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MANAGEMENT DISCUSSION AND ANALYSIS

EEERmR DT

BUSINESS REVIEW

For the six months ended 30 June 2023 (the “Period”), the
operations of GR Life Style Company Limited (formerly known as GR
Properties Limited) (the “Company”, together with its subsidiaries,
the “Group”) were organised into business units based on the nature
of their products and services. There were two reportable operating
segments, including (i) the property management segment; and
(ii) the property development and investment segment. The first
segment was carried out in the People’s Republic of China (the
“PRC”) whereas the second segment was carried out in the PRC,
the United States of America (the “USA”) and the United Kingdom
(the “UK”).

Property management segment

Beijing AOCEAN Property Management Company Limited* (3t =
BIaYEEIBER A AT (“AOCEAN”), a wholly-owned subsidiary
of the Company, provides property management services for
office buildings, residential properties and car parks. As at 30 June
20283, AOCEAN managed 17 major residential and commercial
property projects, which were located in the PRC. The services
provided by AOCEAN under the management agreements include,
inter alia, (i) provision of heating supply and maintenance services
of heat exchange stations and pipeline network; (ii) provision
of management services to car parks such as maintenance of
various facilities and equipment in the car parks; and (iii) provision
of property management services to vacant properties and
general management services such as repair and maintenance of
buildings and fire safety equipment and facilities for residential and
commercial property projects.

Adhering to the principle of being human-oriented, and perceiving
the market from the perspective of customers and market needs,
AOCEAN has been improving and perfecting its management
system and continues to provide professional services to its
customers.
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MANAGEMENT DISCUSSION AND ANALYSIS

Property development and investment segment
During the Period, the Group carried on its property development
and investment business in the USA, the UK and the PRC.

° Santa Monica project

The Santa Monica project, located in Santa Monica, the
County of Los Angeles, State of California, the USA, has a
total site area of approximately 40,615 square feet (the “US
Complex”). According to the land title, the development
for the site is a mixed-use three stories development.
Total rentable/saleable floor area is approximately 25,000
square feet for commercial use and 38,000 square feet for
residential use and there are 190 on - site subterranean
parking spaces. 97% of the commercial area and 91% of the
residential area have been leased out, respectively, during
the Period. The plan for the Santa Monica project is to lease
out all the commercial units and the residential units.

° Culver City project

Culver City project is a 36,319 square feet redevelopment
site located at the south corner of Washington Boulevard
and Motor Avenue in Culver City, Los Angeles County,
California, the USA. The land title allows for the development
of 139 residential units, of which 14 units would be income
restricted for residents at the extremely low income level,
and 1,969 square feet of ground floor would be commercial
space. lts construction started since September 2021.

The directors of the Company (the “Directors”) consider the
Culver City Project to be an attractive investment opportunity
to diversify the Group’s property development operations in
the USA, as this land is located within walking distance to
the heart of Culver City, Los Angeles, which is the hub of a
number of motion pictures and other production studios and
is within well-established transportation network. Culver City
Project is expected to further cement the Group’s foothold
in the western USA and enhance the Group’s overall
geographical diversification of business.
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MANAGEMENT DISCUSSION AND ANALYSIS
EEERR AT

Juxon House

Juxon House is located at 100 St Paul’s Churchyard,
London, the UK. It is situated in a prominent location on
the northwest side of St Paul’s Cathedral, with St Paul’'s
Churchyard at its south, Ave Maria Lane at its west, and
Paternoster Square to the east, which is a prime professional
and financial district with the London Stock Exchange and
some multinational organisations having offices in the near
vicinity. Juxon House is a grade A commercial building with
a net lettable floor area of approximately 123,781 square
feet, among which the office accommodation, the retalil
accommodation, and the ancillary and storage area have
a net lettable floor area of 100,774 square feet, 20,083
square feet and 2,924 square feet respectively. Juxon House
comprises a lower ground floor, a ground floor and five
upper floors, basement storage and 20 car park spaces.
Juxon House was let to three office tenants and four retail
tenants, which contributed approximately £2.7 million rental
income to the Group for the Period.

