US$0.5 million
(equivalent to approximately HK$4.3 million) (which were
included in financial assets measured at FVTOCI), after deducting
the fair value loss for the Period of HK$33.1 million (which was
recognised in financial assets measured at FVTOCI reserve), the
carrying amount was HK$261.6 million as at 30 June 2023,
representing 1.4% (31 December 2022: 1.5%) of total assets.
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FINANCIAL OPERATION REVIEW (continued)
Risk Management

The Group has established adequate risk management procedures
that enable it to identify, measure, monitor and control various
types of risk it faces. This is supplemented by active management
involvement, effective internal controls and adequate internal audit
in the best interests of the Group.

Equity

The number of issued ordinary shares as at 30 June 2023 and
31 December 2022 were 1,907,619,079.

Debt and Gearing

As at 30 June 2023, the Group's total debt amounted to
HK$3,944.7 million (31 December 2022: HK$4,975.5 million),
comprised bank borrowings of HK$3,848.7 million (31 December
2022: HK$4,886.9 million) and lease liabilities amounted to
HK$96.0 million (31 December 2022: HK$88.6 million). Cash and
deposits at banks amounted to HK$936.0 million (31 December
2022: HK$2,038.8 million), pledged deposits amounted to
HK$151.0 million (31 December 2022: HK$147.8 million) and
net debt (including lease liabilities) amounted to HK$2,857.7
million (31 December 2022: HK$2,788.9 million).

Total debt to equity ratio (including lease liabilities) was 27.6%
(31 December 2022: 35.5%) and net debt to equity ratio
(including lease liabilities) was 20.0% (31 December 2022:
19.9%), which are expressed as a percentage of total debt, and
net debt, respectively, over the total equity of HK$14,292.4 million
(31 December 2022: HK$14,002.8 million).

If the securities investments and treasury products of HK$455.8
million (31 December 2022: HK$702.3 million) are included, the
net debt to equity ratio would be 16.8% (31 December 2022:
14.9%).

As at 30 June 2023, the Group's bank borrowings of HK$3,848.7
million, 49.2%, 17.2% and 33.6% were repayable within
1 year, 1 to 2 years and 2 to 5 years respectively. Of which the
Group’s bank borrowings were denominated in HK$ (38.2%),
GBP (47.6%) and US$ (14.2%) before entering the cross
currency swap. During the Period, the Group has entered into
short term US$/HK$ cross currency swap to enhance interest
payable on borrowing, and as at 30 June 2023, notional amount
of approximately US$70.0 million was outstanding. As at 30 June
2023, the Group's bank borrowings were carried at interest rates
calculated with reference to cost of funds, Hong Kong Interbank
Offered Rate or compounded reference rate and all the Group's
bank borrowings were on floating rate basis. Except as disclosed,
no hedging for interest rate is subsisted at the end of the reporting
period.
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FINANCIAL OPERATION REVIEW (continued)
Pledge of Assets

As at 30 June 2023, the Group had pledged the following assets
with their respective carrying amounts:

(a) The Group's investment properties of HK$9,125.7 million
(31 December 2022: HK$8,869.0 million), properties of HK$40.1
million (31 December 2022: HK$38.2 million) and bank
deposits of HK$151.0 million (31 December 2022: HK$147.8
million) were pledged to the banks to secure general banking
facilities granted to the Group.

(b) Interests in certain subsidiaries of the Company have been
pledged as part of the security to secure certain bank
borrowings granted to the Group.

Financial and Interest Income/Expenses

Interest income was included in revenue and investment expenses,
net. Interest income for the Period increased to HK$27.2 million
(2022: HK$18.2 million), representing an increase of 49.5% as
compared with the same period of last year which was mainly due
to increase in interest income from bank deposits as result of the
surge in interest rates during the Period.

