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Management Discussion and Analysis

Industry Review

The Chinese economy has made its way past the halfway point in 2023. During
the period under review, the international situation remained complicated
and grim. The Organisation for Economic Co-operation and Development
lowered its forecast of global economic growth to approximately 2.7%,
indicating a continued bleak outlook for robust global economic recovery.
Turning the attention back to the domestic economy in China, as national
production returned to normalcy with accelerated development of a new
economic pattern, a general improvement can be seen in major indicators.
Benefited from the Central Government’s general principle of seeking
progress while maintaining stability, and driven by the combined effects of
the release of backlog demands from previous periods, support of favorable
government policies and the low base effect, China’s macro economy has
shown a prominent trend of restorative growth. According to the data of the
National Bureau of Statistics, the gross domestic product (“GDP”) for the first
half of 2023 reached approximately RMB59.3 ftrillion, representing a year-
on-year increase of approximately 5.5% at constant prices. As such, China
demonstrated sustained momentum for macro-economic recovery.

In the first half of 2023, the real estate industry, an important pillar of the
national economy, continued to benefit from relaxed policies that have been
implemented since the end of last year. Taking an obviously supportive yet
restrained policy stance, the Central Government strived to foster synergistic
development by “stimulating demands, preventing risks, safeguarding people’s
livelihood, transforming industry models and promoting standardization”, with
a view to facilitating the bottom out and stabilisation of the real estate industry.
However, after a temporary boom in the first quarter, the industry suffered from
a slump in growth momentum as no signs of significant improvement can be
seen with respect to the weakening demand for housing loans from residents
and the generally challenging financing environment for real estate enterprises.
The industry was struggling with a sluggish and difficult recovery while real
estate development, investment and scale of new construction projects
faced continued pressure. According to the data of the National Bureau of
Statistics, the investment in real estate development throughout China for the
first half of 2023 amounted to approximately RMB5.86 trillion, representing
a decrease of approximately 7.9% year-on-year, among which residential
investment was approximately RMB4.44 trillion, representing a decrease of
approximately 7.3%. All the major indicators have taken a downturn. In respect
of commodity housing sales and properties held for sale, the sales area of
commodity housing throughout China for the first half of the year amounted
to approximately 595 million square meters, down approximately 5.3%. The
sales amount of commodity housing was approximately RMB6.3 trillion, up
approximately 1.1%, of which residential sales increased by approximately
3.7% but remained sluggish. It is believed that in the absence of strong policies
to stimulate the industry, dynamic adjustment will become the main theme of
development for the second half of the year.
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Management Discussion and Analysis

BEENWED N

Since the launch of the reform and opening policy, China has witnessed the
world’s largest and fastest urbanisation process. The urban development in
China has shifted from large-scale incremental construction to focusing on
both quality improvement and upgrade of existing buildings and structural
adjustment of new buildings, which presented a new development direction of
the times, that is, actively promoting urban renewal to satisfy the expectation
of people for a livable urban environment. In response to this change of the
times, the report of the 20th National Congress of the Party proposed that we
should enhance the standard of urban planning, construction and governance,
speed up the transformation of the development mode of supercities and
megacities, implement urban renewal initiatives, strengthen the construction
of urban infrastructure, and build livable, resilient and smart cities. On 21 July
2023, the “Guiding Opinions about Actively and Steadily Promoting Urban
Village Renewal in Supercities and Megacities” was considered and passed at
the executive meeting of the State Council, which suggested that it is essential
to give full play to the decisive role of market in resource allocation and better
leverage the role of the government. The government would scale up policy
support for urban village renewal, actively pursue innovation in renewal model,
encourage and support the participation of private capital so as to promote
the development of various types of new businesses with diligent efforts and
achieve sustainable operation. This marked the implementation of polices in
relation to promotion of urban village renewal in supercities and megacities
from the top-level design, and hence presented a historic opportunity for the
development of urban renewal business.

Established in 1995 with the gene of “urban renewal”, LVGEM (China) Real
Estate Investment Company Limited (the “Company” or “LVGEM (China)”) has
entered the urban renewal segment in the Guangdong-Hong Kong-Macao
Greater Bay Area (the “GBA”) as a first mover, and successively developed
a series of iconic urban boutique residential projects, including the LVGEM
Lanwan Peninsula, LVGEM Chanson Garden and LVGEM Mansion 1866,
in Shenzhen, Zhuhai and other core cities and core districts in the GBA.
By establishing a uniquely distinctive real estate brand, it bolstered its solid
reputation as a renowned comprehensive real estate developer in the urban
renewal segment. Meanwhile, the Company together with its subsidiaries
(collectively referred to as the “Group”) adhered to the “two-pronged”
development model of “residential and commercial” over the years and
devoted focused efforts in developing two major commercial property series,
namely “NEO” and “Zoll”, in a bid to render commercial support for residential
projects and in turn pursue synergistic development and mutual growth with
the core areas of modemn cities. Capitalising on the resources and experience
accumulated over the past thirty years, the Group erected a high competition
barrier and built up its core competitiveness in the urban renewal segment in
major cities in the GBA, which laid a solid moat for the development of the
Group. LVGEM (China) gradually established its position as not only a pioneer
in urban renewal in Shenzhen, but also a leading player in the urban renewal
segment in the GBA by taking the lead in the iterative upgrade of urban
residential and commercial products and continuously enhancing intrinsic
values of cities.
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Management Discussion and Analysis

During the first half of 2023, the Group seized the opportunities arising from
resumption of normal domestic economic and production activities, and
actively pressed ahead with the various urban renewal projects in the core
cities and core districts in the GBA. These projects, particularly the Baishizhou
Urban Renewal Project (the “Baishizhou Project”) which was accredited as the
“Grand Urban Renewal Project” in Shenzhen, have transitioned through major
business milestones as planned and progressed towards maturity. During the
period, the construction progress of Phase | of the Baishizhou Project was
satisfactory and was almost approaching the standards of pre-sale guidelines
imposed by the government. It is expected to be officially launched for sale
in the second half of 2023. As the old saying goes, “persistence is the key to
success”. The official commencement of sales of Phase | of the Baishizhou
Project will lead to recovery of substantial amounts of funds, consistent
expansion in scale of asset and improvement in asset quality, signifying that
LVGEM (China) is poised to pursue large-scale development and will usher in a
brand-new stage of full-speed growth.

Looking forward, the Group will spare no efforts in developing the Baishizhou
Project and continue to ride on the strategic layout of “focusing on core cities
and cities’ core areas”. Focusing on reinforcing its business presence in the
GBA, the Group will persist in strengthening regional penetration and acquire
other urban renewal projects in the GBA in due course to expand its existing
land reserve. In helping major cities in the Pearl River Delta to transform
into modern cities, the Group will strive to realise sustainable operation and
development, and become a widely-reputable city value-creator in the GBA.

Results

For the six months ended 30 June 2023, the Group achieved a total revenue
of approximately RMB1,344.9 million (six months ended 30 June 2022:
RMB1,045.0 million), representing an increase of approximately 28.7% year-
on-year. Gross profit was approximately RMB585.1 million (six months ended
30 June 2022: RMB434.4 million), representing an increase of approximately
34.7% year-on-year. Gross profit margin for the six months ended 30 June
2023 remained at a relatively high level of approximately 43.5% (six months
ended 30 June 2022: 41.6%).

During the reporting period, the Group recorded a loss of approximately
RMB580.4 million (six months ended 30 June 2022: profit of RMB1,026.8
million), representing a decrease of approximately 156.5% year-on-year. Loss
attributable to owners of the Company was approximately RMB681.0 million
(six months ended 30 June 2022: profit attributable to owners of the Company
of RMB630.8 million), representing a decrease of approximately 208.0% year-
on-year. Basic loss per share of the Company was approximately RMB13.36
cents (six months ended 30 June 2022: basic earnings per share of the
Company of RMB12.37 cents), representing a decrease of approximately
208.0% year-on-year.
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Management Discussion and Analysis

BEENWED N

The Group’s key financial indicators for the six months ended 30 June 2023
were as follows:

ATRAEEHE-_Z-_=FA=THIERERZEEH
IR

2023 2022 Change
—ET=H T CF &

(RMB million) (RMB million)

AR¥EHET) AREBEZT)
Revenue Iz 1,344.9 1,045.0 28.7%
Gross profit EH| 585.1 434.4 34.7%
(Loss) profit attributable to owners of the AN B IR R FE (L (B518) & A (681.0) 630.8 -208.0%

Company

Basic (loss) earnings per share (RMB cents) BRERER BFALEES) (13.36) 12.37 -208.0%
Gross profit margin (%) FEHE(%) 43.5 416  +1.9 percentage
point
+1.98 D&
As at As at

30 June 2023 31 December 2022
R-EZ=F N4

~A=1+H +=—A=+—~H

Bank balances and cash (including restricted bank deposits ~ $R1T4E84 K& I84 (BIEZ IR FIRTTIER L
and pledged bank deposits) (RMB million) ERIRITFER) AEREEZET) 3,068.2 3,605.0
Average finance costs (%)* I RE K AN(%)* 7.4 6.9
Liabilities to assets ratio (%) BEBELE%) 70.5 68.9
Rate of equity return (%) B K [B] 5 K (%) (5.6) (3.0)

Average finance costs are derived by dividing the total finance costs
for the period (including convertible bonds but excluding finance
cost derived from lease liabilities) by average total borrowings which
is calculated by adding up of average balances of total borrowings
(including debt component of convertible bonds but excluding lease
liabilities) for the year.

The board (the “Board”) of directors (the “Directors”) of the Company does not
recommend the payment of any dividend for the six months ended 30 June
2028.

Business Review

In the first half of 2023, the overall real estate market initially showed an
upward trend before a subsequent fall. Having benefited from the further roll-
out of relaxation policies, restoration of home buyers’ confidence and other
favourable factors in the first quarter, the property market in some regions
saw a temporary boom. However, in view of the general trend of rebound
and stabilisation across the industry, the government adopted supportive
yet restrained policies. Subsequently, problems in terms of shrinking housing
demand and ineffective policies to support financing of homebuyers and
real estate enterprises emerged, which weakened the recovery momentum.
Discrepancies in market demand can also be found within the industry,
mainly reflected by the fact that a more robust demand was seen in first- and
second-tier cities as compared with third- and fourth-tier cities, and demand
for improved homes were stronger than rigid housing demand. The industry
exhibited apparent signs of point-based recovery.
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Management Discussion and Analysis

During the period, staying committed to its original mission, the Group actively
monitored the changing industry and policy environment and adopted a
prudent development approach. With a focus on the high-value residential
and commercial development projects in the core cities and core districts in
the GBA, the Group continued to drive the current land reserve projects to
maturity, including the Baishizhou Project, the Shenzhen Liguang Project,
the Zhuhai Donggiao Project (LVGEM Royal Bay in Zhuhai) and Phase Il of
the Shenzhen Shazui Project (Phase Il of Mangrove Bay No. 1 Project in
Shenzhen), and so on. These projects progressed with frequent good news
during the period. The successive launch of urban renewal projects in two core
districts, namely Nanshan and Futian, Shenzhen, in the second half of the year
will drive a leaping quality growth in sales scale and cash inflow of the Group,
thereby allowing the Group to officially usher in the harvesting stage of large-
scale urban renewal projects.

Specifically, the Baishizhou Project, as the last grand scale urban renewal
project located along the main road of Shennan Avenue in the core district of
Shenzhen, has become the largest and most iconic urban renewal project for
old villages in Shenzhen and received the most attention due to its distinctive
scarcity and complexity. Adjacent to the Overseas Chinese Town and situated
in a top-tier traditional luxurious residential area in Shenzhen, the project
leverages the radiational advantages from the five major headquarters bases
in Shenzhen and its ancillary industrial areas. Possessing both urban and
scenic resources, this double-graded luxurious property has an extremely high
commercial value. According to the development plan, the Baishizhou Project
has a total site area of approximately 0.46 million square meters, a gross floor
area of approximately 5.00 million square meters and a capacity gross floor
area of approximately 3.58 million square meters. With an unrivalled amount of
gross floor area, the project realised large-scale development and is expected
to be completed in four phases on rolling basis in a time span of eight to ten
years. In the first half of 2023, the fastest construction of the main structure
under Phase | of the Baishizhou Project has already reached 27 storeys
aboveground, and the overall construction progress was also approaching
pre-sale standards. Meanwhile, the Group has begun the initial preparation for
obtaining pre-sale certificates, and is expected to officially launch the project
for sale in the second half of 2023. Phase | of the Baishizhou Project primarily
comprises a total of 2,746 units of residential and apartment products with
the main residential units ranging from 110 to 125 square meters, targeting to
meet the demand for improved homes with three- to four-bedrooms that were
gradually released in market. Currently, the marketing center and sample units
of the Baishizhou Project have opened, and received more than 5,000 groups
of visitors and customers. Such huge popularity signified the high recognition
of home buyers for not only the location, ancillary facilities and building designs
of the Baishizhou Project, but also for the Group’s brand.

The signing rate of Phases | to IV of the Baishizhou Project, on an aggregated
basis, exceeded 95%, reaching a major business milestone. To realise
the rolling development of the project, the Group has successively begun
dismantling old buildings for Phases Il to IV of the project, which are expected
to meet the conditions for commencing construction in full swing by 2024. As
the old saying goes, “a roc will one day soar into the sky once the wind blows”.
The consecutive commencement of pre-sale of the Baishizhou Project marked
a significant milestone in the development of the Group. Thanks to its grand
scale and considerable profitability, this large-scale urban renewal project will
spur leapfrog growth for the Group, enabling LVGEM (China) to open a new
chapter in history and officially embark on a stage of high speed and high-
quality development.
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Management Discussion and Analysis
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The Baishizhou Project will be developed with three types of business
activities, namely residential, apartment and commercial, in accordance with
the specifications, and the commercial portion will consist of a shopping mall
and a superior Grade A office building. Located in the core area of Nanshan
District, Shenzhen, the ancillary commercial facilities of the Baishizhou Project
lie at the central axis for development in the GBA and are generally positioned
as a top-tier landmark commercial building cluster in the GBA. The project is
expected to become a core asset in the core area of Shenzhen and has long-
term growth potential in terms of fair value, hence bringing sustainable rental
yields to the Group. Phase | of the project is planned to have a commercial
area of more than 50,000 square meters. The Group has gradually started the
preparation for commercial operation and established strategic cooperation
with over 300 brands. Following the successive completion of the commercial
properties under the Baishizhou Project in the next eight to ten years, the
commercial area of the Group will grow steadily, which will further consolidate
the development model of the Group that focuses on both residential and
commercial properties, continue to enhance the quantity and quality of the
Group’s assets, and secure sustainable growth for the Group.

For other urban renewal projects in Shenzhen, the signing rate of Phase Il of
the Shenzhen Shazui Project (Phase Il of Mangrove Bay No. 1 Project) has
now reached 100%, and the construction progress has met pre-sale standard.
The project is expected to be launched for sale in the second half of 2023,
with more than 80 units to be put up for pre-sale. This project is located at the
intersection of Shazui Road and Jindi 1st Road in Futian District, Shenzhen,
which is in close proximity with the core central business district in Futian
District. Surrounded by spectacular scenery, the project provides a frontline
forestry-and-sea view, and is therefore a scarce and high-value property.
The project is expected to be delivered in mid-2024, which surpassed the
competing properties in surrounding areas. Further, the signing rate of the
Shenzhen Liguang Project has reached 100%, and the confirmation of the
construction entity is expected to be completed in the second half of 2023.
Subsequently, the Group will commence construction as and when appropriate
according to the cash flow arrangements.

In respect of urban renewal projects in Zhuhai, as a high-end residential project
in the core luxurious residence zone of Nanwan, Xiangzhou, Zhuhai, the Zhuhai
Donggiao Project (LVGEM Royal Bay in Zhuhai) has been on the region’s hot-
sale list for many times since its market launch in October 2021. In the first
half of 2023, riding on its prime geographical location and high-quality design
of the living environment, LVGEM Royal Bay in Zhuhai ranked top in sales
volume (sales via online execution) among properties in Zhuhai. The project
recorded satisfactory sales and was well-received by the market. As of 30
June 2023, the saleable inventory value of the Northern District of LVGEM
Royal Bay in Zhuhai that has satisfied the conditions of pre-sale, including car
parking spaces and shops, amounted to approximately RMB4 billion, which
will continue to contribute contracted sales income and increase the capital
available for the Group in the future.

During the first half of 2023, adhering to the “two-pronged” synergistic
development model of “residential and commercial”, the Group not only
focused on developing residential properties, but also held and operated the
commercial properties located in the core areas of core cities of the GBA,
which contributed steady rental revenue to the Group and safeguarded its
successful navigation throughout the industrial cycles. In the first half of 2023,
LVGEM Zoll Xinyi Shopping Mall staged its grand opening, which marked
another significant addition to the Group’s commercial properties, the Zoll
series, in Shenzhen. Meanwhile, the Group joined hands with the Wanda
Group to establish the Huazhou Wanda Plaza in LVGEM International Garden,
which opened on 10 August 2023. The opening of the Wanda Plaza, a
crucial commercial project in Western Guangdong, will add significant local
commercial support to the International Garden Project in Huazhou, and
continuously enhance the Group’s brand value.

LVGEM (CHINA) REAL ESTATE INVESTMENT COMPANY LIMITED
INTERIM REPORT 2023

EIE?#‘\‘\IEE BREMDREE - 2B - BHEBEMETH
 AERABE-EBYTORETRSTE - A AMNE
E?ﬁ%ﬁﬁﬁuﬁf\ LR ZOIE - LEERERTFH
o EREUAEBERNEREFMSABEELEN  FE
BRARNTROMBRNZOEE  AREEARREERE
N BEREERHARHAESER - HE —HRIKE B
%EFSF%?@FE-?— SECEERBARELSEE  #E
BYERE =ARE - BEEARRN\E +F RNk
%ET%ﬁJZ SENEEEESESERE - S SEREREY
BNERER  FEASEEERERYE  REKETRH
IR o

RN EMERIRR 5 E ZHEEE RS —
H)BAIRAORDEI100% - BREZHERAERE - ZIEB
BEER T =F THFHE  BEFRSOMKRE - 1LIAR
AR R EDERMNE R ER - BREARK
DCBD—RESTHE - NHRS @ A — A SHNSE

ﬂ” /J\

BERR 7IEE?E.JJF_7_IE¢¢ A R BAEFRLE

B o RYBHAIBERENEDEI00% » B —T=_=FT¥

FERERELIEE  HESEBRIBERSRAOMHEHERHA

T o

ﬂifi%ﬂﬁ BAmE - BWEREEE GHEEE) (ERKET
ENEEZORERENEREEER B2 -_—F+AH

BLAR - % FRIEAEETE c ZZ=F F¥F - K

BEYEEE AERAIENE SmENARRFHEER
BTEREEREHSE)RE 2 ZBB RXWHR

BT B —FAA=LE  BEERBILEEEEE
WP T (2 B R A RKA0E T - RS
EAEEADHERA - FEEETAHES -

“ECZF T SERBEE+AEIEREDNGR
BFREES - FERITEVENRE - BBREMEEMLNA
ERZOBTRZOBRENEEYE  REERAERTENED
MANRFHBHREEN - —T-=F L¥F  SEHEN
EERZRINERYIBEEE—F — R B O AR
AR BREEEAFENESEREI N EERSR
TEC=F\ATHEBRARM BEESSEABENES
htE- Eﬁ%h%%Ml%“ﬁﬁﬁ%ﬁi%%[ﬁ%%E
Ez"

E ERAEEREEESER



Management Discussion and Analysis

During the first half of 2023, the Group continued to build its commercial
property presence with the number of commercial properties over 30, and
the gross floor area for commercial uses (if all the commercial areas of the
Baishizhou Project will be held by the Group) will exceed 1.6 million square
meters. With the continued progress of urbanisation and the rapid development
of the GBA, coupled with the mutual empowerment between cities and
commercial complexes with high-growth potentials, it is expected that the
income-generating capabilities of the Group’s core commercial properties will
be improved effectively, which will be greatly beneficial to the development of
the Group and enhance the core competitiveness of the Group significantly.