Guorui Square Block B

The Group holds all units with a gross floor area of
approximately 68,685 square meters in Building No. 2 of
Kingdom Guorui (B e 4 78), No. 1 Ronghua South Road,
Daxing District, Beijing, the PRC (“Guorui Square Block B”),
which are for office use.

The Company planned to sell or lease certain units of Guorui
Square Block B, subject to market conditions in Yizhuang (Ji
#1), Beijing, the PRC. Currently, certain units were leased out
to tenants under medium or long term leases.

The English names of Chinese entities marked with “*” are translations of
their Chinese names and are included for identification purpose only, and
should not be regarded as their official English translation. In the event of any
inconsistency, the Chinese name prevails.
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MANAGEMENT DISCUSSION AND ANALYSIS
EEEWmR AT

FINANCIAL REVIEW R13% o1&
Six months ended
BZUUTAHIEAMEA
30 June 2023 30 June 2022
—E-=HF T HF
NA=TH ~NA=+H
(Unaudited) (Unaudited)
(REEX) (RigEZ)
HK$°000 HK$'000
FET FET
Revenue WA 169,507 180,061
Profit for the period AR A A 39,275 22,179
As at As at
30 June 31 December
2023 2022

RN-ESE—-=F MN-E-—4F
~NA=1H +=—HA=+—H

(Unaudited) (Audited)
(REEZR) (fe=Z)
HK$°000 HK$'000
FET FET
Total assets BEHRTE 6,258,528 6,240,058
Total liabilities BEREE 3,037,511 2,991,429
Net assets BEFHE 3,221,017 3,248,629
Net debts" B HER 2,434,787 2,315,239
Capital liquidity ratio** BB L, B 0.62 0.63
Gearing ratio* BEBEXR 75.6% 71.3%
2 The amount represented trade payables, bank and other * ZHIEEENE SRR - RITREMER
borrowings, other payables and accruals and amount due to related o Ath FE A R R BT B A K RS R 5 K IE
parties, less cash and cash equivalents B e RIREEEY
b The ratio represented cash and cash equivalents divided by current ~ ** ZLLEER S KRR EEMRAREIBE
liabilities
# The ratio represented net debts divided by total equity # 2L R ERS F MR A R AR

ESEFERRAR  fHE®RE 2023 7



MANAGEMENT DISCUSSION AND ANALYSIS
EEERR AT

Financial analysis

During the Period, the Group generated revenue of approximately
HK$169,507,000 (six months ended 30 June 2022: approximately
HK$180,061,000). The property management segment reported
segment revenue of approximately HK$103,821,000 (six months
ended 30 June 2022: approximately HK$108,202,000). The
property development and investment segment reported segment
revenue of approximately HK$65,686,000 (six months ended
30 June 2022: approximately HK$71,859,000), contributed by
the rental income from the operating leases of certain portion of
units in the US Complex, Juxon House and Guorui Square Block
B. The Group recorded a profit for the Period of approximately
HK$39,275,000 (six months ended 30 June 2022: approximately
HK$22,179,000). The increase in profit was mainly attributable to
the combined effect of (i) the increase of remeasurement gain upon
transfer of certain properties held for sale to investment properties
of approximately HK$48,630,000; and (ii) the fair value loss of
investment properties of approximately HK$28,366,000 during the
Period.

As at 30 June 2023, the outstanding balance of bank and
other borrowings was approximately HK$2,440,741,000 (31
December 2022: approximately HK$2,328,510,000), of which the
balance mainly consisted of (i) two bank loans of approximately
HK$1,564,623,000 (31 December 2022: approximately
HK$1,573,973,000) secured by Juxon House, certain portion of
Guorui Square Block B and lease receivables; (i) other loan of
approximately HK$872,424,000 (31 December 2022: approximately
HK$750,214,000) secured by the US Complex and its lease
receivables and rights to future lease receivables over the Culver
City project; and (iii) lease liabilities balances of approximately
HK$3,694,000 (31 December 2022: approximately HK$4,323,000).

For details of bank and other borrowings, please refer to note 16
to the interim condensed consolidated financial statements in this
interim report.