Finance costs included interest expenses on bank borrowings
and lease liabilities; exchange difference on translation of
foreign currency borrowings; and arrangement fee and facility
and commitment fee expenses. Interest expenses (excluding
interest expenses on lease liabilities) for the Period amounted to
HK$106.5 million, representing a substantial increase of 150.6%
over the same period of last year of HK$42.5 million. Interest
capitalised for the Period was HK$4.1 million (2022: HK$1.2
million). The increase in interest expenses was mainly due to
the surge in average interest rate during the Period. The average
interest rate over the period under review was 5.47% (2022:
1.68%), which was expressed as a percentage of total interest
paid (excluding interest on lease liabilities) over the average total
interest-bearing borrowings.

Remuneration Policies

As at 30 June 2023, the Group employed a total of 495 staff
(31 December 2022: 498 staff) including about 255 staff
(31 December 2022: 260 staff) employed under the estate
management company in Hong Kong and 9 staff (31 December
2022: 8 staff) in the United Kingdom.

Employees were remunerated on the basis of their performance,
experience and prevailing industry practice. Remuneration
packages comprised salary and year-end discretionary bonus based
on market conditions and individual performance. The executive
Directors continued to review employees’ contributions and to
provide them with necessary incentives and flexibility for their
better commitment and performance.
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FINANCIAL OPERATION REVIEW (continued)
United Kingdom and Mainland China

As at 30 June 2023, the Group's investment properties (excluding
properties occupied for own use) in the United Kingdom with
carrying amount of GBP743.9 million (equivalent to approximately
HK$7,359.6 million) (31 December 2022: GBP717.2 million
(equivalent to approximately HK$6,746.3 million)) incurred a net
profit of HK$131.5 million (2022: HK$267.5 million) to the Group
for the Period, the profit mainly included in gross profit, other
income, fair value changes of investment properties, administrative
expenses, finance costs and taxation. Due to appreciation of GBP
against HK$ during the Period, GBP exchange gain of foreign
operations included in other comprehensive income for the Period
amounted to HK$260.9 million (2022: exchange loss of HK$437.6
million). As at 30 June 2023, the Group's net investment in the
United Kingdom amounted to HK$5,608.9 million (31 December
2022: HK$4,570.9 million) representing 39.2% (31 December
2022: 32.6%) of the Group's total equity.

Loss incurred by the Group's investment in Mainland China
(mainly included in administrative expenses and taxation) for the
Period amounted to HK$3.2 million (2022: profit of HK$14.3
million mainly included in fair value changes on investment
properties, share of results of investments accounted for using the
equity method and taxation). Due to depreciation of Renminbi
("RMB") against HK$ during the Period, RMB exchange loss of
foreign operations included in other comprehensive income for
the Period amounted to HK$5.1 million (2022: HK$14.4 million).
The Group's net investment in Mainland China as at 30 June 2023
amounted to HK$192.2 million (31 December 2022: HK$200.8
million) representing 1.3% (31 December 2022: 1.4%) of the
Group's total equity.
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FINANCIAL OPERATION REVIEW (continued)
Property Valuation

As at 30 June 2023 and 31 December 2022, property valuations
in respect of the Group's investment properties in Hong Kong and
Mainland China were carried out by B.l. Appraisals, whereas the
investment properties in the United Kingdom were carried out by
LCH (Asia-Pacific), both are independent qualified professional
property valuers. The valuations were based on investment
method and/or direct comparison method and/or residual method
as the valuation methodologies and were used in preparing 2023
interim results.

The Group's investment properties were valued at HK$14,024.9
million (31 December 2022: HK$13,396.7 million (including
those presented as assets classified as held for sale)), an increase
of 1.49% over 2022 after adjusted for the additions, disposal
and exchange adjustments of investment properties during
the Period. The increase in fair value of HK$190.5 million was
recognised in the unaudited condensed consolidated statement
of comprehensive income for the Period. The Group also shared
an increase in fair value of investment properties of associates of
HK$11.0 million for the Period.