With respect to finance, strongly supported by its high-quality assets, the
Group continuously optimised and expanded its diversified domestic and
overseas financing channels. Taking cash flow management as its top priority,
the Group took proactive measures to effectively manage its debts. Short-term
debts were settled gradually by a combination of roll over and repayment, so
that the debt level was steadily maintained at a reasonable level and smoothly
sailed through market downturns. During the first half of 2023, upholding
the spirit and determination to be “trustworthy and responsible”, the Group
fully repaid the US$ senior notes of US$470 million fall due, rendering great
improvement in the Group’s security level. Upon completion of the repayment,
the Group has no other US$ senior notes and completely eliminated the risks
of “credit crisis” in relation to US$ senior notes, which laid a sound foundation
for the launch of the Baishizhou Project in the third quarter. In addition, the
Group continued to maintain a simple and clear debt structure that mainly
comprised bank and other loans. In the first half of 2023, the Group withdrew
bank deposits of over RMB10 billion for the development and construction of
the urban renewal project. As the main source of financing inflow of the Group,
the bank loans used corporate projects as underlying assets, which reflected
their high level of security and served as a solid foundation for the development
and construction of the Group’s various urban renewal projects in a smooth
and orderly manner.

In terms of land reserve, as of 30 June 2023, the Group had land reserves
of approximately 7.048 million square meters, approximately 79% of which
are located in the core areas of major cities in the GBA such as Shenzhen,
Hong Kong, Zhuhai and Dongguan, all of which are high-quality projects. With
pushing forward the progress of key urban renewal projects as its primary
goal, the Group will gradually promote the development of other urban renewal
projects towards maturity. Meanwhile, the Group will closely monitor the
changes in the market and industry environment and acquire other urban
renewal projects in a timely manner with a view to enriching its existing land
reserve to empower the Group’s development in the long run.

With the Company’s sound operation fundamentals and promising
development prospects, the Group was further recognised by the industry
and the market. In the first half of 2023, the Group was awarded the honorary
titles of “Top 10 Enterprises in Shenzhen’s Real Estate Industry in terms
of Comprehensive Strength 2023” and “Benchmark Enterprise for Social
Responsibility in Shenzhen’s Real Estate Development Industry 2023”. In
the future, the Group will adhere to the concept of sustainable operation to
constantly optimise its strategic development and unleash long-term values,
striving to achieve long-term success in the urban renewal segment in the real
estate industry.
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Management Discussion and Analysis
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Real Estate Development and Sales

Being the core business of the Group, the real estate development and sales
projects were mainly located in the core areas of core cities of the GBA. For
the six months ended 30 June 2023, the real estate development and sales
of the Group generated revenue of approximately RMB777.8 million (six
months ended 30 June 2022: RMB496.7 million), representing an increase
of approximately 56.6% year-on-year. During the first half of 2023, the
contracted sales based on the commodity housing purchase agreements
amounted to approximately RMB2,953.1 million (six months ended 30 June
2022: RMB2,554.8 million), representing an increase of approximately 16%
year-on-year, which was mainly attributable to the sales contribution from
Zhuhai Donggiao Project (LVGEM Royal Bay in Zhuhai). According to the
data published by CRIC, an authoritative organization, the Group was ranked
among the “Top 100 Real Estate Enterprises in China in terms of Sales in
the First Quarter of 2023” (ranked 83rd in terms of attributable sales amount)
and “Top 200 Real Estate Enterprises in China in terms of Sales in the First
Half of 2023” (ranked 118th). It is worth noting that LVGEM Royal Bay in
Zhuhai and International Garden in Huazhou, currently being the Group’s
key projects for sale, were well-received by the market and ranked no. 1 in
Zhuhai and Huazhou in terms of sales, respectively. Against the backdrop of
shrinking housing demand in the first half of the year, the Group’s contracted
sales recorded an increase despite the adversity, evidencing the appeal of the
Group’s brand and the good reputation for developing high-quality products
with a craftsmanship spirit established over the years, and is therefore well-
trusted by home buyers in the market.

Baishizhou Urban Renewal Project, a core asset of the Group, is a key
urban renewal project for old villages in Shenzhen and has received much
attention. Located in the core zone of Nanshan District, the area with the
highest GDP in Shenzhen, and lies at the golden junction of Shennan Avenue,
i.e. the central axis of the city’s development, the project has become the
center of the “super-cross” connecting four headquarters bases, namely the
Houhai Headquarters Base, the Shenzhen Bay Super Headquarters Base, the
Liuxiandong Headquarters Base and the Hi-Tech Park Headquarters Base,
supported by the proximity to the Dashahe Innovation Corridor and Overseas
Chinese Town. As the saying goes, “get a glimpse of China’s development
from Shenzhen; get a glimpse of Shenzhen’s development from Nanshan”.
The Baishizhou Project sits on the core region in Nanshan District and is
surrounded by four metro lines and six metro stations. With its easy access
to public transport and superior geographical location, the project is highly
resilient. This large-scale project is planned to be completed in four phases on
rolling basis. Currently, the construction of Phase | of the project is progressing
well and the pre-sale is expected to commence in the third quarter of 2023,
which will become a new driver for the rapid and steady growth of the Group.

LVGEM Mangrove Bay No. 1 Project, another iconic urban renewal project
of the Group, is a project located in Futian District, Shenzhen. Situated
at the southeast corner of the intersection of Shazui Road and Jindi 1st
Road, the project is strategically located in the proximity to Futian Port and
Huanggang Port, and is well served by public transport with three metro lines
in the surrounding area. Phase | of the LVGEM Mangrove Bay No. 1 Project
comprises three quality residential buildings and a quality complex of Grade
A offices, hotels and apartments. The residential properties of Phase | of the
project were initially launched for sale in October 2018 and were well-received
by the market that almost all properties were sold within the first day. The pre-
sale of the residential properties of Phase Il of the project will commence in
the second half of 2023. The residential properties of Phase Il of the project
enjoy a frontline forestry-and-sea view that is permanently unobstructed, and
are therefore scarce and high-value properties. Consisting mainly of units
between 110 to 143 square meters, the project primarily targets the demand
for improved homes, which were released in the market gradually. The pre-sale
of Phase Il was launched on 27 August 2023, the selling rate was about 80%,
reflecting the high recognition from the market.
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Management Discussion and Analysis

LVGEM Liguang Project is located in Liguang Village, Guanlan Town,
Longhua District, Shenzhen City, adjacent to the Mid Valley Clubhouse of the
Mission Hills Golf Club and is surrounded by a superior ecological environment.
The project occupies a site area of approximately 80,000 square meters
and a total gross floor area of approximately 400,000 square meters. Taking
into consideration the surrounding environment and the living needs of the
community, the project plan includes the development of a special commercial
street at the south side of the region, as well as the Liguang Ecological Park
on the grassland at the east side. During the first half of 2023, the signing rate
of Liguang Project reached 100%. Currently, it is at the stage of confirming the
construction entity. After the confirmation of the construction entity, the Group
will commence construction as and when appropriate according to the cash
flow arrangements.

Zhuhai Donggiao Urban Renewal Project (LVGEM Royal Bay in Zhuhai)
is one of the three pilot urban renewal villages in Zhuhai City and has been
repeatedly listed as the annual key urban development task of Zhuhai City.
In 2019, the Group has officially become the operating entity of the renewal
project for the old village in Donggiao and obtained all necessary administrative
approvals. This project marks an important milestone of the Group in terms
of the urban renewal in Zhuhai. Located in the sub-district of Nanwan,
Xiangzhou District, Zhuhai City, the project is the bridgehead for the Hong
Kong-Zhuhai-Macao Bridge and situated in the traditional luxury residential
area with a favourable geographical location along the central axis of the city’s
development. It has a planned total gross floor area of approximately 765,000
square meters, comprising high-end residences, featured hotels, street-level
cultural regions and other industrial functions. The project (northern district)
has been launched for sale in October 2021, and was well-recognised and
received by the market since its launch. During the reporting period, the project
contributed contracted sales of approximately RMB2.5 billion, ranked no. 1 in
terms of online executed sales among properties in Zhuhai during the first half
of 2013 and remained as a popular residential property.

LVGEM International Garden is located in Huazhou, Maoming, Guangdong
Province. Situated in a well-developed residential area, it is in proximity to the
Juzhou Park and surrounded by a sound natural environment. It is well-served
by public transport network and is only approximately 10-minute drive from the
city center. The project occupies a site area of approximately 836,000 square
meters and a planned total gross floor area of approximately 2.248 million
square meters. Leveraging the advantages such as excellent geographical
location, good ecological environment and established ancillary educational
facilities, LVGEM International Garden has become a benchmark project for the
improvement of living environment in Huazhou. For the six months ended 30
June 2023, the contracted sales generated from LVGEM International Garden
amounted to approximately RMB442 million, achieving a remarkable sales
performance that ranked no.1 in terms of both online executed sales and sales
areas among properties in Huazhou during the first half of 2023. Meanwhile, it
is worth noting that Wanda Plaza in LVGEM International Garden was officially
opened on 10 August 2023, which will enhance the commercial support for
LVGEM International Garden and add values in the long term.

Hong Kong Lau Fau Shan Project is the Group’s first real estate
development project in Hong Kong, which marks a new milestone in the
internationalization of the “LVGEM” brand. The project is located at Deep Bay
Road, Lau Fau Shan, Hong Kong. Embracing prime sea view and overlooking
Deep Bay, the project is geographically prestigious and adjacent to Shenzhen.
According to the development plan, the project is expected to be developed
into a villa cluster comprising approximately 116 low-density waterfront villas.
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Management Discussion and Analysis
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Commercial Property Investment and Operations

During the period, the Group adhered to the “two-pronged” development
model of “residential and commercial”’, which is deemed as an important
element for the development of complex projects. As the ancillary services
of commercial properties complement the residential projects, it will have a
value-added effect of “1+1>2”, hence injecting intrinsic momentum for urban
development. During the reporting period, the Group continued to operate
two major commercial property series, namely “NEO” and “Zoll”, and held over
30 commercial property projects. The revenue generated from commercial
property investment and operations amounted to approximately RMB356.1
million (six months ended 30 June 2022: RMB338.3 million), representing an
increase of approximately 5.3% year-on-year.

Shenzhen NEO Urban Commercial Complex, being the first project of the
Group in its expansion into the high-end commercial office market, is located
in the core central business district in Chegongmiao, Futian District, Shenzhen.
It was elected as “one of the ten major landmarks of Shenzhen”. NEO Urban
Commercial Complex combines Grade A office building, high-end business
apartment, commercial units and star hotel, and is equipped with international
intelligent devices and high-end commercial services. It has a total gross
floor area of approximately 253,000 square meters and a total lettable area
of approximately 121,000 square meters. Its high-quality tenants comprise
offices and branches of various Fortune Global 500 companies, banks,
telecommunication, technology corporations and other renowned enterprises.
As of 30 June 2023, the average occupancy rate of NEO Urban Commercial
Complex was approximately 80% (six months ended 30 June 2022: 91%).
The decrease in occupancy rate was mainly due to the off-lease time between
previous and new tenants.

Hong Kong LVGEM NEO Project is located in “Kowloon East CBD 2”,
the new central business district in Hong Kong, occupying a site area of
approximately 4,500 square meters and a planned total gross floor area of
approximately 55,390 square meters. In July 2019, the handover of Hong
Kong LVGEM NEO was completed and the operation officially commenced
on 8 October 2019. With its strategic significance for tapping into Hong
Kong property market by the Group, the project will expand the Group’s
brand influence in the GBA as well as international markets. Since its launch
for leasing, driven by the successive introduction of insurance and financial
companies and famous fast-moving product brands, and so on, the occupancy
rate of the project continued to climb. As of 30 June 2023, the occupancy
rate of the property was approximately 71% (six months ended 30 June 2022:
approximately 70%).
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Management Discussion and Analysis

Zoll Shopping Mall is a famous fashion and comprehensive shopping centre.
As of 30 June 2023, the Group owned and operated a number of shopping
malls, including LVGEM Zoll Chanson Shopping Mall, LVGEM 1866 Zoll
Shopping Mall, LVGEM Zoll Hongwan Shopping Mall, LVGEM Zoll International
Garden Shopping Mall, LVGEM Zoll Jinhua Shopping Mall and LVGEM Zoll
Yuexi Shopping Mall. As of 30 June 2023, the overall occupancy rate of Zoll
Shopping Mall was approximately 85% (six months ended 30 June 2022:
the overall occupancy rate was approximately 92%). In the first half of 2023,
LVGEM Zoll Xinyi Shopping Centre staged its grand opening. As an upstart
in Xinzhou Area, LVGEM Zoll Xinyi adds a natural and comfortable shopping
environment to live in Xinzhou and brings a brand new lifestyle and shopping
experience. It is worth noting that the Wanda Plaza of International Garden
in Huazhou, a collaboration project between the Group and Wanda, opened
on 10 August 2023, which is expected to become a benchmark commercial
project in Western Guangdong, and mark another significant commercial
property of the Group.

Comprehensive Services

The Group provided comprehensive services to customers and tenants of
its residential and commercial properties, including property management
services, hotel operations and others. For the six months ended 30 June 2023,
the comprehensive services of the Group generated revenue of RMB211.0
million (six months ended 30 June 2022: RMB210.1 million), representing a
growth of approximately 0.4% year-on-year, which contributed steady cash
inflows and diversified cash resources to the Group.

Future Prospect

During the first half of 2023, China maintained the accommodative policies
since the end of 2022 at the industry level. According to the statistics of the
China Index Academy, over 100 provinces and cities (counties) issued more
than 300 real estate-related policies in the first half of the year nationwide,
including provident fund supporting policies, subsidies for home purchase
and other polices based on the local conditions. Some cities promulgated
policies involving the optimization of purchase restriction policies, lowering of
the proportion of down payment and interest rates of mortgage loans, and
optimization of regulations on capital for pre-sale of properties. However, with
all the backlog of housing demand from the previous period basically released,
market sentiment for home purchase has cooled down since the second
quarter, and the first half of the year showed a “buoyant first, tapered off after”
trend as a whole. More intensive supporting policies will be needed in the
second half of the year in order to curb the downward trend of the market.

Looking back at the development path of China’s urbanisation, major
supercities and megacities have entered into the in-depth urbanization
process, and their real estate markets have also comprehensively shifted from
the stage of rapid development to the stage of quality improvement of existing
buildings, signifying new development opportunities for the urban renewal
model that focuses on core regions of core cities. Following the “implementation
of urban renewal actions” emphasised in the report of the 20th National
Congress of the Party, in July 2023, the Ministry of Housing and Urban-Rural
Development issued the “Circular on Promoting Urban Renewal in a Solid and
Orderly Manner”, which further requires that urban renewal should be based
on sustainable development and activate urban vitality, and that urban renewal
should be promoted in a solid and orderly manner from the top-level design.
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Management Discussion and Analysis
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As a pilot demonstration area of socialism with Chinese characteristics and
having underwent four decades of rapid development since the implementation
of the reform and opening policy, Shenzhen has evolved into one of the world’s
densely-populated “megacities”. The strong attraction of the population and
industries makes the problem of “tightened land supply” an invisible “barrier”
of the city’s development. In 2009, Shenzhen was the first city in China to
introduce the concept of “urban renewal” and issued the “Urban Renewal
Measures of Shenzhen Municipality”; in March 2021, Shenzhen also took
the lead in officially implementing the first local legislation on urban renewal
in China, namely the “Urban Renewal Ordinance of Shenzhen Special
Economic Zone”, which completed the top-level design of urban renewal
from the legislative level. The Shenzhen Municipal Government attaches great
importance to the field of urban renewal, and unlike other regions, Shenzhen
has adopted a market-oriented approach for urban renewal from the beginning
to fully activate and mobilize all market factors, which is conducive to the
effective participation of private enterprises and capital in urban renewal
businesses, and helped Shenzhen to transform into a modern city.

LVGEM (China) entered the real estate industry as early as the 1990s with
the golden spoon of “Shenzhen Urban Renewal and Redevelopment”, and
is currently the founding member and president unit of the Professional
Committee on Urban Renewal of Shenzhen. After nearly three decades of
intensive development, the Group has accumulated extensive experience and
established a good reputation in the field of urban renewal in Shenzhen and
the GBA. Insisting on keeping pace with the national development plan and
growing in tandem with the city’s development initiatives, Shenzhen forged
ahead with unswerving persistence and has now become a leader in the field
of urban renewal in the GBA.

Looking ahead, the Group will continue to adhere to its corporate mission
of “continuously enhancing the value of cities”. Taking the “dual-core”
development strategy as guidance and relying on its own resources and
professional strengths, the Group will develop scarce and high-value residential
and commercial projects in the core areas of core cities in an innovative and
aggressive manner. Harnessing the huge benefits arising from the industry
revolution and influx of population in the GBA, the Group will empower value
creation of cities and create joyful lifestyles for people residing in the area,
hence contributing to building a livable, green and resilient GBA and pursuing
its vision of “being the most respected city value-creator”.
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Management Discussion and Analysis

Financial Review
Revenue

The Group’s revenue mainly comprised of revenue from sales of properties
held for sale, leasing of investment properties and comprehensive services. The
Group’s revenue for the six months ended 30 June 2023 was approximately
RMB1,344.9 million (six months ended 30 June 2022: RMB1,045.0 million),
representing an increase of approximately 28.7% as compared to the
corresponding period last year, which was mainly attributable to the increase in
revenue from sales of properties held for sale.
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For the six months ended 30 June 2023, the revenue from sales of properties
held for sale was approximately RMB777.8 million (six months ended 30
June 2022: RMB496.7 million), representing an increase of approximately
56.6% as compared to the corresponding period last year. During the current
review period, the sales of properties was mainly from the sales of LVGEM
International Garden. The Group’s total gross floor area of properties held for
sale recognised during the six months ended 30 June 2023 was approximately
120,600 square meters (six months ended 30 June 2022: approximately
24,300 square meters).

Revenue from leasing of investment properties for the six months ended 30
June 2023 was approximately RMB356.1 million (six months ended 30 June
2022: RMB338.3 million). The Group’s commercial properties are all located in
core areas. The increase was mainly due to the higher occupancy rate of Hong
Kong LVGEM NEO as compared to the corresponding period last year and the
appreciation of HKD to RMB. The properties are mainly operated under the
brands of “Zoll” and “NEQ”. The occupancy rate of investment properties for
the six months ended 30 June 2023 remained at a high level at approximately
82% (six months ended 30 June 2022: 91%). The occupancy rate of Hong
Kong LVGEM NEO as at 30 June 2023 was approximately 71% (six months
ended 30 June 2022: over 70%).