As at 30 June 2023, the Group had available cash and bank
balances of approximately HK$308,774,000 (31 December 2022:
approximately HK$349,182,000).
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MANAGEMENT DISCUSSION AND ANALYSIS

Foreign currency exposure

During the Period, the Group’s business operations were principally
located in the PRC, the UK and the USA and the main operational
currencies are Hong Kong dollars (“HK$”), Renminbi (“RMB”),
Pound sterling (“2”) and United States dollars (“US$”). The Group’s
transactions were mainly denominated in RMB, £ and US$. The
majority of assets and liabilities are denominated in HK$, RMB,
£ and US$. Any significant exchange rate fluctuations of foreign
currencies against HK$ may have financial impact to the Group.
The Group does not have a foreign currency hedging policy at
present. However, the Group will closely monitor the exchange
rate movement trend and take corresponding measures in a timely
manner to reduce foreign currency exchange risk and exposure.

Treasury Policies

The Group has adopted a prudent financial management approach
towards its treasury policies and thus maintained an appropriate
liquidity position throughout the Period. The Group strives to reduce
exposure to credit risk by performing ongoing credit evaluation
of the financial condition of its customers. To manage liquidity
risk, the board of Directors (the “Board”) closely monitors the
Group’s liquidity position to ensure that the liquidity structure of the
Group’s assets, liabilities and commitments can meet its funding
requirements from time to time.

Human resources and remuneration policy

As at 30 June 2023, the total number of employees of the Group
(excluding Directors) was 402 (30 June 2022: 348). Most of them
were located in the PRC.

The total remuneration of the employees of the Group for the Period
was approximately HK$39,198,000 (six months ended 30 June
2022: approximately HK$31,967,000).

The emolument of each of the Directors and the employees of
the Group is determined on the basis of their merit, qualification,
competence and experience in the industry, the profitability of the
Group as well as remuneration benchmarks from other local and
international companies and prevailing market conditions. Executive
Directors and employees also participate in bonus arrangements
which are determined in accordance with the performance of the
Group and the individual’s performance.
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MANAGEMENT DISCUSSION AND ANALYSIS
EEERR AT

Interim dividend
The Board resolved not to declare any interim dividend for the
Period (six months ended 30 June 2022: Nil).

Pledge of assets

As at 30 June 2023, the Group had investment properties
and properties held for sale amounting to approximately
HK$5,525,008,000 in total (31 December 2022: approximately
HK$5,485,368,000) to secure banks and other borrowings and
financial guarantee contracts. Such bank and other borrowings
comprise of loans presented in the section headed “Financial
analysis” of this interim report on page 8.

As at 30 June 2023, certain lease receivables of approximately
HK$47,165,000 (31 December 2022: approximately
HK$42,134,000) in total was pledged to secure bank and other
borrowings granted to the Group.

To secure a bank loan granted to the Group, a bank deposit
amounting to approximately HK$6,666,000 (31 December
2022: approximately HK$4,324,000) has been classified as
restricted cash and a principal-protected deposit amounting to
approximately HK$10,811,000 (31 December 2022: approximately
HK$11,496,000) has been maintained.

Capital and other development related commitment

and contingent liabilities

As at 30 June 2023, the Group had no material contingent
liabilities (31 December 2022: Nil). As at 30 June 2023, the
Group had contracted but not provided for commitments for
construction in progress for an investment property amounting to
approximately HK$108,182,000 (31 December 2022: approximately
HK$169,279,000).
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MANAGEMENT DISCUSSION AND ANALYSIS

Events after the Period

Subsequent to the passing of a special resolution approving the
proposed change of the company name by the shareholders at
the annual general meeting held on 30 June 2023, a Certificate of
Change of Name was issued by the Registrar of Companies in Hong
Kong on 12 July 2023 certifying that the Company has changed
its English name from “GR Properties Limited” to “GR Life Style
Company Limited” and its Chinese name from “Blgiith ZH R A F)"
to “Bl A SE B R A )", both with effect from 12 July 2023. Further
details are set out in the Company’s announcement dated 3 August
2023.