The increase in fair value of HK$190.5 million was mainly derived
from the increase in fair value of a redevelopment property located
in the United Kingdom. The unrealised fair value change is a
non-cash item and will not affect the cash flow of the Group.
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BUSINESS REVIEW
Hong Kong Property Investment and Development

During the Period, the average occupancy rate of the shops of
Causeway Place in Causeway Bay was approximately 88.48%.

As at 30 June 2023, the occupancy rate of the Group's office
property, Harcourt House in Wanchai was approximately 74.10%.
Together with the retail portion, the average occupancy rate of
Harcourt House was approximately 75.65% during the Period.

Nos. 14—18 Ma Kok Street is an industrial site in Tsuen Wan. It
will be redeveloped into a 25-storey industrial building (including
2 basement levels for parking and loading/unloading facilities).
Its total gross floor area is approximately 228,001 square feet.
Construction of the new development is currently underway,
with the main contract works (basement and superstructure)
commenced in December 2022. The new building is expected to
be completed by early 2025 and presale of the industrial units is
rescheduled to the fourth quarter of 2023.

Nos. 86 and 88 Apliu Street is a 25-storey residential-cum-commercial
building in Sham Shui Po with total gross floor area of approximately
17,714 square feet. As at 30 June 2023, retail portion at ground
floor was let while other floors were vacant. Other floors will be let
to a non-governmental organisation to operate a youth hostel in
the name of Joseph's House under the “Youth Hostel Scheme —
Subsidy Scheme for Using Hotels and Guesthouses as Youth Hostels”
approved by the Government. Joseph's House consists a total of 42
rooms with up to 84 hostel places.

No. T Hung To Road (33.33% interest), a 33-storey industrial
building in Kwun Tong, the occupancy rate was approximately
99.80% as at 30 June 2023.

Olympian City 3 (25% interest), the retail mall in The Hermitage
residences in West Kowloon, the average occupancy rate was
approximately 97.21% during the Period.

Coronation Circle (15% interest), the retail mall in The
Coronation residences in West Kowloon, the occupancy rate was
approximately 29.85% as at 30 June 2023.

Grand Central (10% interest) is a joint venture development
project of the Group in Kwun Tong awarded by the Urban Renewal
Authority, with a total gross floor area of around 1,853,561 square
feet. It comprises two phases with 4 residential tower blocks and
provides 1,999 residential units in aggregate. Up to 30 June 2023,
1,008 units of first phase and 964 units of second phase were
sold and completed.
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BUSINESS REVIEW (continued)
Mainland China Property Investment

Hilton Beijing (50% interest), a five-star international hotel having
506 rooms. The renovation works of 5th to 14th Floors of the
hotel main tower are pending. As at 30 June 2023, the occupancy
rate was approximately 54.65%.

Oriental Place (50% interest), a 10-storey office building next
to Hilton Beijing. As at 30 June 2023, the occupancy rate was
approximately 90.54%.

Overseas Property Investment and Development

“120 Fleet Street” consists of a freehold office building known as
River Court and the Grade II* listed Daily Express Building, situated
at 116-129 Fleet Street, London, United Kingdom. It provides
a total net internal area of approximately 429,980 square feet,
together with certain car parking spaces. As at 30 June 2023,
demolition works of River Court are in progress. River Court will
be redeveloped into a 21-storey high rise Grade A office led,
mixed use building with 2 basement levels, and is expected to
comprise approximately 540,800 square feet of office space
and approximately 18,600 square feet of retail space and will be
renamed as Evergo Tower, while Daily Express Building will be
retained and refurbished. The project is expected to be completed
in the first half of 2026.

“14 St George Street” is a freehold office building located in
London, United Kingdom with total net internal area of around
51,861 square feet. Office accommodation is arranged over lower
ground, ground and four upper floors. As at 30 June 2023, it was
fully let.