The Group provides comprehensive services to customers and tenants of its
residential and commercial properties. These comprehensive services include
property management services, hotel operations, renovations and others.
During the six months ended 30 June 2023, revenue of comprehensive
services was approximately RMB211.0 million (six months ended 30 June
2022: RMB210.1 million), representing a minor increase of approximately 0.4%
as compared to the corresponding period last year.
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Management Discussion and Analysis
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Gross Profit and Gross Profit Margin

For the six months ended 30 June 2023, the Group’s integrated gross profit
was approximately RMB585.1 million (six months ended 30 June 2022:
RMB434.4 million), representing an increase of approximately 34.7% as
compared to corresponding period last year, and the integrated gross profit
margin for the six months ended 30 June 2023 was approximately 44% (six
months ended 30 June 2022: 42%). The fluctuation of gross profit margin was
mainly caused by the revenue recognised under different project portfolio.

Selling Expenses

For the six months ended 30 June 2023, selling expenses of the Group
amounted to approximately RMB54.9 million (six months ended 30 June
2022: RMB56.9 million), representing a decrease of approximately 3.5% as
compared to the corresponding period last year. The decrease was mainly
due to the lower sales commission related to the sales of LVGEM International
Garden recognised during the current review period.

Administrative Expenses

For the six months ended 30 June 2023, administrative expenses of the Group
amounted to approximately RMB202.5 million (six months ended 30 June
2022: RMB216.6 million), representing a decrease of approximately 6.5% as
compared to the corresponding period last year. The decrease was mainly due
to the fact that the Group implemented effective cost control during the current
review period.

Recognition of change in fair value of properties under
development for sale/properties held for sale upon transfer to
investment properties and Fair Value Changes on Investment
Properties

The valuation on the Group’s investment properties as at 30 June 2023 was
conducted by an independent property valuer which resulted in negative fair
value changes on investment properties of approximately RMB197.1 million for
the six months ended 30 June 2023 (six months ended 30 June 2022: positive
change in fair value of properties under development for sale/properties held
for sale upon transfer to investment properties of RMB2,310.7 million and
positive fair value changes on investment properties of RMB175.5 million,
respectively).

Finance Costs

For the six months ended 30 June 2023, finance costs of the Group
amounted to approximately RMB802.2 million (six months ended 30 June
2022: RMB787.6 million), representing an increase of approximately 1.9% as
compared to the corresponding period last year.

The Group’s average finance cost of interest-bearing loans was approximately
7.4% for the six months ended 30 June 2023 (six months ended 30 June
2022: 6.5%).

18 LVGEM (CHINA) REAL ESTATE INVESTMENT COMPANY LIMITED

INTERIM REPORT 2023

EFREFNER

HZE =FRXA=FTHIEAEA ~XEEREGREER
ﬁ\’]ﬁ/\ﬁﬁg5851§%ﬁ(ﬁ “E-FRNA=ZFTHIEAE
A ARM434.48E L) - RAFRIEENAIZ4.7% - &,
2B =FRNA=ZTHILEAFEAZEEEFNERRNLDE44%
HEZZTZZFAA=THILARMER : 42%) - EFEHKE
BEERHNTRIER BE MR WERFTE o

HEMX

HE_Z-_=ZFAZ+HLANEA  REEMNHERX
HBARESAIARBT(BE-E-_FA=1tHI1t~E

A AR¥56.9887T) - F%iﬁﬁﬂiﬁc 2#93.5% © W5
T EHRAREHARER N EIH SRS R IE AR E
B PTEL -

TERA

HE_Z-=FA=1+HLANEA  "AEEMNTEHAX
HAEARE2025BBTEE_ZE-__FA= ‘f’EUJ:/\
A AR¥216.6E &) RAFREFML46.5% © Fd
FEZHRAEBE R AL BN E A BB AT S FTEL

HRBRRTHGEURX SEUXEREVEZONAE
ERHRARRENENDIAEEESD

RIZZ=ZFRA=THE  AEENREVELEHBILYE
HEAMETHE  YAGESEREE"T-_=FXA=1+AL

NMEAAZEEMERAABEAZSHHARK 197 1BETE
E-TCFRAZTHIENER  BRERVHEEDES

—ir’%%%1&%%%2@%FTEE“@J&&E%%Z’A?T

BELESHHHAARE2310.7TAETRARKI75.588
JT) °

BE R AR

H=E ZEXNAZTRIEANER  AEBMHREK A

2\72%/\&%802 CEERTEHE_ZE-_—_FAA=tTHLEAE
A ARM787.6B87T) - MEFREIEINL1.9% -

AEBBE_ZT-_=ZFNA=ZTHIEAEANEERERT fj
RERAN BT A% BE_T__FA=FTHIXEA
6.5%) °



Management Discussion and Analysis

Income Tax Expense

For the six months ended 30 June 2023, income tax expense of the Group
amounted to approximately RMB134.0 million (six months ended 30 June
2022: RMB784.3 million). The Group’s income tax expense mainly included
payments and provisions made for EIT, PRC withholding tax on dividends
distributed by subsidiaries and LAT and the deferred tax provided for the
change in fair value of investment properties during the period under review.
The decrease of income tax expense was mainly attributable to the negative
fair value changes on investment properties during the current period under
review, resulting in a reversal of deferred tax.

Operating Results

For the six months ended 30 June 2023, the loss attributable to owners
of the Company was approximately RMB681.0 million (six months ended
30 June 2022: profit attributable to owners of the Company of RMB630.8
million), representing a decrease of approximately 208.0% as compared to the
corresponding period last year.

Liquidity, Financial Resources and Gearing

Bank balances and cash as at 30 June 2023 amounted to approximately
RMB3,068.2 million (including restricted bank deposits and pledged bank
deposits) (31 December 2022: RMB3,605.0 million). The Group’s bank
balances and cash are denominated in RMB, Hong Kong Dollar (‘HK$”) and
United States Dollar (“US$”).

The Group had total borrowings of approximately RMB35,721.6 million as
at 30 June 2023 (31 December 2022: RMB34,351.7 million). Borrowings
classified as current liabilities were approximately RMB11,878.8 million as at 30
June 2023 (31 December 2022: RMB12,768.8 million).
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Breakdown of Total Borrowings HIEERHA
By currency denomination HitEE % E 5
At 30 June At 31 December
2023 2022
R-ZB-=F RZEBE-_F
ANA=t+tH +=ZA=+—H
RMB’000 RMB’000
ARETT AREFT
(Unaudited) (Audited)
(REER) (5 E%)
Denominated in RMB UARYEHE 23,903,357 18,492,139
Denominated in HK$ LA TTRHE 8,173,991 8,542,239
Denominated in US$ A TTEHE 3,644,213 7,317,335
35,721,561 34,351,713
By fixed or variable interest rates ZE T EEFIFE S
At 30 June At 31 December
2023 2022
R-B-=F AT F
NA=+B +=A=+—8H
RMB’000 RMB’000
AR¥FT AREFT
(Unaudited) (Audited)
(REEER) (EE%)
Fixed interest rates [EE F & 8,031,649 11,592,202
Variable interest rates TFENFI R 27,689,912 22,759,511
35,721,561 34,351,713

The Group’s gearing ratio as at 30 June 2023 was 105.8% (31 December ~ ARER T -_=F A=+ HHNEABRBLER(RFEE
2022: 99.3%), which was based on net debt (total interest-bearing loans net of (B R ERAERBIRITAEHR LR S (BRI BHIRTHERLE
bank balances and cash (including restricted bank deposits and pledged bank  RERTTF 7)) bR AR FTH) /5105.8%(CE - —F+— A
deposits)) over total equity. =+—H :99.3%) °
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Management Discussion and Analysis

Current, Total and Net Assets

As at 30 June 2023, the Group had current assets of approximately
RMB60,661.0 million (31 December 2022: RMB56,040.4 million) and
current liabilities of approximately RMB29,095.2 million (31 December
2022: RMB26,772.7 million), which represented an increase in net current
assets from approximately RMB29,267.7 million as at 31 December 2022 to
approximately RMB31,565.8 million as at 30 June 2023. Such increase was
mainly due to the construction cost incurred in properties under development
for sale.

As at 30 June 2023, the Group recorded total assets of approximately
RMB104,545.6 million (31 December 2022: RMB99,704.6 million) and
total liabilities of approximately RMB73,687.0 million (31 December 2022:
RMB68,728.1 million), representing a liabilities to assets ratio of 70.5%
(31 December 2022: 68.9%). Net assets of the Group were approximately
RMB30,858.6 million as at 30 June 2023 (31 December 2022: RMB30,976.5
million).

For the six months ended 30 June 2023, the Group was able to utilise
its internal resources and debt and equity financing to meet the funding
requirements for the development of real estate projects.

Charge on Assets

For the six months ended 30 June 2023, loans of approximately RMB29,681.8
million (31 December 2022: RMB24,235.6 million) were secured by properties
under development for sale, properties held for sale, investment properties,
properties, plant and equipment, equity instruments at fair value through other
comprehensive income and pledged deposits of the Group respectively in
the total amount of approximately RMB31,684.2 million (31 December 2022:
RMB33,518.5 million).

Material Acquisition and Disposal

During the six months ended 30 June 20283, the Group did not enter into any
material acquisition or disposal of subsidiaries, associates or joint ventures.

Contingent Liabilities

As at 30 June 2023, the Group had financial guarantee contracts relating to
guarantees in respect of mortgage facilities for certain purchasers amounting
to approximately RMB3,887.5 million (31 December 2022: RMB2,525.9
million). Pursuant to the terms of the guarantees, if there is default on the
mortgage payments by these purchasers, the Group is responsible to repay
the outstanding mortgage loans together with any accrued interest and penalty
owed by the defaulted purchasers to the banks.

The Group’s guarantee period commences from the dates of grant of the
relevant mortgage loans and ends upon the earlier of the buyer obtaining the
individual property ownership certificate or the full settlement of mortgage loan
by the buyer.
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The Directors consider that it is not probable for the Group to sustain a loss
under these mortgage guarantees as during the periods under guarantees,
the Group can take over the ownerships of the related properties and sell
the properties under default to recover any amounts paid by the Group to
the banks. The Group has not recognised these guarantees as their fair
value at initial recognition is considered to be insignificant by the directors
of the Company. The Directors also consider that the fair market value of
the underlying properties is able to cover the outstanding mortgage loans
guaranteed by the Group in the event that the purchasers default payments
to the banks for their mortgage loans. The director considers that it is
not probable for the Group to sustain a loss under the guarantee for the
independent third party as during the periods under guarantee due to its sound
credit worthiness, financial position and historical repayment records.

Exposure to Fluctuations in Exchange Rates and Related
Hedges

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

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

Treasury Policies and Capital Structure

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

Employees

As at 30 June 2023, the Group had a staff roster of 2,368 (30 June 2022:
2,421), of which 2,340 (30 June 2022: 2,395) employees were based in the
mainland China and 28 (30 June 2022: 26) employees were based in Hong
Kong. The remuneration of employees was in line with the market trends and
commensurate to the levels of remuneration in the industry. Remuneration of
the Group’s employees includes basic salaries, bonuses, retirement scheme
and long-term incentives such as share options within an approved scheme. In
addition, training and development programmes are provided to the Group’s
employees on an on-going basis throughout the Group.
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Events After the Reporting Period

Except for the matters disclosed under the “Management Discussion and
Analysis” section of this report, the Board is not aware of any significant event
requiring disclosure that has taken place subsequent to 30 June 2023 and up
to the date of this report.

Share Option Scheme

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

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

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

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

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

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

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

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

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

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

As at 30 June 2023, the number of Shares that could be issued upon exercise
of () all outstanding Options; and (i) all Options that could be granted under
the then available scheme mandate limit were 244,340,000 and 203,718,279,
respectively, which represented approximately 4.79% and 4.00% of the total
number of issued Shares as at 30 June 2023, respectively. Assuming all said
outstanding Options were exercised as at 30 June 2023, the total number of
issued Shares as at 30 June 2023 would be 5,342,043,975.

Other Information

Hitt & #

BREsE (&)

BEZ B R BEARMRE - N TEZR 8 RA R BIEMR
Hp B A 8l B R B EHRITEMN A RITERE R E
i &RZAETHRMHEE MSBAE IR HITROEHD
30% °

BROEERCRAAE - RMEAT ZEARBETER TER2 8
EMBRE(RESITELEARITEABRE) M 2T RS
TEITHRMOAR - NMEBEED BITRMBRH1%

A2 8RE (RBAL NIRRT B RS ML FRR
REOTEQ)  DRRAEMEL  MERARMEHD
BNEAAHABRALAES  WEARAELBOEAE
4B « BRI R AR B A A T .000%
TAE AR LB EE - BEOBMMERED LA
BB L -

RZZEZ=ZFXNA=+8 " BTEOABERTENE
PetE  R(NVBEERFRTHEANTEEEREIRLEN
Fr7 BERR A ™ r] B 1T D & B 5 5 B244,340,0008% &
203,718,279/% * D RIEER —_E-_=FA=+THBE %17
1D ARE B 494.79% 2 4.00% ° BRER_ZE=_=F A=+
BATE Ll MR ITENBIREDEITE - R _=F"A
= +HMBEEITRD R 55,342,043,9750% ©

BR(PEHEREFERAA 25

TR =FhHRE



Other Information

HitEH

Share Option Scheme (Continued)

B E (@

Details of the movements in Options during the period are as follows: REREER BB T -
Number of Options
BREHE
Balance at Granted  Exercised  Cancelled Lapsed Balanceat  Exercise
1 January during during during during 30June  price per
Date of grant  Exercisable period 2023  theperiod  the period  the period  the period 2023 Share
R-B==% R-B-=%
-A-B AAZTH  BRES
BEAE Eagcdil 28 REREE  RERTE  REREH  RERAX 28 58
dd/mm/iyyyy  dd/mmiyyyy HK$
R/B/% B/B/# BT
Directors
g
Ms. HUANG Jingshu 28/06/2016 28/06/2016 - 27/06/2026 4,500,000 - - - 4,500,000 1.846
L (Note 1)
(Hit1)
Mr. TANG Shouchun 28/06/2016 28/06/2016 - 27/06/2026 10,000,000 - - - 10,000,000 1.846
EEALE (Note 1)
(Hiet1)
Mr. YE Xingan 28/06/2016 28/06/2016 - 27/06/2026 10,000,000 - - - 10,000,000 1.846
EETRE (Note 1)
(Hit1)
Mr. HUANG Hao Yuan ~ 28/06/2016 28/06/2016 - 27/06/2026 4,500,000 - - - 4,500,000 1.846
HEREE (Note 1)
(Hiet1)
Mr. WANG Jing 28/06/2016 28/06/2016 - 27/06/2026 3,000,000 - - - 3,000,000 1.846
FHEE (Note 1)
(Hit1)
Ms. HU Gin Ing 28/06/2016 28/06/2016 - 27/06/2026 3,000,000 - - - 3,000,000 1.846
IRELt (Note 1)
(Hiet1)
Senior managements, 28/06/2016 28/06/2016 - 27/06/2026 209,340,000 - - - 209,340,000 1.846
employees of the (Note 1)
Group and others i3
TEERREEALR
EERHM
Total 244,340,000 - - - 244,340,000
ot
Note: Htaz -
1. The Options are exercisable in the following manner for a period of 10 1. BAE RN A AR T F IR T A R IT6 -

years from the date of grant:

(i) 30% of the Options shall be exercised on the date of the grant
and up to 27 June 2026;

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

(iif) 40% of the Options shall be exercised upon the expiry of two
years during the period from 28 June 2016 and up to 27 June
2026.
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Directors’ and Chief Executives’ Interests in the EZRIETHASRARTNRMG - 18
Shares, Underlying Shares and Debentures of the R REHFTEENER

Company

As at 30 June 2023, the Directors and the chief executive of the Company WM -Z-=FXA=+H » BARQAREELELHEEH)
had the following interests in the Shares, underlying shares and debentures of ([FHREEHODESHBEREMBIFOECMAT - &
the Company which were recorded in the register required to be kept by the ERARFEETBRABRARRZKRG - HEKRG RES
Company pursuant to section 352 of the Securities and Futures Ordinance FEE TXERPIM L - SRR ATE SR EmRAI( L™
(the “SFO”), or as otherwise notified to the Company and the Stock Exchange ~ RAIDKISETAE L BT AETHEITELFZ HNIZESTH|
pursuant to the Model Code for Securities Transactions by Directors of Listed (MELESF A D ZEAE A 77 NAE AR B REEZZFT T X518
Issuers (the “Model Code”) as set out in Appendix 10 of the Rules Governing M o

the Listing of Securities on the Stock Exchange (the “Listing Rules”).

Interest in shares and underlying shares of the Company RAA T RS RAEERKRG 2R
Number of Approximate
underlying shares percentage of
(under equity the issued share
Long position/  Capacity/Nature of Number of derivatives of the Aggregate capital of the
Name of Director Short position  interests shares held Company) held interests Company
s HERAHE
(AERRA TR ERATBRT
BEspE BE/ KR 53/ RHEME FRAEA fTETAT) EREE REAzBOBEIH
Ms. HUANG Jingshu Long Position Beneficiary of a trust 2,400,000,000 (Note 1) - 2,400,000,000 47.08%
LG e AT EA (Hi7t1)
Long Position Interests of spouse - 2,326,062,492 (Note 2)  2,326,062,492 45.63%
A [ (Hst2)
Long Position Beneficial owner - 4,500,000 (Note 3) 4,500,000 0.09%
-y EaAA (H173)
Mr. TANG Shouchun Long Position Beneficial owner - 10,000,000 (Note 3) 10,000,000 0.20%
EEERE e BREBA (H:#3)
Mr. YE Xingan Long Position Beneficial owner - 10,000,000 (Note 3) 10,000,000 0.20%
ERpESE sy EaEAA (H173)
Mr. HUANG Hao Yuan Long Position Beneficiary of a trust 2,400,000,000 (Note 1) - 2,400,000,000 47.08%
BERLE A EEMREA (Hrzt1)
Long Position Beneficial owner - 4,500,000 (Note 3) 4,500,000 0.09%
e EaEAA (H173)
Ms. LI Yufei Long Position Beneficial owner 20,000 S 20,000 0.00%
e e BEaEBA
Mr. WANG Jing Long Position Beneficial owner - 3,000,000 (Note 3) 3,000,000 0.06%
B il -y EaEAA (Ht3)
Ms. HU Gin Ing Long Position Beneficial owner - 3,000,000 (Note 3) 3,000,000 0.06%
mEL L A EREBA (H:#3)
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Directors’ and Chief Executives’ Interests in the
Shares, Underlying Shares and Debentures of the
Company (Continued)

Interest in shares and underlying shares of the Company
(Continued)

Notes:

1. Ms. HUANG Jingshu and Mr. HUANG Hao Yuan are deemed to be
interested in 2,400,000,000 Shares by virtue of them being beneficiaries
of the family trust of Mr. WONG Hong King for the purpose of Part XV of
the SFO.

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

3. Details of the Options granted under the Scheme are set out in the
section headed “Share Option Scheme” in this report.