Save as disclosed herein, the Directors are not aware of any
material event of the Group that has taken place subsequent to 30
June 2023 and up to the date of this interim report.

Significant investments and material acquisitions and
disposals of subsidiaries, associates and joint ventures
The Group had not made any significant investments, or material
acquisitions or disposals of subsidiaries, associates and joint
ventures during the Period.

Share options

On 28 April 2023, 30,000,000 share options were granted to
an employee of the Company under the share option scheme
conditionally adopted by the Company on 7 November 2016 (the
“Share Option Scheme”).

Further details are set out in the Company’s announcement dated

28 April 2023, the section headed “Share Options” from page 17 to
page 21 and note 19 in this interim report.
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MANAGEMENT DISCUSSION AND ANALYSIS
EEERR AT

FUTURE PROSPECT

Twenty-two years of steady development leads to infinite
possibilities in the future. During the pandemic period, the Group
worked relentlessly to maintain effective operations and provide
quality services, succeeding in minimising impact on tenants,
customers and staffs. As the gloom from the COVID-19 pandemic
gradually faded in the second quarter of 20283, the Group will
continue to focus on property development and investment, as
well as relevant asset management services, to create value for the
shareholders. As in the past, when considering investments in the
international markets such as the USA and Europe, the Group will
continue to follow the development blueprint and maintain a prudent
attitude in capturing investment opportunities so as to provide a
reasonable return to the shareholders. In the past few years, other
than capturing investment opportunities to establish the position
and engage in the property market in Los Angeles and London for
income generating real estates with potential for capital appreciation
in the long term and re-development in the future, the Group’s focus
also continued to be on the execution of existing projects, achieving
goals including but not limited to enhancement of operating
performance as well as facilitation of project development. Besides,
the Group will not rule out any possibilities to divest its investment
with decent return. The Directors believe that after the acquisitions
in the past few years and execution of existing projects, the Group
will be able to broaden its income base through the stable rental
incomes generated from the properties.

Apart from the Group’s property investments in the PRC, the USA
and the UK, the Group will increase its investment in property
management services as well as focus on other opportunities in the
health, green energy and elderly care industries in the future, and will
continue to focus on searching for suitable investment opportunities
which may strategically fit into its diversification strategy and achieve
the integrated development of “Habitat, Health and Life”.
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DIRECTORS’ AND CHIEF EXECUTIVE’S
INTERESTS AND SHORT POSITIONS IN
SHARES AND UNDERLYING SHARES

As at 30 June 2023, the interests and short positions of the
Directors and the chief executive of the Company and their
associates in the shares of the Company and its associated
corporations (within the meaning of Part XV of the Securities and
Futures Ordinance (the “SFQO”)) (a) which were required to be notified
to the Company and The Stock Exchange of Hong Kong Limited (the
“Stock Exchange”) pursuant to Divisions 7 and 8 of Part XV of the
SFO (including interests or short positions which they were taken
or deemed to have under such provisions of the SFO); or (b) which
were required, pursuant to section 352 of the SFO, to be entered
in the register referred to therein; or (c) which were required to be
notified to the Company and the Stock Exchange pursuant to the
Model Code for Securities Transactions by Directors of Listed Issuers
(the “Model Code”) contained in the Rules Governing the Listing
of Securities on the Stock Exchange (the “Listing Rules”), were as
follows:

GENERAL INFORMATION
— &R

EFREEITHARNREG R
Rtz RRE

RZEZ=FNA=1+H BEERARAES
TERAB RS 7 BB ATRAR R REH
BOEE(ER REFRBERN([FHRAE
&5 ) EXVED) 2 B PR : @IRIEBEEHR
HEIEBIEXVERE 7 R FE8H EANME AN AR &
EBBATSABERAB ([BEIFT ) 2R R
KR (BIEREES M EEED 2 % E 50
EESRAAERE 2 BEHAR) ¢ Hb)RIE
FH MG &F) 5352 68 T 52 AR IS ATt
Tz ERSRAR - ROREBRATES
MREI(T LR D AFE EMETAESE
IHEHFR S 2 EEFA([1ZESFR ) BAE A
NAI R RZET 2 S AR ¢