“61-67 Oxford Street and 11-14 Soho Street” is a mixed use
freehold building located in London, United Kingdom, comprising
approximately 55,151 square feet in aggregate. The building
provides retails, office and residential accommodation, occupying
approximately 33,843 square feet, 13,694 square feet and
7,614 square feet respectively, over lower ground, ground and six
upper floors. During the Period, the average occupancy rate was
approximately 88.86%.

“11 and 12 St James's Square and 14 to 17 Ormond Yard" is a
mixed use freehold building located in London, United Kingdom.
Its total net internal area is around 82,374 square feet. Office
accommodation is arranged over lower ground, ground and six
upper floors. The occupancy rate was approximately 52.03%
during the Period on average. Upgrading works to part of the office
spaces are expected to be commenced in August 2023.
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BUSINESS REVIEW (continued)
Securities Investment

The Group's strategy is to maintain securities investment portfolio
for treasury management. As at 30 June 2023, the Group's
securities investment portfolio comprised of bonds, listed equity
investments and treasury products. The Group’s primary objectives
when managing capital are to safeguard the abilities of the entities
in the Group to continue as a going concern, so that it can
continue to provide returns for shareholders of the Company. The
Group's strategy for future investments is to invest in a diversified
portfolio to minimise risks with attractive yield, good liquidity
and issuers from reputable entities, so as to maintain a healthy
financial status and grasp every good investment chance.

The net profit recognised from securities investments and treasury
products for the Period was approximately HK$10.3 million. Details
of the performance of securities investments are disclosed in the
“Financial Operation Review" of this interim report.

The Group will continue to closely monitor its portfolio of securities
investment to achieve satisfactory returns.
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OTHER INFORMATION AND EVENT AFTER THE
REPORTING PERIOD

Leasing of Windsor House - Connected Transaction and
Continuing Connected Transaction

On 13 March 2023, the Group (as tenant) entered into a tenancy
agreement in relation to the renewal of the leasing of the whole
of 39th floor of Chubb Tower, Windsor House (the “Premises”)
with a company indirectly owned by Ms. Chan, Hoi-wan (an
Executive Director, the Chief Executive Officer of the Company and
a trustee of the substantial shareholders of the Company (who
are her minor children)) as trustee for her minor children (as
landlord) (the “Transaction”), for the purpose of continuing to use
the Premises as being part of the headquarter of the Group. The
Transaction constituted a connected transaction and a continuing
connected transaction for the Company under the Rules Governing
the Listing of Securities on The Stock Exchange of Hong Kong
Limited (the “Stock Exchange”) (the “Listing Rules”) as more
described in the Company’'s announcement dated 13 March 2023.

Changes in Directors, Group Financial Controller, Company
Secretary, Authorised Representative and Members of
Board Committees

On 10 March 2023, the Board appointed Mr. Leung, Yun-fai as
an Independent Non-executive Director (“INED"), and a member
of the Audit Committee, the Remuneration Committee, the
Nomination Committee and the Investment Committee of the
Company respectively with effect from the conclusion of relevant
Board meeting held on 10 March 2023.

On 10 May 2023, Mr. Lam, Kwong-wai (“Mr. Lam") resigned from
his offices of an Executive Director, the Group Financial Controller
and the Company Secretary of the Company with effect from
the conclusion of the annual general meeting of the Company
held on 25 May 2023 (the "AGM"). Following the resignation
of Mr. Lam, he ceased to act as an authorised representative
of the Company under Rule 3.05 of the Listing Rules (the
“Authorised Representative”) as well as a member and the Chief
Investment Officer of the Investment Committee. The Board
appointed Ms. Chau, Yuen-fun as the Group Financial Controller;
Ms. Mak, Kai-yee as the Company Secretary and the Authorised
Representative; and Ms. Chan, Lok-wan (an Executive Director)
as a member and the Chief Investment Officer of the Investment
Committee in succession to Mr. Lam.

The Board currently comprised eight Directors with INEDs
representing more than one-third of the Board.