Save as disclosed above, as at 30 June 2023, none of the Company’s
Directors, chief executives of the Company and their associates, had any
interests or short positions in the shares, underlying shares or debentures of
the Company or any of its associated corporations (within the meaning of Part
XV of the SFO) that was required to be recorded pursuant to section 352 of the
SFO.
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Substantial Shareholders’ Interests in Shares and

Underlying Shares of the Company

The register of substantial shareholders required to be kept under section 336
of Part XV of the SFO shows that as at 30 June 2023, other than those of the
Company’s Directors or chief executives of the Company, the Company had
been notified of the following substantial shareholders’ interests, being 5% or
more of the Company’s issued share capital:
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KR

RIEE S R EERPIEXVEIEIBRATFENEERRE
MR RZZE-=FRA=1TH BARREEHAR
AEETHABUIN  KRBZZERREBHERTEH
Z s (RARFEBITIRANE%IA L) - FHIFIAT

Ordinary shares ZER RS
Approximate
percentage
of the issued
Number of ordinary share
Long position/ Number of underlying Aggregate capital of
Name of Shareholder short position ~ Capacity shares held shares held interests  the Company  ANotes
ERRR
BRfT
FrisRE  FEEERGN ERERRAZ
BREE/ 28 8/ %R 5% #A A BRAE BaEAE M
China LVGEM Property Holdings Limited - Long position Beneficial owner 1,265,266,583 - 1,265,266,583 24.82% 1
(China LVGEM") j553) BEREBA
HEGR N ERRERDR
(%R Long position ~ Interests of controlled corporation 107,142,511 = 107,142,511 2.10% 1
e RREERR
Short position Interests of controlled corporation = 314,000,000 314,000,000 6.16% 1
*E REEEER
Go Great International Limited Long position Interests of controlled corporation 1,372,409,094 - 1,372,409,094 26.92% 1
(Go Great”) e X EEER
BRERERAR (=8
Short position Interests of controlled corporation = 314,000,000 314,000,000 6.16% 1
*E REEEER
Mr. WONG Hong King (“Mr. WONG") Long position Interests of controlled corporation 1,372,409,094 - 1,372,409,004 26.92% 1
BERRRE(ERE) e FREERR
Short position Interests of controlled corporation = 314,000,000 314,000,000 6.16% 1
*E REEEER
Long position Founder of a trust 2,400,000,000 - 2,400,000,000 47.08% 2
e {EFEAIRIZA
Kinson Group Limited Long position Beneficial owner 2,400,000,000 - 2,400,000,000 47.08% 2
SEEBERAR 33 ERBEA
Evergreen Holdings Limited Long position Interests of controlled corporation 2,400,000,000 - 2,400,000,000 47.08% 2
e XREERR
Cantrust (Far East) Limited Long position Interests of controlled corporation 2,400,000,000 - 2,400,000,000 47.08% 2
33 RpEERs
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Substantial Shareholders’ Interests in Shares and

ITRRRAASAFHNRD RAEABRDPER

Underlying Shares of the Company (Continued) W RE 2= (FE)
Ordinary shares (Continued) TiER R (1E)
Approximate
percentage
of the issued
Number of ordinary share
Long position/ Number of underlying Aggregate capital of
Name of Shareholder short position ~ Capacity shares held shares held interests  the Company  Aofes
ERRT
BT
RO FERERGN EERRAZ
BRpE/ 28 #a/ %R 5% #EB ¥R BHAE BaEAL M
Wkland Investments V Limited Long position Beneficial owner 300,000,000 = 300,000,000 5.89% 3
3y ERBA
China Vanke Co., Ltd.” Long position Interests of controlled corporation 300,000,000 - 300,000,000 5.89% 8
BRRERHERAA e FREERR
Poly Platinum Enterprises Limited Long position Person having a security interest - 1,032,830,000  1,032,830,000 20.26% 4
in shares
3 BERHORERZNA
Long position Beneficial owner - 284,000,000 284,000,000 5.57% 4
HE EREEA
Greater Bay Area Homeland Long position Interests of controlled corporation - 1,316,830,000  1,316,830,000 25.83% 4
Development Fund (GP) Limited 35} RIEEEER
Greater Bay Area Homeland Investments  Long position Interests of controlled corporation - 1,316,830,000  1,316,830,000 25.83% 4
Limited i REEEER
AEBRRAREREER AR
Lexus Sharp International Limited Long position Beneficial owner - 1,480,823,662  1,480,823,662 29.05% 5
3= EnfEBA
ARTE Special Situation Fund, L.P. Long position Interests of controlled corporation - 1,480,823,662  1,480,823,662 29.05% )
He RELEER
ARTE Capital | GP Limited Long position Interests of controlled corporation - 1,480,823,662  1,480,823,662 29.05% 5
3= FEZERR
ARTE Holdings Limited Long position Interests of controlled corporation - 1480823662  1,480,823,662 29.05% )
He RELEER
Chan Tak Ho Long position Interests of controlled corporation - 1,480,823,662  1,480,823,662 29.05% 5
RER e FEZERR
BCC Verde Investments, Limited Long position Beneficial owner S 268,394,950 268,394,950 5.27% 6
He ERBEA

*
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TERRRAXFTANROREBROFESR

Underlying Shares of the Company (Continued) HIRE s (1)
Ordinary shares (Continued) ZiE R R ()
Approximate
percentage
of the issued
Number of ordinary share
Long position/ Number of underlying Aggregate capital of
Name of Shareholder short position  Capacity shares held shares held interests  the Company  Aofes
EARRT
BRfT
FERGN  FESEERGN EBRRAZ
BE#EE/ 2B #E/ %R &% #E #E BEAHE BREAE M7
Bain Capital DSS Loan Aggregator, L.P.  Long position Interests of controlled corporation - 268,394,950 268,394,950 527% 6
i) FREERR
Bain Capital Credit Member, LLC Long position Interests of controlled corporation = 268,394,950 268,394,950 5.27% 6
5y RpEERs
Mr. Xu Jun Jia Long position Interests of spouse 2,404,500,000 - 2,404,500,000 4717% 7
B & e [T 4o
Notes: Htat -

Wl [Forr

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

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

Wkland Investments V Limited is indirectly owned as to 100% by &%}
¥ %15 AR A F)(China Vanke Co., Ltd.*). Accordingly, &R
AP A R(China Vanke Co., Ltd.*) is deemed to be interested in the
300,000,000 Shares held by Wkland Investments V Limited.

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

identification purpose only (£ 5

EEHARBZR100% 2 Eam (MAE S EHE PR
F100% 2 1E2%) - At - @B EEEEHEERFRELEL
SHAER 2 %%1,372,400,004 K B (n B HEzs o

Evergreen Holdings Limited##E R =2EE AR QA
100% 2 #2% » i Cantrust (Far East) Limited{E& = 5L
4 2 RS 7ERI 58 A B Evergreen Holdings Limited
100% 2 #Ez °

ERMPER D AR R R EE % A Wkland Investments
V LimitedZ 100%# 5 © Hitt - BRPERHERDF
18 A Wkland Investments V Limitedfii A 2 %%
300,000,0000% A 7 #E B # %

Greater Bay Area Homeland Development Fund (GP)
LimitedE## A Poly Platinum Enterprises Limited
100% 2 e - MAERARRKEREBR AR QIFE
5 Greater Bay Area Homeland Development Fund
(GP) Limited 100% 2 ##25 » Bt * Greater Bay Area
Homeland Development Fund (GP) Limited K& A% [&@
BAXREREBRQBHER AR Poly Platinum Enterprises
Limited# A #2572 1,316,830,0000 & {7 R B i 2 o

G (PENMERERRLT
—T - = FRiRE
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Substantial Shareholders’ Interests in Shares and FERRAXQATNRGREBEROHIES

Underlying Shares of the Company (Continued) HRE (58)
Ordinary shares (Continued) ZEB RS (E
Notes: (Continued) Kz - (&

Lexus Sharp International Limited is owned as to 100% by ARTE
Special Situation Fund L.P., which is in turn controlled as to 100% by
ARTE Capital | GP Limited. ARTE Capital | GP Limited is owned as
to ARTE Investment Partners Limited as to 90%, which is indirectly
owned by ARTE Holdings Limited, which is owned by Chan Tak Ho as
to 50%. Accordingly, ARTE Special Situation Fund L.P., ARTE Capital
| GP Limited, ARTE Holdings Limited and Chan Tak Ho are deemed
to be interested in the 1,480,823,662 Shares in which Lexus Sharp
International Limited is interested.

BCC Verde Investments, Limited is owned as to 100% by Bain Capital
DSS Loan Aggregator, L.P., which is in turn controlled as to 100% by
Bain Capital Credit Member, LLC as general partner. Accordingly, Bain
Capital DSS Loan Aggregator, L.P. and Bain Capital Credit Member,
LLC are deemed to be interested in the 268,394,950 Shares in which
BCC Verde Investments, Limited is interested.

Mr. XU Jun Jia is deemed to be interested in 2,404,500,000 ordinary
shares held by Ms. HUANG Jingshu, his spouse, for the purpose of Part
XV of the SFO.
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5. ARTE Special Situation Fund L.P.# %A Lexus Sharp
International Limited 100% 2 ## (JRBJARTE Capital
| GP Limited#% #llLexus Sharp International Limited
100% 2 #25) » ARTE Investment Partners Limited#
BARTE Capital | GP Limited 90% 2 ## * MARTE
Investment Partners LimitedR|HARTE Holdings
Limited (AR EZHEH50%E) MEHE - Bt -
ARTE Special Situation Fund L.P. ~ ARTE Capital |
GP Limited * ARTE Holdings Limited & FR1E S 1 1%
BT Lexus Sharp International LimitedZE A #25 ~
1,480,823,662 B (D H B o o

6. Bain Capital DSS Loan Aggregator, L.P.#&BCC
Verde Investments, Limited 100% 2 # %5 (7FE1Bain
Capital Credit Member, LLC({E&E B E & A)IEHIBCC
Verde Investments, Limited 100% 2 #25) » E It -
Bain Capital DSS Loan Aggregator, L.P.}Bain Capital
Credit Member, LLC# 4% AR BCC Verde Investments,
Limited & A 25 2 268,394, 9508% A& {7 7R & A fE 25

7. MEHFRIAEEOIEXVEME @ FREEEHRARE
EEE AT Z T FTH A 22,404,500,000 % & 38 A% A
EHER



Substantial Shareholders’ Interests in Shares and

Other Information
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TERRRAXFTNROREBRDFESR

Underlying Shares of the Company (Continued) e (58)
Convertible preference shares ] 2 IR AR O AR BR 17
Approximate
Number of percentage of
convertible the issued ordinary
Long position/ preference share capital of
Name of Shareholder short position Capacity shares held the Company  ANotes
e
Fris TR BRITEER
RREE LB WE/ %A 54 BERROEE REZBABEAL M7
China LVGEM Long position Beneficial owner 693,043,478 13.60% 1
AR R 55} EREAA
Go Great Long position Interests of controlled corporation 693,043,478 13.60% 1
=k e R rEER
Proud Pine Limited Long position Beneficial owner 284,000,000 5.57% 2
HILBRAR 55} EREAA
Mr. WONG Long position Interests of controlled corporation 977,043,478 19.17% 1&2
BEE e R rE R
All Group Wise International (Holdings) Limited  Long position Beneficial owner 1,060,000,000 20.79% 3
REHRER)BRAA 55} EREAA
Glorious Castle International Limited Long position Beneficial owner 1,266,062,492 24.84% 4
ZRERERAT e EaEAA
Grand Beyond Limited Long position Interests of controlled corporation 1,266,062,492 24.84% 4
EHAERAR 55} RErEER
Mr. XU Jun Jia Long position Interests of controlled corporation 2,326,062,492 45.63% 384
FkERE e R EEER
Notes: e -

China LVGEM is owned as to 100% by Go Great, which is in turn owned
as to 100% by Mr. WONG. Accordingly, Go Great and Mr. WONG
are deemed to be interested in the convertible preference shares and
derivative interests held by China LVGEM.

Proud Pine Limited is owned as to 100% by Mr. WONG. Accordingly,
Mr. WONG is deemed to be interested in the convertible preference
shares and derivative interests held by Proud Pine Limited.

All Group Wise International (Holdings) Limited is owned as to 100% by
Mr. XU Jun Jia. Accordingly, Mr. XU Jun Jia is deemed to be interested
in the 1,060,000,000 convertible preference shares held by All Group
Wise International (Holdings) Limited.

Glorious Castle International Limited is owned as to 100% by Grand
Beyond Limited, which is in turn owned as to 100% by Mr. XU Jun Jia.
Accordingly, Grand Beyond Limited and Mr. XU Jun Jia are deemed to
be interested in the 1,266,062,492 convertible preference shares held
by Glorious Castle International Limited.

SBEATEZR100% 2 5 (R E L L EE T B
R100% 2 #a) o AUt - &8 RE AR/ B4
SR 2 TRERE LR, ROTE RS s -

BEEEBEHRERAA100% 2 #EzE - Bl » T4
WIRARBIRBRABEA 2 TR RELRRD &7
FlEm A ER o

FRELERERESREERGER)ERAF100%.2#
o Al FTREEEFEARBEERZER)ERA
BIFT#EA 2 3% %1,060,000,0000% 7] 3 B2 {8 5 A% B 17
Al o

RUARAREEZRBRFEARAFI100%. 2 (I8
FRErEERERERABRERAR100%Z#E) - A
It BHBRARRTEZEEWEAENZERRER
NEIFTEA 2% %51,266,062,492% 7] # % 8 56 B A 17
W -

G (PENMERERRLT
—T - = FRiRE
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Purchase, Sale or Redemption of the Company’s
Listed Securities

Neither the Company nor any of its subsidiaries had purchased, sold or
redeemed any of the Company’s listed securities during the six months ended
30 June 2023.

Significant Investments, Acquisitions and Disposals

The Group did not make any other significant investments, acquisitions or
disposal that would constitute a discloseable transaction under Chapter 14 of
the Listing Rules during the six months ended 30 June 2023.

Changes in Directors’ Information

Changes in directors’ information since the date of the 2022 annual report
of the Company and up to the date of this report which are required to be
disclosed pursuant to Rule 13.51B(1) of the Listing Rules are as follows:

- Ms. HU Gin Ing was appointed as an independent director of Zhen
Ding Technology Holding Limited, the shares of which are listed on the
Taiwan Stock Exchange with a stock code of 4958, on 30 May 2023.

- Ms. HU Gin Ing was appointed as an independent director of ADATA
Technology Co., LTD., the shares of which are listed on the Taipei
Exchange with a stock code of 3260, on 2 June 2023.

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

Compliance with the Code on Corporate
Governance Practices

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

Throughout the six months ended 30 June 2023, the Company complied with
all code provisions of the Corporate Governance Code as set out in Appendix
14 to the Listing Rules on the Stock Exchange.

Compliance with the Model Code for Securities
Transactions by Directors

The Company has adopted the Model Code as its own code of conduct
regarding directors’ securities transactions. The obligation to follow the Listing
Rules is set out in the terms of the service agreements of each executive
Director and the letters of appointment of non-executive Director and each
independent non-executive Director. Having made specific enquiry with all
the Directors, all Directors confirmed that they had complied with the required
standards as set out in the Model Code for the six months ended 30 June
2023.
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Directors’ Service Agreements

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

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

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

Review of Interim Financial Report

The auditor of the Company, Deloitte Touche Tohmatsu, has performed an
independent review on the interim financial report set out on pages 38 to 72 in
accordance with Hong Kong Standard on Review Engagements 2410, “Review
of Interim Financial Information Performed by the Independent Auditor of the
Entity” issued by the Hong Kong Institute of Certified Public Accountants.
On the basis of the auditor’s review, which does not constitute an audit,
Deloitte Touche Tohmatsu confirmed in writing that nothing has come to the
auditor’s attention that causes the auditor to believe that the interim financial
report is not prepared, in all material respects, in accordance with Hong Kong
Accounting Standard 34. The interim results of the Group for the six months
ended 30 June 2023 have also been reviewed by the members of the audit
committee of the Company before submission to the Board for approval.
The audit committee of the Company was of the opinion that the preparation
of such results complied with the applicable accounting standards and
requirements and that adequate disclosures have been made.
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Deloitte.

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

We have reviewed the condensed consolidated financial statements of LVGEM
(China) Real Estate Investment Company Limited (the “Company”) and its
subsidiaries (collectively referred to as the “Group”) set out on pages 38 to 72,
which comprise the condensed consolidated statement of financial position
as of 30 June 2023 and the related condensed consolidated statement of
profit or loss, statement of profit or loss and other comprehensive income,
statement of changes in equity and statement of cash flows for the six-month
period then ended, and certain explanatory notes. The Rules Governing the
Listing of Securities on The Stock Exchange of Hong Kong Limited require
the preparation of a report on interim financial information to be in compliance
with the relevant provisions thereof and Hong Kong Accounting Standard 34
“Interim Financial Reporting” (“HKAS 34”) issued by the Hong Kong Institute
of Certified Public Accountants. The directors of the Company are responsible
for the preparation and presentation of these condensed consolidated
financial statements in accordance with HKAS 34. Our responsibility is to
express a conclusion on these condensed consolidated financial statements
based on our review, and to report our conclusion solely to you, as a body, in
accordance with our agreed terms of engagement, and for no other purpose.
We do not assume responsibility towards or accept liability to any other person
for the contents of this report.

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

Based on our review, nothing has come to our attention that causes us to
believe that the condensed consolidated financial statements are not prepared,
in all material respects, in accordance with HKAS 34.
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Report on Review of Condensed Consolidated Financial Statements

Material Uncertainty Related to Going Concern

We draw attention to note 1 to the condensed consolidated financial
statements, which indicates that as at 30 June 2023, the Group has
borrowings of RMB10,628 million, debt component of convertible bond of
RMB115 million, and domestic corporate bond of RMB1,135 million that are
repayable within one year at the end of the reporting period. At the same date,
the Group has cash and cash equivalent amounted to RMB1,175 million. The
Group might not have sufficient working capital to operate if such borrowings
and domestic corporate bond are required to be repaid or redeemed and
all other alternative operating and financing plans as described in note 1 to
the condensed consolidated financial statements cannot be implemented
as planned. The directors of the Company are of the opinion that based on
the assumptions that the borrowings can be renewed and those plans can
be successfully executed, the Group will have sufficient working capital to
maintain its operations and to pay its financial obligations as and when they fall
due for at least twelve months from the end of the reporting period. However,
the likelihood of successful renewal of borrowings and implementation of those
plans as set forth in note 1 to the condensed consolidated financial statements,
indicate that a material uncertainty exists that may cast significant doubt on the
Group’s ability to continue as a going concern. Our opinion is not modified in
respect of this matter.

Deloitte Touche Tohmatsu
Certified Public Accountants
Hong Kong

30 August 2023

EAGRS M BRRREFBARS

BEFREEHANERTREN

BRI rWRERaMBmRME - ERFHAR T =
FRA=TH = EXEEENEREARK10,62888
7T AIBRRESFEBHBOARK116BEBTIEARARG
FARMKE11B5BE T ARBRSHRES —FAEE - [
B BEREEFRSRRSFEMARKII7TSAET o
HMZEREREARREFATEEXED - AERAGRS
BRI M P O P A M B AR & R B A AT B R B2
RETEERE - B BEEEARYTERTNEEESRLEHE
B BAREERA  ERZSEERTUEERKY)
EFEZSFHENEBRER ERESAGRRLEESER
HEERMNERREHRESFE D+ —EANEI B
BEME - A - ZEEERDRNEEN B RGA M EHR
RPN ZEAEEEERE  RRFEERTHEE
M RTMARERE BEENKEKELENELEAR
B o BPIARERILEREERER -

=g« BERST T
BHEEATED
£

—E-_=F\A=+AH

BR(PE)HEREFRAR 37

TR =FhHRE



Condensed Consolidated Statement of Profit or Loss

FAGESEAR

For the six months ended 30 June 2023 & Z —Z -~ =4 ,x A=+H1:/~E A

Six months ended 30 June

BEAA=THILAEAR

2023 2022
—EZ=F —E 4
NOTES RMB’000 RMB’000
Htat ARETFT AREFr
(Unaudited) (Unaudited)
(RESER) CREEEZ)
Revenue g 25 3 1,344,909 1,045,034
Cost of sales SHEM A (759,800) (610,638)
Gross profit EF 585,109 434,396
Other income EH g A 49,200 66,372
Other gains and losses H bl R EE 4 176,015 (114,745)
Selling expenses HEMXZ (54,934) (56,933)
Administrative expenses THFAX (202,476) (216,645)
Recognition of change in fair value of properties B EREPFEME FEMERLE
under development for sale/properties held for ~ ¥1% 2 A BEE EHFER
sale upon transfer to investment properties - 2,310,697
Fair value changes on investment properties WEMENAREBEE 10(a) (197,063) 175,535
Finance costs R RS 5 (802,207) (787,605)
(Loss) profit before tax B AT (E518) & F) 6 (446,356) 1,811,072
Income tax expense Frisfi A 7 (134,033) (784,310)
(Loss) profit for the period B (&518) & F) (580,389) 1,026,762
(Loss) profit for the period attributable to: AT ALTEME B (B518) & A
Owners of the Company A RIRER (680,956) 630,794
Non-controlling interests FEFER A 2 100,567 395,968
(580,389) 1,026,762
(Loss) earnings per share B (EE) & 9
— Basic (RMB cents) —HERARKS) (13.36) 12.37
- Diluted (RMB cents) — BB ARKS) (13.36) 7.42
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Condensed Consolidated Statement of Profit or Loss and Other Comprehensive Income
ARG Ea Rt E KSR
For the six months ended 30 June 2023 HE—Z - =F xA=+HI~EA

Six months ended 30 June

BEAA=THILAER

2023 2022
—E=-= —T-fF
RMB’000 RMB’000
AR¥FT AREFT
(Unaudited) (Unaudited)
(REEER) CREEEZR)
(Loss) profit for the period A (E518) & A (580,389) 1,026,762
Other comprehensive expense Hith2mpEx
Item that may be subsequently reclassified to profit or loss: — FE1E B @ EF P 1822 EH -
Exchange differences arising on translation M EEMBRE =T (173,277) (191,015)
Item that will not be reclassified to profit or loss: TEET HZEm o HE -
Fair value changes on investments in equity instruments at ~ Z AR BEFAEMEEWES (EA AL
fair value through other comprehensive income (‘FVTOCI"),  fBEFF AE M2 EUES]) 2 AT A
net of tax ’EZ AR EBEEEFIRTE) (6,843) (26,579)
Other comprehensive expense for the period BN E M 2R (180,120) (217,594)
Total comprehensive (expense) income for the period HA2E (X)) WaieE (760,509) 809,168
Total comprehensive (expense) income attributable to: ATRALTEAZEFER) KEEEE :
Owners of the Company A RIRER (861,610) 413,171
Non-controlling interests AR RS 101,101 395,997
(760,509) 809,168
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Condensed Consolidated Statement of Financial Position

EAGS P BRI =

At 30 June 2023 R=E==F,XA=1+H

At 30 June At December 31
2023 2022
R-B-=F MNZTE-__F
~A=1H +—-A=+—~H
NOTES RMB’000 RMB’000
iz ARHETT AREFT
(Unaudited) (Audited)
(REER) (& #ER)
Non-current assets FREBEE
Investment properties A 10 41,175,080 40,679,017
Property, plant and equipment W - BE R 10 849,468 872,378
Goodwil [EES 231,602 231,602
Interest in a joint venture R—HEEERaMER 6,052 6,052
Amount due from a joint venture U —FE& & A RIFIA 522,318 522,318
Equity instruments BAREBEFARMEEKES 11
at FVTOCI ZIRARTE 362,839 371,963
Restricted bank deposits and pledged bank ZRFIERITER
deposits FARIRERITIER 56,729 363,338
Deferred tax assets RERIBE B 680,456 617,557
43,884,544 43,664,225
Current assets RENEE
Properties under development for sale BRPFEME 49,619,058 45,274,263
Properties held for sale FEWME 2,829,521 3,388,369
Other inventories Hinlz g 962 851
Accounts receivable FEHSBR K 12 45,071 60,691
Deposits paid, prepayments BEfES - FEFRIE
and other receivables R H MR IE 5,030,887 3,985,306
Tax recoverable E{EEEN 124,031 89,221
Restricted bank deposits and pledged bank ZRFIERITER
deposits MERIRITER 1,836,035 1,671,732
Bank balances and cash RITHBEIRE 1,175,448 1,569,935
60,661,013 56,040,368
Current liabilities REIEE
Accounts payable FERFERRR 13 3,981,972 5,449,855
Accruals, deposits received and other payables fEZTER - B UL & M E Ah e~ 708 5,088,799 2,393,632
Contract liabilities ARARE 4,201,302 2,887,286
Lease liabilities HEARE 6,326 13,269
Borrowings BE 14 10,628,223 8,177,876
Senior notes and bond BEZBRES 15 1,135,321 3,597,768
Debt component of convertible bonds ARESBEBE S 17(a) 115,219 993,189
Derivative component of convertible bonds ATARESRITET A S 17(b) 28,657 22,760
Other current liabilities HEtmsask 1,525,742 926,179
Tax liabilities HEaRE 2,383,645 2,310,880
29,095,206 26,772,694
Net current assets RBEETFE 31,565,807 290,267,674
Total assets less current liabilities HWEERRBEE 75,450,351 72,931,899
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Condensed Consolidated Statement of Financial Position

EAGR S P BRI R T

At 30 June 2023 R=—ZE—=%,xA=+H

At 30 June At December 31

2023 2022
R-B== NoE——4F
~NA=t+H +—A=+—~H
NOTES RMB’000 RMB’000
K ARETFT AREFT
(Unaudited) (Audited)
(RBER) (e E=%)
Non-current liabilities FEREBARE
Borrowings BE 14 23,842,798 20,694,072
Senior notes and bond BAEBRRES 15 - 888,808
Lease liabilities HEBE 130,776 134,010
Deferred tax liabilities EXEFIBAE 4,328,440 4,344,172
Other non-current liabilities Hi3enaa & 16,289,756 15,894,325
44,591,770 41,955,387
Net assets EEFRE 30,858,581 30,976,512
Capital and reserves BAREE
Share capital %N 16 42,465 42,465
Reserves G 24,498,533 24,717,565
Equity attributable to owners of the Company AN FIJER fE(h #E2s 24,540,998 24,760,030
Non-controlling interests IR 6,317,583 6,216,482
Total equity DR 30,858,581 30,976,512
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Condensed Consolidated Statement of Cash Flows

BHRGEHESRER

For the six months ended 30 June 2023 HZ -~ - =F XA =+HI-/EA

Six months ended 30 June

BEAA=THILAEAR

2023 2022
—EB-=F - F
RMB’000 RMB’000
AR¥FT AREFr
(Unaudited) (Unaudited)
(REER) (RacER)
Net cash used in operating activities RETHMARSTE (4,091,725) (1,464,194)
Investing activities REEE
Advances to related parties ) B 5 SRR (871,923) (4,634,200)
Repayment from related parties BN T I 1,455,985 4,620,551
Repayment from a non-controlling interest IR R 1B K 1,135,652 547
Withdrawal of restricted bank deposits REVZ R FIERTTF R 4,293,844 2,803,895
Placement of restricted bank deposits FHRZREIRITFER (4,144,451) (2,406,244)
Withdrawal of short-term time deposits with maturity beyond  $2EUA =1 A A _EEBER —F R EHE
three months but within one year EEATER - 261,500
Placement of short-term time deposits with maturity beyond TR =18 B A _HER —F A EI| Y
three months but within one year SE-YER - (280,000)
Purchase of property, plant and equipment BEWE - BERRK (9,376) (4,228)
Additions to investment properties RBREYE (438,377) (198,148)
Disposal of investment properties HEREY - 11,450
Interest received B HFIE 27,287 36,925
Net cash from investing activities REEBMEEHREFE 1,448,641 212,048
Financing activities RMEES
Proceeds from new borrowings FrEEEMERIE 9,010,577 3,406,999
Repayment of borrowings EEEER (4,051,631) (1,995,367)
Interest paid EAFFE (1,410,939) (982,605)
Repayment of lease liabilities EEHEAR (10,177) (6,402)
Repayment of convertible bonds EEABRRES (543,605) (599,313)
Repayment of senior notes EEELARE (2,623,493) =
Repayment to related parties ) S 77 2 5K (736,615) (531,492)
Advances from related parties R B BT 2 B 2,625,539 763,256
Net cash from financing activities RIEEEFTBEESFE 2,259,656 55,076
Net decrease in cash and cash equivalents REeRBEEZEYRDFE (383,428) (1,197,070)
Effect of foreign exchange rate changes HNEERSB NS (11,059) 15,429
Cash and cash equivalents at beginning of the period H#IBRE&ERELZEY 1,569,935 3,645,548
Cash and cash equivalents at end of the period HARBERBELEEY 1,175,448 2,463,907
Represented by: 5 :
Cash and cash equivalents B MREEEY 1,175,448 2,463,907
Fixed deposits with original maturity more than three months  REIHIE A% R =18 BT HER - 280,000
1,175,448 2,743,907
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Notes to the Condensed Consolidated Financial Statements

B AGE P R

For the six months ended 30 June 2023 2= —F— =4 X A=+ H /@A

1.

BASIS OF PREPARATION

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

The directors of the Company have, at the time of approving the
condensed consolidated financial statements, a reasonable expectation
that the Group has adequate resources to continue in operational
existence for the foreseeable future. Thus, they continue to adopt
the going concern basis of accounting in preparing the condensed
consolidated financial statements.

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

As at 30 June 2023, the Group has borrowings of RMB10,628 million,
debt component of convertible bond of RMB115 million, and domestic
corporate bond of RMB1,135 million, that are repayable within one year
at the end of reporting period. At the same date, the Group has cash
and cash equivalents amounted to RMB1,175 million. The Group might
not have sufficient working capital to operate if such borrowings and
domestic corporate bond are required to be repaid or redeemed and
all other alternative operating and financing plans as described below
cannot be implemented as planned. These conditions indicate that the
existence of a material uncertainty which may cast significant doubt
on the Group’s ability to continue as a going concern and therefore,
the directors of the Company have reviewed the Group’s cash flow
forecasts which cover a period of not less than twelve months from the
date of the end of the reporting period.

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

(i) The Group will continue to actively adjust sales and presale
activities to better respond to market needs, and make efforts
to achieve the latest budgeted sales and pre-sales volumes and
amounts. The Group will maintain continuous communication
with the major constructors and suppliers to arrange payments to
these vendors and meet all of the necessary conditions to launch
the pre-sale. The Group will also continuously enhance collection
progress from customers and banks in respect of the property
sales and pre-sales;
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Notes to the Condensed Consolidated Financial Statements

GRS B HRR M

For the six months ended 30 June 2023 HZ -~ - =F XA =+HI-/EA

BASIS OF PREPARATION (Continued)

(ii) The Group will continuously comply with financial covenants and
other terms and conditions of the borrowings, including timely
repayment of principal amount and interests of the borrowings.
In addition, the Group has been actively negotiating with certain
financial institutions so that the Group can secure project
development loans for qualified project development through
pledge of equity interests in certain subsidiaries and assets of the
relevant projects and secure working capital loans through pledge
of the Group’s other properties if required;

(iii) The RMB denominated domestic corporate bond with an
aggregate principal amount of RMB1,135 million and certain other
borrowings with an aggregate principal amount of RMB1,390
million, embedded with retractable options, certain portions are
assumed not to be retracted by the corporate bondholders or
lenders within twelve months from the end of the reporting period;

(iv)  The existing outbound guarantee facility arrangement with the
banks in relation to the fund transmission from the People’s
Republic of China (excludes Hong Kong, Macau and Taiwan) (the
“Mainland China”) to Hong Kong is assumed to be feasible and
effective, based on the past historical records; and

(v) The related parties of the Group have agreed not to demand for
repayment for non-trade balances of RMB4,050 million as of 30
June 2023 until the Group has the financial ability to do so.

Notwithstanding the above, significant uncertainties exist as to whether
management of the Company will be able to achieve its plans and
measure as described above. Whether the Group will be able to
continue as a going concern would depend upon the Group’s ability
to generate adequate operating and financing cash flows through the
following:

(i) successfully adjust sales and pre-sales activities to achieve
budgeted sales and pre-sales volumes, successfully arrange
payments to constructors and suppliers on schedule and meet
all of the necessary conditions to launch the pre-sale, and timely
collect the relevant sales proceeds;

(i) continuously comply with financial covenants and other terms
and conditions of the borrowings, successfully and timely secure
necessary loans from financial institutions; and

(iii) successfully draw down necessary funding from the borrowing
facility granted and renew existing borrowings.

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

B AGE P R

For the six months ended 30 June 2023 2= —F— =4 X A=+ H /@A

1.

BASIS OF PREPARATION (Continued)

Should the Group fail to achieve a combination of the abovementioned
plans and measures, it might not be able to continue to operate as
a going concern, adjustments would have to be made to reduce the
carrying values of the Group’s assets to their realisation amounts, to
provide for financial liabilities which might arise, and to reclassify non-
current assets and non-current liabilities as current assets and current
liabilities respectively, if applicable. The effects of these adjustments
have not been reflected in the condensed consolidated financial
statements.

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

PRINCIPAL ACCOUNTING POLICIES

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

Other than additional accounting policies resulting from application of
amendments to Hong Kong Financial Reporting Standards (“HKFRSs”),
the accounting policies and methods of computation used in the
condensed consolidated financial statements for the six months ended
30 June 2023 are the same as those presented in the Group’s annual
financial statements for the year ended 31 December 2022.

Application of amendments to HKFRSs

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

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

Amendments to HKAS 8 Definition of Accounting
Estimates

Amendments to HKAS 1 and Disclosure of Accounting
HKFRS Practice Statement 2 Policies

Amendments to HKAS 12 Deferred Tax related to

Assets and Liabilities
arising from a Single
Transaction

In July 2023, the HKICPA issued the amendments to HKAS 12
International Tax Reform — Pillar Two model Rules to add the exception
to recognising and disclosing information about deferred tax assets and
liabilities that are related to tax law enacted or substantively enacted to
implement the Pillar Two model rules published by the Organisation for
Economic Co-operation and Development. The amendments require
that entities shall apply the amendments immediately upon issuance.

Except as described below, the application of the new and amendments
to HKFRSs in the current interim period has had no material impact on
the Group’s financial positions and performance for the current and
prior periods and/or on the disclosures set out in these condensed
consolidated financial statements.
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Notes to the Condensed Consolidated Financial Statements

SEEER Ry B

For the six months ended 30 June 2023 HZ -~ - =F XA =+HI-/EA

2. PRINCIPAL ACCOUNTING POLICIES
(Continued)

2.1

2.2

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

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

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

Impacts on application of Amendments to HKAS 1 and
HKFRS Practice Statement 2 Disclosure of Accounting
Policies

In addition, the Group will apply Amendments to HKAS 1
and HKFRS Practice Statement 2 Disclosure of Accounting
Policies which are mandatorily effective for the Group’s annual
period beginning on 1 January 2023 for the preparation of the
Group’s consolidated financial statements for the year ending 31
December 2023.

HKAS 1 is amended to replace all instances of the term “significant
accounting policies” with “material accounting policy information”.
Accounting policy information is material if, when considered
together with other information included in an entity’s financial
statements, it can reasonably be expected to influence decisions
that the primary users of general purpose financial statements
make on the basis of those financial statements.

The amendments also clarify that accounting policy information
may be material because of the nature of the related transactions,
other events or conditions, even if the amounts are immaterial.
However, not all accounting policy information relating to
material transactions, other events or conditions is itself
material. If an entity chooses to disclose immaterial accounting
policy information, such information must not obscure material
accounting policy information.

HKFRS Practice Statement 2 Making Materiality Judgements
(the “Practice Statement”) is also amended to illustrate how an
entity applies the “four-step materiality process” to accounting
policy disclosures and to judge whether information about an
accounting policy is material to its financial statements. Guidance
and examples are added to the Practice Statement.

The application of the amendments in the current period had
no material impact on the condensed consolidated financial
statements but is expected to affect the disclosures of the
Group’s accounting policies in the Group’s annual consolidated
financial statements for the year ending 31 December 2023.
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Notes to the Condensed Consolidated Financial Statements

B AGE P R

For the six months ended 30 June 2023 2= —F— =4 X A=+ H /@A

3.

REVENUE AND SEGMENT INFORMATION 3.

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

Wk 2 EER

HARER Z KRS

Six months ended 30 June
BEAA=THLAXEA

2023 2022
—EB-=F —E-—F
RMB’000 RMB’000
ARETFT AREFT
(Unaudited) (Unaudited)
(REEER) CRESEZ)
Sales of properties M HE 777,779 496,668
Revenue from hotel operation, property management  REHEES « ¥EEIE RS
service and other services R E A AR A B0z 211,030 210,096
Revenue from contracts with customers RERFENNKE 988,809 706,764
Rental income LA 356,100 338,270
1,344,909 1,045,034
Timing of revenue recognition from contracts Ll Y=Y Ol €30l E)
with customers
At a point in time FErF 2 FER 777,779 496,668
Over time e E R ERER 211,030 210,096
988,809 706,764

In identifying its operating segments, the executive directors of the
Company, being the chief operating decision makers, generally follow
the Group’s service lines, which represent the main products and
services provided by the Group. The Group has identified the following
reportable segments under HKFRS 8 Operating Segments:

- Real estate development and sales: sales of properties

- Commercial property investment and operations: lease of
commercial properties, office premises, apartments and car parks

- Comprehensive services: hotel operation, property management
service and other service income

Each of these operating segments is managed separately as each of
these products and service lines requires different resources as well as
marketing approaches.
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Notes to the Condensed Consolidated Financial Statements

(Continued)

Segment revenue and results

GRS B HRR M

For the six months ended 30 June 2023 HE -~ - =F X A=1+HI/~AA

REVENUE AND SEGMENT INFORMATION

The following is an analysis of the Group’s revenue and results by

operating and reportable segment:

Six months ended 30 June 2023

3. W&EkaEERE

PR R FEE

N T RAEEREE R 2H DR DN KELES
BT

BE-—E-_=FAF=1HIABEA

Commercial
Real estate property
development investmentand Comprehensive
and sales operations services Total
EibER R EEME
RHE RERKE mE R st
RMB’000 RMB’000 RMB’000 RMB’000
AR®TFT AR¥FT AR®Fr AR®Fr
(Unaudited) (Unaudited) (Unaudited) (Unaudited)
(REBER) (REBERK) (RBER) (REBER)
Revenue: Wzt
From external customers REINBRF 777,779 356,100 211,030 1,344,909
Inter-segment revenue S iaREU R - 13,413 57,353 70,766
Total segment revenue DB EEE 777,779 369,513 268,383 1,415,675
Reportable segment profit T2/ EREF 164,559 341,009 79,541 585,109
Six months ended 30 June 2022 BE T __—FNA=1+HINEA
Commercial
Real estate property
development investment and Comprehensive
and sales operations services Total
FhERE [BEZZES
RIEE A B e R ‘st
RMB’000 RMB’000 RMB’000 RMB’000
AR#EFT ARMFT ARMFr AREFT
(Unaudited) (Unaudited) (Unaudited) (Unaudited)
(CRicER) (R ER) (CRI&ER) CRISER)
Revenue: Wz
From external customers REINBRF 496,668 338,270 210,096 1,045,034
Inter-segment revenue SEEREU - 11,908 48,023 59,931
Total segment revenue DIEW SRR 496,668 350,178 258,119 1,104,965
Reportable segment profit Al 2R AT 27,535 316,685 90,176 434,396

Inter-segment sales are at mutually agreed terms.
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Notes to the Condensed Consolidated Financial Statements

HEEESS

For the six months ended 30 June 2023 HZ —Z —

3.