Forfeiture of Unclaimed Dividends
As announced on 21 July 2023, all dividends declared on or

before 31 May 2017 remaining unclaimed on 21 August 2023
will be forfeited and will revert to the Company.
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PROSPECTS

In partway through Year 2023, the overall global economy is
steadily restoring to normalcy. Despite the growth of global
optimism, the impacts of such a prolonged period of uncertainties
such as geopolitical instability, rising interest rates and stubborn
inflation etc. still reverberate across the world economy.

On the local front, the residential property market has continued to
weaken amid interest rates hike. Major banks in Hong Kong raised
their best lending rates, which increased the mortgage burden for
buyers. It is believed that the increasing interest rate will reach
its peak soon and hopefully the property market will gradually
resume.

Benefiting from the border reopening and the revival of inbound
tourism, Hong Kong's economy improved visibly in the first
quarter. However, data shows that the momentum has been
softened in the second quarter. Despite this, it is expected that
private consumption and inbound tourism will remain as the major
driving force behind the economic growth over the remainder of
2023. The Group's local retail investment properties continued to
lease well during the Period due to its prime location. The Group
will closely monitor the changes in consumption patterns, boost
customer flow and spending for its retail investment properties by
organising various marketing and promotion activities.

On the social community front, to support the Government's
vision on addressing the housing needs of young people, the
Group joined hands with a non-governmental organisation to turn
our building situated at Nos. 86 and 88 Apliu Street, Sham Shui
Po into a youth hostel and will operate in the name of Joseph's
House. As an awarded Caring Company, the Group will continue to
support a broad range of charitable activities and strive to use its
best endeavours to promote corporate social responsibility.

In the United Kingdom, the Group is undergoing property
redevelopment and asset enhancements for our investment
properties located in the heart of London, and thus rental income
will be affected. The Group believes that the revamped properties
will meet the high demands of top-tier international commercial
occupiers. We consider this approach will facilitate long-term
development and create long-term business values to our Group.

Looking forward, the Group will stay alert on the rapid changing
environment, whilst aligning corporate social responsibility with
business operation so as to share our value to the society and
stakeholders.
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DIRECTORS' AND CHIEF EXECUTIVES' INTERESTS IN
THE SECURITIES OF THE COMPANY AND ASSOCIATED
CORPORATIONS

As at 30 June 2023, the interests and short positions of the
Directors and chief executives of the Company in the shares,
underlying shares and debentures of the Company or any of its
associated corporations (within the meaning of Part XV of the
Securities and Futures Ordinance, Chapter 571 of the laws of
Hong Kong (the “SFQ")) as recorded in the register kept by the
Company pursuant to section 352 of the SFO or as otherwise
notified to the Company and the Stock Exchange pursuant to
the Model Code for Securities Transactions by Directors of Listed
Issuers contained in Appendix 10 to the Listing Rules (the “Model
Code") were as follows:—

I The Company

¥ NN

Number of
Name of Director Shares Held Note
EEKE ERHOHB k=3

Ms. Chan, Hoi-wan (“Ms. Chan")
BREVEE L+ ([t ])

1,430,700,768 *

Note:

*  These shares of the Company were indirectly owned by Sino
Omen Holdings Limited (as disclosed under “Substantial
Shareholders’ Interests in the Securities of the Company”), the
entire issued share capital of which was held by Ms. Chan as the
trustee of her minor children Lau, Chung-hok, Lau, Sau-wah and
Lau, Sau-yee.
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DIRECTORS’ AND CHIEF EXECUTIVES' INTERESTS IN
THE SECURITIES OF THE COMPANY AND ASSOCIATED
CORPORATIONS (continued)

Il Associated Corporations of the Company

AT Z BB EE

Name of

Associated Number of
Name of Director Corporations Share(s) Held
= BB EEAH FEROHE
Ms. Chan Sino Omen Holdings 50,000
PR 22+ Limited
Ms. Chan Solar Bright Ltd. 1
R+
Note:

*  Ms. Chan (as the trustee for her minor children Lau, Chung-hok,
Lau, Sau-wah and Lau, Sau-yee) directly held the entire issued
share capital of Sino Omen Holdings Limited. Sino Omen
Holdings Limited directly held the entire issued share capital
of Solar Bright Ltd.. Therefore, Ms. Chan as the trustee for her
said minor children was also regarded as interested in the entire
issued share capital of Solar Bright Ltd..

The interests stated above represent long positions. The
percentage shown was the number of shares the relevant Director
was interested in expressed as a percentage of the number of
issued shares as at 30 June 2023.

Save as disclosed above, none of the other Directors and chief
executives of the Company had or were deemed under the SFO
to have 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) as at 30
June 2023.

During the Period, none of the Directors and chief executives of
the Company nor their spouses or children under 18 years of
age were granted or had exercised any right to subscribe for any
securities of the Company or any of its associated corporations.
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SUBSTANTIAL SHAREHOLDERS’ INTERESTS IN THE
SECURITIES OF THE COMPANY

As at 30 June 2023, so far as are known to any Directors or chief
executives of the Company, the following parties (other than
Directors or chief executives of the Company) were recorded in
the register kept by the Company under section 336 of the SFO,
or as otherwise notified to the Company, as being directly or
indirectly interested or deemed to be interested in 5% or more of
the issued share capital of the Company:—

Number of
Name of Substantial Shareholders Shares Held Notes
FERRER FEROEE ot
Mr. Joseph Lau, Luen-hung 1,430,700,768 A

("Mr. Joseph Lau")
Blen e (TRIE R E])

Sino Omen Holdings Limited 1,430,700,768 #
(Incorporated in the British Virgin Islands)

(MEBEBARBESEMAL)

Solar Bright Ltd. 1,430,700,768 #
(Incorporated in the British Virgin Islands)
(REBHERRESTMAL)

Century Frontier Limited 476,425,000 #
(Incorporated in the British Virgin Islands)

(RERBEBRES ML)

Joseph Lau Luen Hung Investments Limited 230,984,820 #
(Incorporated in the British Virgin Islands)

(REBHEBRESEMAL)
Notes:
4 Mr. Joseph Lau was deemed to be interested in the same parcel
of shares that his spouse, Ms. Chan, and his minor children, Lauy,

Chung-hok, Lau, Sau-wah and Lau, Sau-yee, were interested or
deemed to have interests.

#  Solar Bright Ltd. held the entire issued share capital of Century
Frontier Limited and Joseph Lau Luen Hung Investments Limited and
therefore was deemed to be interested in 476,425,000 shares of the
Company held by Century Frontier Limited and 230,984,820 shares
of the Company held by Joseph Lau Luen Hung Investments Limited
respectively. In addition, Solar Bright Ltd. directly held 723,290,948
shares of the Company. As such, Solar Bright Ltd. was interested or
deemed to have interested in a total of 1,430,700,768 shares of the
Company. Sino Omen Holdings Limited held the entire issued share
capital of Solar Bright Ltd. and therefore was deemed to be interested
in 1,430,700,768 shares of the Company, which were referred to
in the interests of Ms. Chan as disclosed under “Directors’ and Chief
Executives’ Interests in the Securities of the Company and Associated
Corporations”.

All the interests stated above represent long positions. As at 30

June 2023, no short positions were recorded in the register kept
by the Company under section 336 of the SFO.
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DISCLOSURE PURSUANT TO RULE 13.21 OF THE LISTING
RULES

As disclosed in the Company’s announcement dated 25
November 2021, an indirect wholly-owned subsidiary of the
Company (the "Borrower”) as borrower has on 25 November
2021 entered into a facility agreement (the “Facility Agreement”)
with a bank (the “Bank”) as lender in respect of a term loan facility
(the "Facility”) in the principal sum of up to HK$610,000,000 and
it is a term of the Facility Agreement that the Company entered
into a guarantee (the “Guarantee”). The Facility will be repayable
in 12 successive quarterly instalments with the final repayment
date falling 36 months after the date on which the advance under
the Facility is made.