Fr RS F R YR

f'f/\ﬂ +E|_|J:/\ ﬁ

REVENUE AND SEGMENT INFORMATION 3. U&=

(Continued)

Reconciliations of reportable segment revenue and profit or loss

The Group does not allocate recognition of change in fair value of
properties under development for sale/properties held for sale upon
transfer to investment properties, fair value changes on investment
properties, other income, other gains and losses, depreciation, finance
costs and corporate expenses to individual reportable segment profit or
loss for the purposes of resource allocation and performance assessment

by the chief operating decision makers while the investment properties
are allocated to the segment of “commercial property investment and

operations” for presenting segment assets.

The accounting policies adopted in preparing the reportable segment
information are the same as the Group’s accounting policies.

RETI 2D
FTEREARNR

2 RBER (&)

AE2H/DBRER B HR

IE -

AEEYEREBLERREEH BRI REKR
AHEMSEBRERDSENE ’%%%ia“xﬁ%%
ZRARBEEPHR  REMENIABEE
A~ EftbYeas KEHA -
SOBEBIAIZWMO B BER - MXEWERI
BOBREENREEEEYERRERRZE

Eﬁiﬁﬁizli&”&ﬁ??fﬁ

BEMRM B BREAREZ &

Six months ended 30 June
BEASA=THLAEA

2023 2022
—EB-=F —TE-—F
RMB’000 RMB’000
AR®TFT AREFr
(Unaudited) (Unaudited)
(RBER) (CRISER)
Revenue l&ﬁ
Reportable segment revenue ko B R 1,415,675 1,104,965
Elimination of inter-segment revenue E2) ﬁﬁ B (70,766) (59,931)
Consolidated revenue rA Uz 1,344,909 1,045,034
Profit or loss Té*
Reportable segment profit EHHIERAF 585,109 434,396
Recognition of change in fair value of properties under ﬁ??ﬁé‘?’é@qﬂﬁ’%mﬁ/ EYEERE
development for sale/properties held for sale upon WEZ AR BEZEER
transfer to investment properties - 2,310,697
Fair value changes on investment properties REMEN AR EBED) (197,063) 175,535
Other income Eaug A 49,200 66,372
Other gains and losses H e & g8 176,015 (114,745)
Depreciation e (27,786) (41,867)
Finance costs B R (802,207) (787,605)
Corporate expenses NARIFAX (229,624) (231,711)
Consolidated (loss) profit before tax KRERIARE (B518) & F) (446,356) 1,811,072
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For the six months ended 30 June 2023 HZ -~ - =F XA =+HI-/EA

REVENUE AND SEGMENT INFORMATION 3. WaEkosEERE
(Continued)
Segment assets PTHEEE
The following is an analysis of the Group’s assets by reportable and ITAREERA 2R REEDHEPNEEDN -
operating segment, no liabilities are presented as the information is ARBERE RSN ERENETEEERRES
not reportable to the chief operating decision makers in the resource waE  ARUES5ZEER :
allocation and assessment of performance:
At 30 June At 31 December
2023 2022
R-B=-=%F MNZE—_—F
~A=+H +=-A=+—8H
RMB’000 RMB’000
ARETFT AREFT
(Unaudited) (Audited)
(REEER) (= =R)
Reportable segment assets AE2|MABEE
Real estate development and sales EHERTERIEE 52,575,111 48,754,245
Commercial property investment and operations EEXEZ S E= 41,194,957 40,707,002
Comprehensive services A RS 322,678 325,885
94,092,746 89,787,132
Goodwill EES 231,602 231,602
Equity instruments at FVTOCI ERARBEGFAEMEERE
ZRATHR 362,839 371,963
Bank balances and cash RITEHRRIR S 1,175,448 1,569,935
Restricted bank deposits and pledged bank deposits R #ll$R 1717 S K IR 1717 3K 1,892,764 2,035,070
Deferred tax assets EERIBE = 680,456 617,557
Interest in a joint venture and amount due from a joint R —EA S AR RERS MEK—EEZ
venture A RIFIE 528,370 528,370
Deposits paid, prepayments and other receivables EfESE - AN FRIERE M EWKIE 4,574,556 2,453,972
Amounts due from related parties UK B A T 3RIE 185,857 203,789
Amounts due from non-controlling interests FEUS FEE AR A 2 SR IE 12,881 1,148,533
Corporate assets NAEIEE 808,038 756,670
Consolidated total assets IREBEE 104,545,557 99,704,593

For the purposes of monitoring segment performance and allocating
resources between segments, all assets are allocated to operating
segments other than goodwill, equity instruments at FVTOCI, bank
balances and cash, restricted bank deposits and pledged bank
deposits, deferred tax assets, interest in a joint venture and amount due
from a joint venture, deposits paid, prepayments and other receivables,
amounts due from related parties, amounts due from non-controlling
interests and corporate assets.

Geographical Information

The Group’s operations are located on the Mainland China, Hong Kong,
the United States of America (“USA”) and the Kingdom of Cambodia
(“Cambodia”). Revenue from external customers is mainly generated
from the Mainland China for the six months ended 30 June 2023 and
2022.

REMNBERALDERNERIE - BEE 2L
REEFARMEEKSE 2BRATE  RITERER
T XRBIRITERRERRTER  BEHEE
E R-BagrrngskER—Ma g RR
- BEE - BNFRREMERGOR - Bk
ATFOE - YR ERFUAR AREEN - B

BEDRERENE -

HEER

REBNEBLNTE AN - FE  EFREREH
(EEDERRHERTE(RER]D - BE_T==F
F—ZT-—FRA=1THINER  REIMNEIEFH
W F ERE PR -

g2 (PENHERERRLT
—T - = FRiiRE
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B AGE P R

For the six months ended 30 June 2023 & Z —Z -~ =4 ,x A=+H1:/~E A
4. OTHER GAINS AND LOSSES 4. EHittlhamREE

Six months ended 30 June
BEANA=THLAEA

2023 2022
—EC=HF —E 4
RMB’000 RMB’000
ARHETFT AREFr
(Unaudited) (Unaudited)
(REERK) CREEER)
Foreign exchange gain (loss), net P& 5 e (B518) 7F 58 147,768 (56,435)
Fair value changes on derivative component of AIRRESITET A 2 AR EBEE
convertible bonds (note 17(b)) gh(ta£17(b) 26,537 (34,585)
Impairment loss recognised for accounts receivable, net FEU IR ORI FER F 58 - (32,110)
Write-off of deposits paid for acquisition of equity fund i $5 st UK BB AR AN &
investment BRELZ2%e - (27,840)
Gain on non-substantial modification of convertible AR ES Z EENEE W
bonds - 23,252
Gain on early redemption of convertible bonds REEE TR ES 2 W - 12,613
Others Hith 1,710 360
176,015 (114,745)
5. FINANCE COSTS 5. BERAK
Six months ended 30 June
BZEASA=THLAEAR
2023 2022
—EC-=F —EC-_F
RMB’000 RMB’000
ARETFT AREFT
(Unaudited) (Unaudited)
(REEER) (CRIEER)
Interest on: FE
Bank and other borrowings RITRHMES 1,254,657 795,760
Convertible bonds AR ES 68,283 96,148
Senior notes and bond BEZBERES 118,551 238,352
Lease liabilities HEAE 6,202 7,125
Less: Amount capitalised in investment properties under J& : BFRAERRENEREEHFEY
development and properties under development FERNL 25
for sale* (645,486) (8349,780)
802,207 787,605
* The finance costs have been capitalised at rates ranging from * BERARTHIRE B KL 25%E17.00% (HE-Z
4.25% to 17.00% (six months ended 30 June 2022: 2.07% to ——HFASNA=+HIEAER  2.07%FE13.75%)
18.75%) per annum. B o
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GRS B HRR M

For the six months ended 30 June 2023 HE -~ - =F X A=1+HI/~AA
6. (LOSS) PROFIT BEFORE TAX 6. PBR¥AT(EE)ER

Six months ended 30 June

BEAA=THILAER

2023 2022
—EB-=HF —E-F
RMB’000 RMB’000
AR¥FT AREFT
(Unaudited) (Unaudited)
(RESER) CREEEZ)
(Loss) profit before tax is arrived at after charging KRB AT (B518) BRI TR GHA)
(crediting):

Cost of properties held for sale recognised as expense #3455 X Y E W2 IR AR 613,220 469,133
Depreciation of property, plant and equipment W¥ -« BB REEITE 27,849 41,977
Less: Amount capitalised in investment properties W BRERRENERERPEED

under development and properties under ¥ENMEz &8

development for sale (63) (110)
27,786 41,867
Gross rental income from investment properties WEMEMGSHS WAL (356,100) (338,270)

Outgoings in respect of investment properties that BEARBPANEERS WA ZIREMED
generated rental income during the period X 15,091 21,685
(341,000) (316,685)
Expense relating to short-term leases EHRERHEER 1,892 466

7. INCOME TAX EXPENSE

7. FSHiREX

Six months ended 30 June

BEXA=ZTHLEXER

2023 2022
—B-=F —EoF
RMB’000 RMB’000
AR¥FT AREFr
(Unaudited) (Unaudited)
(RESERZ) CRISER)
Current tax BNEA%R IR
— PRC Enterprise Income Tax (“EIT”) — B EMER (MRS 68,354 13,127
— PRC withholding tax on dividends distributed by — @A R IRAR B A B TR AL
subsidiaries 77,660 66,479
146,014 79,606
Mainland China Land Appreciation Tax Fp B A i 1t SR E A
— Current period — ZNEAf 76,353 24,955
— Overprovision in prior periods — B BRI A R (11,984) =
64,369 24,955
Deferred taxation IEXERIE (76,350) 679,749
Total FEEE 134,033 784,310

#2E2(FEHEREERLT 53
T~ =R




Notes to the Condensed Consolidated Financial Statements

B AGE P R

For the six months ended 30 June 2023 2= —F— =4 X A=+ H /@A

8. DIVIDENDS

No dividends were paid, declared or proposed during the interim period.
The directors of the Company have determined that no dividend will be
paid in respect of the current interim period.

9. (LOSS) EARNINGS PER SHARE

The calculation of the basic and diluted (loss) earnings per share
attributable to the owners of the Company is based on the following

3=\

PRI ARG - R EARS - AATE
FEREETERATRHDRHETRE, -
FR(ER) BF

AR AIBCREAG B A E AR R HE (B 18) BRI ThER A
TBURAE -

data:
Six months ended 30 June
BEAA=1THILANEAR
2023 2022
—EB-=F —TE-—F
RMB’000 RMB’000
ARETFT AREFr
(Unaudited) (Unaudited)
(REEER) (CRISER)
(Loss) earnings (E518) B F
(Loss) earnings for the purpose of basic and diluted (loss) AR EHE EFAEA N #E (518) BFH
earnings per share (E518) &7 (680,956) 630,794
Number of shares (000)
RHEE (FR)
2023 2022
—EB-=F o —F
Number of shares RO EE
Weighted average number of ordinary shares of the ARSI ESRER (BB BFIH
Company for the purpose of basic (loss) earnings per AR B BAR N T8
share 5,097,704 5,097,704
Effect of dilutive potential ordinary shares in respect of: B ST RRE AT RIENZE -
— Convertible preference shares — AT ARB AR - 3,404,575
Weighted average number of ordinary shares of the AR E GREE (B8 &2 Fr
Company for the purpose of diluted (loss) earnings per AR T E AR I T 8K
share 5,097,704 8,502,279

The computation of diluted loss per share for the six months ended
30 June 2023 does not assume the conversion of the outstanding
convertible bonds and convertible preference shares (six months ended
30 June 2022: certain outstanding convertible bonds) of the Group as
the conversion would result in a decrease in loss per share (six months
ended 30 June 2022: increase in earnings per share). Moreover, the
computation of diluted (loss) earnings per share does not assume the
exercise of the Company’s share options because the exercise price
of those share options was higher than the average market price for
ordinary shares of the Company during the six months ended 30 June
2023 and 2022.
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For the six months ended 30 June 2023 HZE —& — =

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

(a)

(b)

Capital expenditure

During the current interim period, the Group incurred
capital expenditure of approximately RMB9,376,000 and
RMB438,377,000 for property, plant and equipment and
investment properties, respectively (six months ended 30 June
2022: RMB4,228,000 and RMB198,148,000, respectively). The
Group disposed certain investment properties with an aggregate
carrying amount of approximately RMB11,450,000 for cash
proceeds of RMB11,450,000 during the six months ended 30
June 2022.

Moreover, certain properties held for sale/properties under
development for sale have been transferred to investment
properties during six months ended 30 June 2022, which
resulted in change in fair value on investment properties of
RMB2,310,697,000 recognised at the date of transfer, which
a carrying amount of RMB7,427,403,000 at the date of the
properties held for sale/properties under development were
transferred to investment properties. There is no further transfer
of properties held for sale/properties under development for sale
to investment properties during six months ended 30 June 2023.

The loss on fair value change on other investment properties,
other than the change in fair value arising from the transfer as
mentioned above, was approximately RMB197,063,000 for the
current interim period (six months ended 30 June 2022: gain on
fair value change of RMB175,535,000).

Valuation

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

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

FRA=+THEIEREA

10. REVEURYE - BERRESE

(a)

(b)

BERRX
RARHHRE - AEERDE Jﬁb‘%& R HEIA
REENMEEENEARA SO RARKE

9,376,0007c&/\E%ztss,sw,ooofz(éti_
TZ_—FXRAZTHIEANER  pRIABARE
4,228,0007C & AR #198,148,0007T) ° B E
—E-_FXRXA=THIENER  AEBEE
BEEAAEL A ARE11,450,000TTH A TR E
W - BEFREHIAAARE11,450,0007T

o BEZE-_—FXA=F+HINEA -
ETEHEWME BEPHFEVECRERER
EYFE  AmRER BRI EDENIAR
BEZEHAREK2310,697,0007T © ETEREE
BEAARET 427,403,000 T E 2 3%
EHEENENE BEREREYE BE=
T=FXA=1THLANEAR  BESED
¥ BERPEEVMEE—SEREREME -

AR AR - EMREMEN AR EEE
BE(AE XS nEEN AR BESE
R IN # 8 AR 197,063,000 T(HE-F
——FEXNA=ZTHUEANEAR  AABEESK
= AR #175,535,0007T) °

fhfE

HETRIREMEMS - ZHEDVRBEAE
RAEERERLBRET - MBABLRHE
}iﬁﬁi WERRE A EHEECNTHERST)
BRATH A B DA R AR AR U 2 e ot H 7
ET_LE SHESEITAE - RAZEAR X
T2 RAGER P A E AR U R I as R AR
EEEMMAAES YR FEETHE - BEL
BENZEAMELBRT SRS @ AREARE
M5 NARRIR = OISR S AE L HERR - 16
REBETHRERERE -

HERANBEFBZERTREVENS @ 4
EBENERREENERLEERRZSREY
FRREHRR[ELEESOEBRSINIE
TT - BEZNEIEHARBEBECTRERE
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B AGE P R

For the six months ended 30 June 2023 2= —F— =4 X A=+ H /@A

10. MOVEMENTS IN INVESTMENT PROPERTIES 10. REVEURYE  BMERRESH
AND PROPERTY, PLANT AND EQUIPMENT o
(Continued)
(b) Valuation (Continued) (b) fHEGE)
Costs of development are also taken into account including ZEELERAEXNEARNAZE  BREEZERK
construction costs, finance costs and professional fees, as A BEKRANEXEARFAEEOTEE
well as developer’s profit margin which reflects the remaining (P (B B I B ¥ 3 5 35 00 TR 84 B B AN B 25 7
risks associated with the development of the properties at the FEMEERERMRATTHNRR) - BERER
valuation date and the return that the developer would require T AR i (B AP 35 3 HA 4 30 32 S AN AN [ [ S 2B 0L
for bringing them to completion status, which is determined by ERKYMETSEENSNTMEE - EELER
the valuers based on its analyses of recent land transactions and FRIRER AL BEMSER S © WREJRET
market value of similar completed properties in the respective HNEER 5 ROIE L SV L HelEr - A
locations. Direct comparison approach is arrived at by reference ZRETHAIERE -
to comparable market transactions and suppose that evidence of
relevant transactions in the market place can be extrapolated to
similar properties, subject to allowance for variable factors.
In estimating the fair value of the investment properties, the HEHREVMEN DI BER - REVEZBA
highest and best use of the investment properties is their current AgAsak&xERR BTEREVENDSR
use. The fair values of certain investment properties have been BEE MR B EERERAEL A
adjusted to exclude prepaid or accrued operating lease income to B B EERE -
avoid double counting.
11. EQUITY INSTRUMENTS AT FVTOCI 11. RAABEFAREMEZE NS ZRA
=
At 30 June At 31 December
2023 2022
R-B==F R-ITE_—F
XA=+B +=ZA=+—H
RMB’000 RMB’000
AR¥FT AREFr
(Unaudited) (Audited)
(REEER) (=)
Investments in: RTHEBEZIRE -
— Equity securities listed in the Mainland China — IR B AML_E T 2 IRIEE S
(Note 1) (iat1) 327,868 336,992
— Equity interests in certain unlisted companies —RETFIELETRAE ZARE
(Note 2) (Hiz#2) 34,971 34,971
362,839 371,963
Notes: /WE .
1) The above listed equity investment represents 0.4% equity 1) bt TR SR R B AT

interests in an entity listed in the Mainland China.

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

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

For the six months ended 30 June 2023 HE -~ - =F X A=1+HI/~AA

12. ACCOUNTS RECEIVABLE 12. FEWERX
At 30 June At 31 December
2023 2022
R-B-=F P S
~A=+H +—-—A=+—H
RMB’000 RMB’000
AR®TFT AREFT
(Unaudited) (Audited)
(RBER) (& #=%)
Accounts receivable from: FEUERFR A :
— Contracts with customers —BFEH 28,679 41,360
— Lease receivables —HERKEIE 162,880 165,819
Accounts receivable FEUTER X 191,559 207,179
Less: Allowance for credit losses B EEERERE (146,488) (146,488)
45,071 60,691
Accounts receivable represent receivables arising from sales of JEUERFURHE M - HEVENHS WA RS IR
properties, rental income from leasing properties and comprehensive B (IR HE S E R ESTE) M E YIS -
services (including hotel operation and property management).
The aging analysis of the Group’s accounts receivable, based on invoice AEERBRZOERZEBHAEENHSWA R
dates for rental income from leasing properties and comprehensive SARBREAUREEYEEE SRR IR
services and the terms of relevant sales and purchases agresments for MR EEEERRBEERNITAT ¢

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

At 30 June At 31 December
2023 2022
RZB-=F R4
ANA=t1H +=—A=+—8H

RMB’000 RMB’000

ARETFT AREFT

(Unaudited) (Audited)

(REEZR) (= %)

Within 1 month 1EAR 29,183 41,367
1 to 12 months 1£12(@ A 13,785 18,734
13 to 24 months 132 24E A 2,103 590
45,071 60,691
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B AGE P R

For the six months ended 30 June 2023 2= —F— =4 X A=+ H /@A

13. ACCOUNTS PAYABLE 13. IR
Based on invoice dates, the aging analysis of the Group’s accounts REBERMNRROREREREBRITOT -

payable is as follows:

At 30 June At 31 December
2023 2022
R-B==F RITZ—F
AR=tA  +=A=+—~

RMB’000 RMB’000

AR T ARTFr

(Unaudited) (Audited)

(REEXR) (&%)

Within 1 month 1EAR 2,093,239 4,233,541
1 to 12 months 12121@ A8 1,664,253 1,021,957
13 to 24 months 13Z241E A 112,251 122,773
Over 24 months HRiB241E A 112,229 71,584
3,981,972 5,449,855

14. BORROWINGS 14. 1£8
At 30 June At 31 December
2023 2022
R-BZ=F P S
AB=tHB +ZA=+—H
RMB’000 RMB’000
ARETFT AREFr
(Unaudited) (Audited)
(REER) (&%)
Borrowings comprise: BEERE
— Variable rate bank loans —2BIRTER 27,689,912 22,759,510
~ Fixed rate bank loans —EEMERITER 2,732,045 1,991,483
— Fixed rate other borrowings —EEFEEMEE 4,049,064 4,120,955
34,471,021 28,871,948
Analysed as: DT
— Secured —HER 31,606,163 25,149,973
— Unsecured — | 2,864,858 3,721,975
34,471,021 28,871,948
Borrowings are repayable within a period of: BEARUTHRANES
— Within 1 year ——FR 9,032,919 6,036,880
— More than 1 year, but not exceeding 2 years — BB —FEIRRE 13,626,730 8,641,606
— More than 2 years, but not exceeding 5 years —BBMEEIRAESE 8,658,578 10,038,151
— More than 5 years —RAFLAE 1,557,490 2,014,315
32,875,717 26,730,952
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14. BORROWINGS (Continued)

GRS B HRR M

For the six months ended 30 June 2023 HZ -~ - =F XA =+HI-/EA

14. BE(E)

At 30 June At 31 December
2023 2022
R=B==F MN-ZT-—4
~NA=TH +=—A=+—H

RMB’000 RMB’000
AR®TFT AREFT
(Unaudited) (Audited)
(RBER) (&&=
Borrowings that contain a repayment on demand PERERERERZEBEGIAREE
clause (shown under current liabilities) but &) - AR THIERAERE
repayable:
— Within 1 year ——%FR 691,744 2,140,996
— More than 1 year, but not exceeding 2 years — BB —FEDRME 783,700 =
— More than 2 year, but not exceeding 5 years —HBBmFEEINAE 119,860 =
1,595,304 2,140,996
Total borrowings BiEs 34,471,021 28,871,948
Less: Amount due within one year shown under B RBABEE TR —FREIEZZIE
current liabilities (10,628,223) (8,177,876)
Amount due after one year R—F1&EH 2 30E 23,842,798 20,694,072
During the current interim period, the Group repaid loans RADHHERE AXEBEEEETARK
amounting to RMB4,051,631,000 (six months ended 30 June 4,051,631,000c(BE-_E-_F/,N"A=1THIt/NE
2022: RMB1,995,367,000) and drew new loans amounting A AR#1,995,367,0007T) @ WIREGTERARE
to RMB9,218,297,000 (six months ended 30 June 2022: 9,218,297,000t (HE-ZT - —F/,NA=1+THIEN
RMB3,406,999,000). Of the new loans drawn down, RMB937,819,000 @R : AR#3,406,999,0007T) - REFTIREANE R
(six months ended 30 June 2022: RMB854,715,000) carry interest at f o AR#937,819,000T (HBE-_ZE-_—_F, A=t
fixed market rate ranging from 5.30% to 17.00% (six months ended HIEXEA : AR#854,715,0007T) 2T F5.30%
30 June 2022: from 6.30% to 11.00%) per annum and are repayable B17.00%(BE_SE-_—_FA=FTHItNAA :
in instalments over a period from 4 months to 18 years (six months 6.30%ZF11.00% ) MBI ETHENET L WHERS
ended 30 June 2022: from 1 to 5 years); and RMB8,280,478,000 (six BAREI8F(HE-ZE_—F,A=1THIt~NEA :
months ended 30 June 2022: RMB2,552,284,000) carry interest at 1E5F) HiE RS HEE « R ARS,280,478,000
variable market rate ranging from 5.15% to 7.50% (six months ended TEEZZE-__FA=1THLEAEA : AR
30 June 2022: from 2.08% to 7.60%) per annum and are repayable in 2,552,284,00070) 18N F5.15% 2 7.50% (HE_-Z
instalments over a period from 3 to 15 years (six months ended 30 June “ZFRA=ZTHIENER  2.08%E7.60%) & A] &

2022: from 2 to 11 years).

MISFEMERGE - WANBEIGFBEBE_T - _FX
A=1+BIEAEAR : 22 1P BERN D BEE -

As at 30 June 2023, the secured borrowings with aggregate amount of NRZZE-=FA=10 EEFEEELEARL
RMB31,606,163,000 (31 December 2022: RMB25,149,973,000) are 31,606,163,0007.(ZE=-—F+=-_HA=+—H : A
secured by the various assets of the Group as disclosed in note 19, R#25,149,973,0007T) M zE 19T IR BEAEE 2 &
the equity interests of subsidiaries of the Group and/or certain equity HEE  AEENBATZREN,SREERK
instrument held by Mr. Wong Hong King (“Mr. Wong”), the ultimate REEEEE(EEE)EFEZE TIRATL BEK
controlling shareholder. 3o

As at 30 June 2023, the unsecured borrowings with aggregate amount R-CZBE-_=F,N"A=+H SEFLEELLEARE
of RMB2,864,858,000 (31 December 2022: RMB3,721,975,000) are 2,864,858,000/t(ZE-_—F+-_A=+—H8 : AR
guaranteed by the Company and/or its subsidiaries, Mr. Wong, Ms. He #3,721,975,00070) BAR B &S EMB AR &=
Yaxing, spouse of Mr. Wong, executive directors of the Company, Ms. A BEARBROGELZL: ARRHMITESEW
Huang Jingshu, Mr. Huang Hao Yuan and/or a non-controlling interest St ham Rt R SR ER BB ARZIE
of a subsidiary of the Group. PR RE R VEHELR o

S(PENHMERERRAT
—T - = FRiiRE
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For the six months ended 30 June 2023 & Z —Z -~ =4 ,x A=+H1:/~E A

15. SENIOR NOTES AND BOND

15. BAZEBRES

At 30 June At 31 December
2023 2022
R-B-=F P S
~A=1+H +—-A=+—~H
RMB’000 RMB’000
AR® T AREFT
(Unaudited) (Audited)
(REERK) (& #E%)

Senior notes and bond comprise: BAEEBERESFBRE
— Public senior notes —AHREBEER - 3,398,260
— Domestic corporate bond —BRRARES 1,135,321 1,088,316
1,135,321 4,486,576

Analysed as: paR)ile

— Current — g 1,135,321 3,597,768
- Non-current —IERE - 888,808
1,135,321 4,486,576

During the current interim period, the Group settled senior notes and
bond amounting to RMB3,229,699,000 (six months ended 30 June

RAPEERE  AEBECAEEEZERESARE
3,229,699,0007t(HE—E-_—F/xA=1+HIL~E

2022: nil). A8
16. SHARE CAPITAL 16. BRA
2023 2022
—E-=% —F--F
Number of Number of
shares HK$'000 RMB000 shares HK$ 000 AMB 000
(009) (009
Lk E TE5  ARER GEE] T ARETL
(F&) (TH)
Authorised share capital of the Company: RARIEERA -
Ordinary shares of HK$0.01 each BREBOIATHEER 30,000,000 30,000 240,000 30,000,000 300,000 240,000
Issued and fully paid share capital of the Company: RRREBTRERA -
Ordinary shares of HK$0.01 each SREBOATHLRR
At1 January, 30 June R—A-A ~A=1H
and 31 December kt-R=t-H 5,097,704 50,976 42,465 5,097,704 50,976 42,465
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17. CONVERTIBLE BONDS

(a)

GRS B HRR M

For the six months ended 30 June 2023 HZ — T~ =

17. TERRES

FRA=+THEIEREA

Debt component of convertible bonds AR EFERT S
2023 2022
—EB-=F - F
RMB’000 RMB’000
AR¥FT AREFr
(Unaudited) (Audited)
(REER) (2= %)
Net carrying amount as at 1 January R—A—BrEREFE 993,189 1,462,252
Issue of convertible bond BRI AR (E 107,915 =
Interest expense R BRX 68,283 165,526
Interest paid EFE (168,525) (107,381)
Repayment and early redemption B RIRFED (885,860) (599,313)
Non-substantial modification of New CB 2018 F—T - N\FrlRESFCIE
(as defined below) AEF(EER T - (23,252)
Exchange difference b =58 217 95,357
Net carrying amount as at 30 June/ WARB=+8/+=—A=+—H
31 December classified as current liabilities DA EENERMFE 115,219 993,189

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

On 11 May 20283, the Company entered into a Convertible Bonds
Subscription Agreement (the “Agreement”) with an independent
third party (the “CB Subscriber”). Pursuant to the Agreement,
the CB Subscriber agreed to acquire the Convertible Bond (the
“CB 2025”) with aggregate principal amount of US$20,000,000
(equivalent to RMB139,142,000) at interest rate of 6% per
annum, payable by the Company semi-annually in arrears from
the issue date, with initial conversion price of HK$2. The maturity
date is on the second anniversary of the issue date. The CB 2025
were issued to the CB Subscriber, the same subscriber of New
CB 2018, on 18 May 2023. During the six months ended 30 June
2028, New CB 2018 with principal amount of USD$50,000,000
(equivalent to approximately RMB342,255,000) (six months
ended 30 June 2022: RMB130,895,000) have been matured.
According to the Agreement of CB 2025, the principal amount
of US$20,000,000 of CB 2025 would be settled by repayment
of New CB 2018 which constituted a non-cash transaction. The
remaining principal amount of New CB 2018 of USD$30,000,000
(equivalent to approximately RMB203,113,000) has been
exchanged into a new borrowing with the same subscriber which
also constituted a non-cash transaction.

During the six months ended 30 June 2023, New CB 2023 with
principal amount of US$78,000,000 (equivalent to approximately
RMB543,605,000) (six months ended 30 June 2022:
RMB143,128,000) have been repaid.

m$@a ZBRBRARARTEITADRZ

ﬁ¢+ H+AE% THRATRRES (=
T NEJBRBREFDRR=ZE=_TF+—A
TNABET (2T — \FaRRES]) A
ERZZ—N\FRHA+LBEETHARKRES
(ZZE==FrREFD N T _TF X
A+hB/mE JGﬁfo_ET%kﬁ%D
MEFERARAS-_=F=A=1+HAMN=
T FFRAEEE o

RZZ-_=FRA+—H ARARE—LZEFL
F=H (AT RESFRBAD L AR ES
REBHZE(ZBED) - BRIEZHZ - TRRE
ﬁw,‘%AHﬁuﬁzﬁﬁ‘ﬁﬁﬁxﬁﬁ(L7fﬁi‘f
MR ES]) - A& 4% 520,000,000% 70 (48
ERARE139,142,0007T) © REHMERE6%:T
B ARFEBRETEPREEEFERRES
FIE - R EB2ATT - B A AT
A RMBESR - —E-AFAHBK
1E%BA_2:—¢£H +/\B 1T F A%
BHERBAEH T N\FABRESR—
wﬁ%M BHE_Z_ - A=tHILMHE
A A%%8 450,000,000 T (HERHAR
#342,255,00070) HE—T=_—_F A=+
BiENEA « AR¥130,895,00070) T —Z
—N\Fr R EST R - RIE-T=FFA]
BIREFRNZE  — S AT RRESN
R4 %820,000,000E LS BEBEEHT T — )\
FAMRESEE  BRIERERS - #1=
—)\Eﬁf?ﬁéﬁxﬁ%E’Jﬁ%T$$§ES0,000,000%
THEERHARK203,113,0007T) B A
BE—RBEANTEES  IMEKIERERS -

Bz ZT-_=FXA=+tHIt~@EAH K
£ % A78,000,000E T (HERDARE
543,605,0007) (BE-_T-_—F,N"A=+H
1ERNEA - AR¥143,128,000T) W —F
Z=FEREFDEE -

S(PE)BEREARAR
TR =FhHRE
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HEEESS

For the six months ended 30 June 2023 HZ —Z —

Fr RS F R YR

f'f/\ﬂ +E|_|J:/\ H

17. CONVERTIBLE BONDS (Continued)

(a)

(b)

Debt component of convertible bonds (Continued)

The holder of the CB 2025 has the right to convert the CB 2025
in whole or in part into ordinary shares of the Company at any
time from the issuance date of the CB 2025 up to the respective
maturity date. 78,500,000 new ordinary shares of the Company
will be issued upon full conversion of the CB 2025.

Further details of the terms and conditions of the CB 2025 were
disclosed in the announcements of the Company dated 11 May
2023.

The CB 2025 contains two components, debt component and
derivative component. The effective interest rates of the debt
component is 18.99% per annum. The derivative component is
measured at fair value with changes in fair value recognised in
profit and loss.

The fair value of conversion option is US$4,510,000 (equivalent to
RMB31,227,000) at the date of issue.

Derivative component of convertible bonds

17. ARk ES @)
()  THRBRES B @

T RFBRBRESFZFAEABERS
CREABRRESETAREE AR A
IERERS IS 2 20k B I — TS - A F A R ESE
ﬁﬁKAT =SEPILAL D ° 78,500,000% FHT AN A

RPN - T~ RAEABIEHFER
%Eﬁ&%ﬂo

—E - AFABRBRESFNIES
HBERARRAHA=S
NERIFFE -

KAt — 2
_,Eﬁﬂ +—H#H

_7_£¢‘Hﬁﬁ§ﬁ%§< BIEEMEES - BIER
A RPTET D » BN E’Jﬁﬁf%iﬂa?
518.99% » STE T EF DR AABEFER
FTEﬁlq:EEWU/D\)LCETER

RETBYH  EBRHENAAEBES
4,510,000 7T (HEE N AREES1,227,0007T) °

(b) AERRESTETIARS

2023 2022
—EC-=F - —F
RMB’000 RMB’000
AR¥FT AREFT
(Unaudited) (Audited)
(REEEXK) (&%)
Net carrying amount as at 1 January R—A—BREREFE 22,760 26,251
Net (gain) loss arising on changes in fair value A EEZ EHATEEH () B8 FE
(note j) (K172 (26,537) 7,357
Derecognition of derivatives upon early PR FE &R I FERIT A T B (A7)
redemption (note i) - (12,613)
Embedded derivatives at the date of issue of R EEITA[ AR ES HBNMALTETAR
convertible bonds (note i) (K &) 31,227 =
Exchange difference &R =% 1,207 1,765
Carrying amount as at 30 June/ WAB=+8B/+=A=+—H
31 December classified as current liabilities DEARBEENRAE 28,657 22,760

Notes:

Bt

(i) During the six months ended 30 June 2023, the Group (i)

BE_Z_=FXA=+tHIAXEAR &

recognised the fair value gain on derivative component
of convertible bonds upon redemption of the convertible
bonds for New CB 2018 and New CB 2023 amounting to
RMB22,078,000 in the condensed consolidated statement
of profit or loss.
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For the six months ended 30 June 2023 HZ -~ - =F XA =+HI-/EA

17. CONVERTIBLE BONDS (Continued)

(b)

Derivative component of convertible bonds (Continued)

Notes: (Continued)

(i

)

During the six months ended 30 June 2022, the Group
recognised the gain on early redemption of certain
convertible bonds of New Second CB 2023 included
in other gains and losses of RMB12,613,000 in the
condensed consolidated statement of profit or loss upon
redemption on 23 March 2022.

The methods and assumptions applied for the valuation of
the CB 2025 were as follows:

The fair value of the derivative component of convertible
bonds at initial recognition, as at 18 May 2023 and as
at 30 June 2023 derived by using the Binomial Option
Pricing Model were approximately RMB31,227,000 and
RMB28,657,000, respectively, which were determined
by the directors of the Company with reference to the
valuation performed by Vincorn Consulting and Appraisal
Limited, an independent professional valuer with
appropriate qualifications and recent experiences in the
valuation of similar derivative instruments with reference to
market inputs as disclosed below. During the six months
ended 30 June 2023, the Group recognised the fair value
gain of RMB4,459,000 for CB 2025 in the condensed
consolidated statement of profit or loss.

The inputs used in the Binomial Option Pricing Model
adopted by the independent professional valuers in
determining the fair values of the derivative component of
the CB 2025 at the respective date were as follows:

17. AR ES @)
(b) RS HTE TS ()
HiaE - (40

iy BEZZFZ—_FXA=F+HILAEA-
] —F=A=-+=HEMO
FEM T =FBBRESFE P
R A B MR P IZ S EHF BRI A
H b U35 & B5 18 RO 2 AT B 21 25 T AT AR
&5z e AR EE12,613,0007T °

(i) BT REFARRERETHERSR
FEREIERRRIAT

ATMIRESFTETES D RNYIBRER
B=—Z=—=FR A+ \B)BENR=-Z
—=FEXNA=t+AEAR-EARET
BEATEZ AR BEINNAARE
31,227,000 & A R#28,657,0007T
BRSEDNARNREST2EARBAR
FHEERAFEITHHEMERE %2
RINEEEEERNB Y B GERM
BEZETXAEEMSBAZEAR
AT AGMEF AR TRER - 8
E-EB-_=FA=1tHILAEA K
SERERsAERRTER S
FABMBREFN AR BEKZ AR
4,459,0007T °

BYBREMGEMREASEE_—T-A
FABRERITET AR AR BER
PR e — TR HARE E (B R AL AP P A Y
WARURIT ¢

At date of issue At 30 June 2023

R-T—=%

RETAB ~A=+A8

Share price f&(E HK$1.63 HK$1.50
1.638 T 1.50/8 7T

Exercise price 1IEE HK$2.00 HK$2.00
2.00/8 T 2.00/%7T

Expected dividend yield AR E X 0.00% 0.00%
Volatility A 56.94% 59.94%
Discount rate AhIE = 20.90% 21.45%
Risk free interest rate mRRFES 4.26% 4.95%

BE(PE)HEREERATF
TR =FhHRE
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& A