Pursuant to the Facility Agreement and the Guarantee, the
Borrower and the Company shall procure that the substantial
shareholders of the Company (as disclosed at pages 74 to 75 of
the 2020 annual report of the Company) and/or their ultimate
beneficial owners together with their respective associates and
connected persons in aggregate shall maintain not less than 30%
shareholding in and remain a single largest shareholder of the
Company.

A breach of the abovementioned undertaking may constitute
an event of default under the Facility Agreement, whereby the
Bank may, among others, cancel the Facility and declare that all
sums accrued or outstanding (including accrued interest) under
the Facility Agreement be immediately due and payable. The
occurrence of such event may trigger the cross default provisions
of other banking or credit facilities available to the Group and, as a
possible consequence, these other facilities may also be declared
by the relevant lenders to be immediately due and payable.

AUDIT COMMITTEE REVIEW

The interim results for the Period are unaudited and have not been
reviewed by the auditors of the Company. The Audit Committee
of the Company, comprised all the INEDs, has reviewed with
management the accounting principles and practices adopted by
the Group and the unaudited condensed consolidated financial
statements for the Period.
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CORPORATE GOVERNANCE

Throughout the Period, the Company had applied the principles
and complied with the code provisions and certain recommended
best practices set out in the Corporate Governance Code
contained in Appendix 14 to the Listing Rules, except the following
deviation(s):—

Chairman/Non-executive Director Attending General
Meeting

Mr. Lau, Ming-wai, the Chairman of the Board and a Non-executive
Director, was unable to attend the AGM as he had business
engagement. Mr. Chan, Kwok-wai, the chairman of the Audit
Committee and Remuneration Committee, was elected as the
chairman of the AGM to ensure effective communication with
shareholders of the Company at the AGM. The chairman of
Nomination Committee, Ms. Phillis Loh, Lai-ping had also attended
the AGM.

MODEL CODE FOR SECURITIES TRANSACTIONS

The Company has adopted a code of conduct regarding securities
transactions by Directors on terms without deviation from the
required standard set out in the Model Code. All Directors, after
specific enquiries by the Company, confirmed that they had
complied with the required standard set out in the Model Code
and the said code of conduct during the Period.

The Company has also adopted a code of conduct regarding
securities transactions by relevant employees on terms no less
exacting than the required standard set out in the Model Code.
All the relevant employees (the “Relevant Employees”) who,
because of office or employment, are likely to be in possession
of unpublished inside information in relation to the Group's
securities had been requested to follow such code when dealing
in the securities of the Company. After specific enquiries by
the Company, the Relevant Employees confirmed that they had
complied with the required standard set out in the said code
during the Period.
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PURCHASE, SALE OR REDEMPTION OF THE COMPANY’S
LISTED SECURITIES

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

DISCLOSURE OF CHANGES OF INFORMATION OF
DIRECTORS UNDER RULES 13.51B(1) AND 13.51(2) OF
THE LISTING RULES

Mr. Leung, Yun-fai, an INED, has been admitted as a member of
the Hong Kong Securities and Investment Institute with effect from
10 March 2023.

Ms. Chan, Lok-wan, an Executive Director, has been appointed
as a member and the Chief Investment Officer of the Investment
Committee of the Company with effect from 25 May 2023.

Save those changes mentioned above, there is no change of
information of each Director that is required to be disclosed under
Rules 13.51B(1) and 13.51(2) of the Listing Rules, since the
publication of 2022 annual report of the Company.

APPRECIATION

We would like to take this opportunity to express our gratitude to
the shareholders for their continuing support. We would also like to
express our sincere thanks to all staff members for their dedication
and hard work.

On behalf of the Board
Lau, Ming-wai
Chairman

Hong Kong, 15 August 2023
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