18. SHARE-BASED EMPLOYEE COMPENSATION 18. AR YR 1E S %A
On 2 June 2016, the Company adopted a share option scheme (the RZT—AR"FARNAZH AREIRZE—AFAAZ
“Scheme”) at the annual general meeting of the Company held on 2 AT AR Tﬁxifﬁiké‘tﬁéﬁﬁﬁﬂx%ﬁ%(ﬁi
June 2016. &l -
On 28 June 2016, the Company granted share options under the R-E—XREXAZ+NB  ARRREZTE RS
Scheme to certain participants which will enable the grantees to FLEERLEIRE - FRRARHREARQRRA
subscribe for a total of 285,800,000 ordinary shares of HK$0.01 each in Hh & $£285,800,000A% T AR EI1E0.01 /& T A E ik -
the share capital of the Company.
Details of the share options granted by the Company pursuant to the RARIREZT SR NERERN =T = =F"A
Scheme and the share options outstanding as at 30 June 2023 and 31 =t+ARZE__F+-A=t+—HHRTENER
December 2022 were as follows: RIS ¢
Number of options
BREHA
Exercised Canceled
Balanceat  Transfer during Granted during during the duringthe Lapsed during  Balance at 30  Exercise price
Date of grant Exercisable period 1 January 2023 the period the period period period the period June 2023 per share
(dd/mm/yyyy) (dd/mm/yyyy) HKS$
RZBZZ% R-B-zF
-A-Ak ~EZTRH
RERE  HER e RERER  REREE  REATE  REREE  RERAN g SROFE
(R/B/%) (R/B/%) B
Executive directors /Aofe 7/ 28/06/2016  28/06/2016 to 27/06/2026 10,500,000 - - - - - 10,500,000 1.846
UnERWH) 28/06/2016227/06/2026
Executive directors Avfe ) 28/06/2016  28/06/2017 to 27/06/2026 10,500,000 - - - - - 10,500,000 1.846
R0 28/06/2017%27/06/2026
Executive directors /Aofe §) 28/06/2016  28/06/2018 to 27/06/2026 14,000,000 - - - - - 14,000,000 1.846
BRI 28/06/2018Z27/06/2026
Employees \ote 7) 28/06/2016  28/06/2016 to 27/06/2026 60,750,000 - - - - - 60,750,000 1.846
&8t 28/06/2016227/06/2026
Employees Note 2) 28/06/2016  28/06/2017 to 27/06/2026 61,110,000 - - - - - 61,110,000 1.846
EBaW2) 28/06/2017%27/06/2026
Employees \ote 3) 28/06/2016  28/06/2018 to 27/06/2026 81,480,000 - - - - - 81,480,000 1.846
EE23) 28/06/2018Z27/06/2026
Others Notes 164) 28/06/2016  28/06/2016 to 27/06/2026 3,900,000 - - - - - 3,900,000 1.846
ReHit1k4) 28/06/201627/06/2026
Others Notes Z4) 28/06/2016  28/06/2017 to 27/06/2026 900,000 - - - - - 900,000 1.846
RbHieioky) 28/06/2017%27/06/2026
Others Notes %4) 28/06/2016  28/06/2018 to 27/06/2026 1,200,000 - - - - - 1,200,000 1.846
Beizske) 26/06/2018%27/06/2026
244,340,000 - - - - - 244,340,000
Exercisable at the end of the 244,340,000

period

BRTFE
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For the six months ended 30 June 2023 HE -~ - =F X A=1+HI/~AA

18. SHARE-BASED EMPLOYEE COMPENSATION 18. LA X EV{E B &N (B)
(Continued)
Number of options
FERRER A
Balanceat  Transferduring  Granted during  Eercised duing  Canceledduring  Lapsed during ~ Balanceat 31 Exercise price
Date of grant  Exercisable period 1 January 2022 the year the year the year the year the year - December 2022 per share
(dd/mmiyyyy) — (do/mm/yyyy) HKS
—A—A# +ZA=1-A
RHAH  fEEE BB NERER O REREE O REAAR O REAEE  RERXH mes  BROEE
(R/R/%) (B/R/%) AT
Executive directors Note 1) 28/06/2016  28/06/2016 to 27/06/2026 10,500,000 - - - - - 10,500,000 1.846
HTESW:H) 26/06/2016%27/06/2026
Executive directors Mote 2) 28/06/2016  28/06/2017 to 27/06/2026 10,500,000 - - - - - 10,500,000 1.846
#EEWE) 28/06/2017%27/06/2026
Executive directors Mote 9 28/06/2016  28/06/2018 to 27/06/2026 14,000,000 - - - - - 14,000,000 1.846
HTESWH3) 28/06/2018%27/06/2026
Employees Note 1) 28/06/2016  28/06/2016 to 27/06/2026 60,750,000 - - - - - 60,750,000 1.846
EEMY) 26/06/2016%27/06/2026
Employees Note 2) 28/06/2016  28/06/2017 to 27/06/2026 61,110,000 - - - - - 61,110,000 1.846
B2z 28/06/2017%27/06/2026
Employees Note 9) 28/06/2016  28/06/2018 to 27/06/2026 81,480,000 - - - - - 81,480,000 1.846
B2 28/06/2018%27/06/2026
Others (Notes 164) 28/06/2016  28/06/2016 to 27/06/2026 3,900,000 - - - - - 3,900,000 1.846
Atk 26/06/2016%27/06/2026
Others (Notes 24) 28/06/2016  28/06/2017 to 27/06/2026 900,000 - - - - - 900,000 1.846
Aok 28/06/2017227/06/2026
Others (Notes %4) 28/06/2016  28/06/2018 to 27/06/2026 1,200,000 - - - - - 1,200,000 1.846
Etthizokd) 28/06/2018%27/06/2026
244,340,000 - - - - - 244340000
Exercisable at the end of the year 244,340,000
ERFfE
Notes: et -
1. The option was vested immediately on the date of grant. 1. RERRAE AR B HARN RS SR8 -
2. The option granted are subject to the vesting period from the date 2. FRENEREZEREASEE T —+F X
of grant up to 27 June 2017. A=+t Btz BBEFRR -
3. The option granted are subject to the vesting period from the date 3. FREMEREZEREAHEE_T—\FX
of grant up to 27 June 2018. A=+ EBIEZEEBEIFTAAR -
4. Others include grantees who were eligible participants other than 4. HEtBEREZTERNTESRIEENINES

executive directors and employees pursuant to the Scheme.

During the six months ended 30 June 2023 and 2022, no ordinary share
options were exercised.

BRZ2BEERERA -

HE_Z-_=FR-_F-_—FxA8
BT R R T -

=+R1EREAR -

S(FRHEREARDA

ZT - =FhiiRE
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For the six months ended 30 June 2023 & Z —Z -~ =4 ,x A=+H1:/~E A

19. PLEDGE OF ASSETS

Save as disclosed elsewhere in the condensed consolidated financial
statements, at the end of the reporting period, the Group had following

assets being pledged.

19. BEEM

R A M REREMU T AR EEIN  REBEH

K AEEDERATEE -

At 30 June At 31 December

2023 2022

R-TB-=%F R-ZE-—F

AA=tH +=ZA=+—H

RMB’000 RMB’000

ARETFT AREFr

(Unaudited) (Audited)

(REEER) (&&=

Properties under development for sale BERPFEME 8,882,001 8,705,813

Properties held for sale HEME 284,781 377,356
Equity instruments at FVTOCI BEAREBEFAEMEZERES

ZRARTE 327,868 336,992

Investment properties EYZE 20,864,576 22,195,544

Property, plant and equipment M - BB k&R 534,019 660,355

Pledged bank deposits PRI TIFRK 790,988 1,078,426

Other pledged deposits E AT - 164,000

31,684,233 33,518,486

As at 30 June 2023, except for assets pledged above, the secured
borrowings with aggregate amount of RMB3,636,020,000 (31
December 2022: RMB2,562,973,000) are secured by the equity

interests of subsidiaries of the Group.
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For the six months ended 30 June 2023 HZ -~ - =F XA =+HI-/EA

20. FINANCIAL GUARANTEE CONTRACTS AND

COMMITMENTS

As at 30 June 2023, the Group had financial guarantee contracts relating
to guarantees in respect of mortgage facilities for certain purchasers
amounting to approximately RMB3,887,478,000 (31 December 2022:
RMB2,525,896,000). The guarantees are secured by the Group’s
pledged bank deposits amounting to RMB250,945,000 (31 December
2022: RMB146,369,000).

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

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

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

As at the end of the current interim period, the Group has capital
commitments amounting to RMB6,748,404,000 (31 December
2022: RMB7,341,795,000) contracted but not provided for in relation
to investment properties under development and properties under
development for sale.

0. BIIBRE KA

R-ZZE-_=ZF"A=+H AEERETEHHD
REREREERNVBERGONNAARE
3,887,478,000C(ZE-—F+-_A=+—H : AR
#2,525,896,0007T) ° A BIERIAAEEMNIKIFIRTT
FRARKE250,945,000 (ZEZ=ZF+=—A=+—
B : AR¥146,369,00070) fEHEIR

REBEFRGR - WRFERERIZBNR - AAEE
ARREEBHNARENNRBEFERZNHET RIR
TTEMER A ERES -

AEENERAHARREBEFRRLBYE X8
TG EAFEMAEERBBRERBERIAR
RERERRIL

ARREERR  NEENERBE TR ERZE
RBEARMERZER - MAKEEZQNER T AE
EERMENMERLHEGRYE - NWREAEE
FERTT S EVEM SRR - AR ZFERR T HERE
AR EBERR/LTEKX - HAEEI RAHERZSF
R - ARRERNRR  WEDEREERTIZS
B3 HBEMERN AR TER AR A KB TR R
RNEERIBEK

RAFREEER - NEERBEEERENERER
FEEMERBENERBENERNEEARK
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RS MR MR M EE

For the six months ended 30 June 2023 HZ —ZE - =4 ,xA=+HI/~NEAA
21. RELATED PARTY DISCLOSURES

(a) Balance with related parties

The Group had the following balances with related parties:

BRI S B

(a)

BAmE TS 2 AR

ANERE BRHE Ty 2 AERRAT

At 30 June At 31 December
2023 2022
R-ZBZZ=F i e
AA=tH +=ZA=+—H
RMB’000 RMB’000
ARETFT AREFr
(Unaudited) (Audited)
(RBER) (&&=
Included in deposits paid, prepayments and SFABERE - FENFE
other receivables: R H At U FRIA -
— Amounts due from related parties (note j) — PN s 77 SR IE (F 72) 185,857 203,789
— Amounts due from non-controlling interests ~ — F& YR FEIZE AR 25 /1B (H7 i)
(note i 12,881 1,148,533
Included in accruals, deposits received and FTAREETER - ElES
other payables: NME MM FIA
— Amounts due to related parties (note i) — FEAST RS 77 B (B 52i) 4,050,040 1,570,850
— Amounts due to non-controlling interests — FEAF BV e 2 SR TE (W i)
(note i) 2,167 2,099
Notes: Hat
i) Mr. Wong has beneficial interests with these related parties 0) EHEERZEEHM A ERER - M
and these balances are non-trade nature, unsecured, LEBEIIERH Y - BEEH 28 KRA
interest-free and repayable on demand. REKER -
(i)  As at 30 June 2023, amounts due from non-controlling (ii) RZBEZ=FA=1+AH ' BRIEE H&ﬁs
interests amounting to RMB10,006,000 (31 December =RIEAARYE10,008,000T(ZF ==
2022: RMB10,006,000) is secured by equity interests held F+=-A=+—H : AE#¥10,006,000
by the non-controlling party, interest bearing at 6.37% JU) C ZHBHIEER A A 2 REE
(31 December 2022: 6.37%) per annum and repayable on B BEFNEE.37%(ZE__F+=
demand. The remaining balances of amounts due from (to) B=1+—H :6.37%) it B R B ERE
non-controlling interests are unsecured, interest-free and B o B IEERERZIBEZH T4
repayable on demand. BEIER - RERBEREREE -
(b) Key management personnel compensation b) FEEBEASHH

The remuneration of directors who are the Group’s key
management personnel during the current interim period
amounting to RMB3,718,000 (six months ended 30 June 2022:
RMBS3,771,000).
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Notes to the Condensed Consolidated Financial Statements

22,

For the six months ended 30 June 2023 &% —

FAIR VALUE MEASUREMENT OF FINANCIAL
INSTRUMENTS

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

Fair value measurements and valuation processes

In estimating the fair value of an asset or a liability, the Group uses
market-observable data to the extent it is available. For instruments
with significant unobservable inputs under Level 3, the Group engages
independent qualified professional valuers to perform the valuation and
works closely with the valuers to establish the appropriate valuation
techniques and inputs to the model, or the directors of the Company
performed the valuation with reference to the valuation techniques and
inputs used by the valuers as at 31 December 2022.

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

o Level 1 fair value measurements are those derived from quoted
prices (unadjusted) in active market for identical assets or
liabilities;

. Level 2 fair value measurements are those derived from inputs

other than quoted prices included within Level 1 that are
observable for the asset or liability, either directly (i.e. as prices) or
indirectly (i.e. derived from prices); and

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

5] Hﬁ%"fl/—\ﬁﬁ&iﬁiﬁﬁ‘%

=FAA=HALARA
ﬁ@lﬂ%ﬁﬁ%ﬁﬂ%

MRt A AR BN AETEZ ReMEEN SR
BEARBENER

N

AR EEFERGERE

EEFRAEEXRENAABER  AKEEAR
MBEACATSERME - HRE=ZFRT =48
EATABERAZBN IR  NEBEFELA
REXGEMETHEE  WRAEMEERSE  #EA
RIBAZ HERMREE 2 G ARE - AARFE
E2EHEMR_E__F+-_A=1+—HFMERH
HERM LB ABRBETTREE

REERHEHMEERSHBBERSRERKRIEZAR
BEFE -  TREHBEBENNETZSEEREERS
BEEAR BENER(CE 2 EANGERMNR
WA UEREAABEFEZHASEZA
BREEAABEAENBEAZARBESHR(E—
BE=R) e

. BRAnBEFEARREEXAER
éﬁ&m%—Z#&F(ﬂii&ﬂﬁ) SH

. E_RRRBEFERRE R AZR
ELASNAT B 3% (BNfE#R) sz BMEREL)
BREEXBEMSEABEMEL - &

. F=MAREBEFERSBLEREATE
EmBEE(MIESEABBEECEE
KB EHABURZ GERMFASS -

S(FRHBEREARDA 69

TR =FhHRE



Notes to the Condensed Consolidated Financial Statements
R4S B A SRR B &
For the six months ended 30 June 2023 HE—Z - =4 ,xA=+HI/NAA

22. FAIR VALUE MEASUREMENT OF FINANCIAL 22, TRIENQAAEBEFTEGE
INSTRUMENTS (Continued)

Fair value of the Group’s financial assets and financial liabilities REEMEEUANABEAENAEESREERS
that are measured at fair value on a recurring basis REENARER
Fair value as at
RUTRENAAEE
30 June 31 December  Fair value
Financial assets/financial liabilities 2023 2022 hierarchy Valuation technique(s) and key input(s) Significant unobservable input(s)
—EC=% il 3
SREE/SRAR AAZTR  TZA=T-A AAEEZS BERERIEHAZE IETUBZHANE
Equity instruments at FVTOCI - equity 327,868 336,992 Level 1 Quoted bid price in an active market. N/A
securities listed in the Mainland E— RNERMSCEABHE TER
China

RO BEF AR MR ARG BA
TE-RhER ETEREES

Equity instruments at FVTOCI - 34,971 34971 Level3 Market approach by applying market multiples The ratio of market capital to net book value from
equity interests in certain unlisted F= such as the ratio of market capital to net book comparable companies is determined by the mean
companies value from comparable companies and adjusted  of comparable companies as at the valuation

by discount on lack of marketabilty. dates (Note |}

BARBE ARM 2 A E 2 RA M5t EPRAAELRARZWARAWT  AELRARTSEAEHREFE L E T

TA-RNETHEEMRRIMMRE FANBHREFELE) UHERZTATE  UERRARRGERS THEEEW L)
e TRRE «

Discount for lack of marketability taking into account
the estimate on the length of time and effort
required by the management to dispose of the
equity interest which is determined as 15% to
20% (Note |}

G REERE L ERENS  RERMAL 25
MELZE - BETERRE 2 TEEER

159%Z20% (2
Derivative component of convertible 28,657 22,760 Level 3 Binomial option pricing model: The fair value is Volatiity of the share prices determined by reference to
bonds F= estimated based on the risk free interest rate, the historical share prices of the Company (Note .

discount rate, share price, volatility of the share

prices of the Company, expected dividend yield

and exercise price. BREZRRREL RERET ORERE W) -
ARGEFTELESS “EABEEERN  AABENRERRTIE

BRE - RE - ARERERE  BEREXR

fIfeEE s -
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Notes to the Condensed Consolidated Financial Statements

GRS B HRR M

For the six months ended 30 June 2023 HE -~ - =F X A=1+HI/~AA
22, TEITEMAABETEE

22. FAIR VALUE MEASUREMENT OF FINANCIAL
INSTRUMENTS (Continued)

Fair value of the Group’s financial assets and financial liabilities
that are measured at fair value on a recurring basis (Continued)

Notes:

(i)

(i

The higher the ratio of market capital to net book value from
comparable companies, the higher the fair value of the equity
instrument, and vice versa. The higher of the discount for lack
of marketability, the lower the fair value of the equity instrument,
and vice versa. No sensitivity is presented as the directors of the
Company considered that the slight change in relevant inputs
would not have a significant impact to the fair values.

The higher the volatility of the share price of the Company, the
higher the fair value of the derivative component of convertible
bonds, and vice versa. For the volatility of the share price of
the Company used in the fair value measurement for derivative
component of convertible bonds, please refer to note 17(b).

There is no transfer between different levels of the fair value hierarchy
during both reporting periods.

BREMEENUAABEFENAEESHEERS
BMAENQAEEGE

Bt

(i)

S

AENBRARZTHEAEHKREFEL TR
= BRATANAAEBEMDS  RZIFA - B
ZhERnBEL AN  RATANAAREE
AR - RZMA - ARARRIEERRIEME
ABBEZEREPE T EHARBEELEAR
2 WHRE27HRE

A\\Y

AARREBEREES  JRBREFTEIERS
NARBEIES  RZIHA - BETBRRES
FTHET A AR EEFEMEANRQGRE
IR - FB2RENE17(0) °

EHEHA - AR EBESRSFZHMEES

S(PENHMERERRAT
—T - = FRiiRE
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Notes to the Condensed Consolidated Financial Statements

B AGE P R

For the six months ended 30 June 2023 2= —F— =4 X A=+ H /@A

22. FAIR VALUE MEASUREMENT OF FINANCIAL
INSTRUMENTS (Continued)

Reconciliation of Level 3 fair value measurements

22. TRMTANRIABEFEGE

FE=RALEETBHE R

Equity
instruments at
FVTOCI
BRAAEETA
HtzHEKEZ
RATH
RMB’000
AREFT

At 1 January 2022
Fair value loss recognised in other comprehensive income

RZZE-=—F—H—H
REMEERSERH AL EEESE

43,866
(8,895)

At 31 December 2022 and 30 June 2023

E=Z=—=F,A=1+H 34,971

Details of reconciliation of Level 3 fair value measurement of the
derivative component of convertible bonds are set out in note 17(b).

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

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

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

The fair value of the domestic corporate bond with carrying amount
of RMB1,135,321,000 (31 December 2022: RMB1,088,316,000)
as at 30 June 2023 is RMB1,088,934,000 (31 December 2022:
RMB1,090,940,000) with reference to the quoted market price on the
Shenzhen Stock Exchange at the end of the reporting period (the last
trading day prior to 30 June 2023).

The fair value of the senior notes with carrying amount of
RMB3,398,260,000 at 31 December 2022 was RMB2,373,187,000.
The fair value was calculated by using the quoted price based on
the Singapore Exchange Securities Trading Limited at the end of the
reporting period (or the nearest day of trading).
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AR EFTET AR F =R AL BETENHER
FEBEAMIEE17(0) °

WHREEMHEENAABEFENSHEERSH
SENIAEE

BREARBERFEARRERIN  ARREERR &
R A M RERNIZEHRAAR 2 A S REE
kemaf RaERL DR BERE -

fHEREENSRABBNAAEBEDERERRS
MENNERE  EPSEENWARBARRR 5 Y
FEERRMIERE -

BREE A ARKE,135,321,000(ZE-—F+=
A=+—8 : AR%¥1,088,316,0007T) H3E A A @
BER - Z-=F"A=1THHNAABEAARYE
1,088,934,000 (= E==—F+=-A=+—H : AR
#1,090,940,00070) 2 ERMEBR(R=T ==
FERNAZTHAZEERS B)FRIEHR ST
SHRIE o

BREEAARK3,398,260,000 T EBLEZHER
B+ A=t-BHNARBEAARKE
2,373,187,0007T ° AR BETIERN R E R (&iT
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