Interest in Shares BinER
Approximate
percentage
Number of Number of of the total
ordinary underlying number of
Name of Directors Capacity shares held shares held issued shares
HE BT
E=Zop sl RGBEZ
EERE 54 BEEBERYA KRHEE BB
(%)
Mr. Sun Zhongmin Beneficial owner 136,752,350 (L) 117,756,660 (L) 7.95%
FMRSE EnlEEA
(Note 3)
(H15#3)
Mr. Wei Chunxian Interest of controlled corporation  2,246,160,464 (L) 1,342,317,340 (L) 112.16%
AR E ERE N 3y
(Notes 1 and 2)
(HisF1%2)
L denotes long position L REMFE
ES4EEARAT P HRS 2023 13



GENERAL INFORMATION
—REH

Note 1:

Note 2:

Note 3:

Wintime Company Limited is interested in 1,434,421,537 shares
and 1,342,317,340 underlying shares of aggregate principal amount
of convertible bonds of HK$1,073,853,872 issued by the Company
at conversion price of HK$0.80 per share on 17 August 2018 and
31 December 2021. Wintime Company Limited is wholly-owned
by Widewealth Company Limited, the holding vehicle incorporated
in the British Virgin Islands used by Trident Trust Company (B.V.l.)
Limited, the trustee of a discretionary trust, namely St. Heliers
Trust, of which Mr. Wei Chunxian is the settlor and a beneficiary.
Accordingly, each of Widewealth Company Limited and Mr. Wei
Chunxian is deemed to be interested in the shares and underlying
shares held by Wintime Company Limited under the SFO.

811,738,927 shares are held by Gang Rui International Investment
(HK) Limited. Gang Rui International Investment (HK) Limited
is owned as to 90% and 10% by Beijing Guorui Real Estate
Development Co. Limited* (It R EMEFRZ AR A F]) and
Future Glow Ventures Inc. respectively. Future Glow Ventures Inc.
is wholly-owned by Mr. Wei Chunxian. Beijing Guorui Real Estate
Development Co. Limited* (k5= B8 =t E R 25 A PR A 7)) is directly
wholly-owned by Beijing Guorui Holdings Company Limited* (1t 5[
ERIERR AR A A)), which is in turn wholly-owned by Beijing Qingguan
Ruiyuan Business Management Co., Ltd.* Jt 5 R R EEIEA
fR 2 |]), which is in turn wholly-owned by Beijing Ruilong Business
Management Co., Ltd.* (Jt REFEEEEIE AR A7), which is in
turn wholly-owned by Beijing Guorui Enterprise Management Group
Co., Ltd.* JEREIgH (bR E IR E B AR X R]), which is in turn wholly
— owned by Beijing Gangrui Enterprise Management Development
Co., Ltd.* (LB (b E B R AR A R), which is in turn wholly-
owned by Beijing Yiyue Business Management Co., Ltd.* Jt RE
LR BB AR A A, which is in turn wholly-owned by Well Hero
Holdings Ltd (B &EBEER A ) which is in turn wholly-owned by
Wish Diligence Ltd (£2%)E R A 7)), which is ultimately owned by Mr.
Wei Chunxian (through Fair Development Holdings Ltd, a company
wholly-owned by Mr. Wei Chunxian), Mr. Sun Zhongmin and an
independent third party as to 82%, 9% and 9%, respectively. Each
of Wish Diligence Ltd ((2%£)4& R A7), Fair Development Holdings
Ltd and Mr. Wei Chunxian is deemed to be interested in the Shares
held by Gang Rui International Investment (HK) Limited under the
SFO.

Mr. Sun Zhongmin is interested in 117,756,660 underlying
shares pursuant to convertible bonds in the principal amount of
HK$94,205,328 issued by the Company at the conversion price of
HK$0.80 per share on 17 August 2018 and 31 December 2021.

Save as disclosed above, as at 30 June 2023, none of the Directors
nor the chief executive of the Company had or was deemed to have
any interests or short positions in the shares, underlying shares
or debentures of the Company and its associated corporations
(within the meaning of Part XV of the SFO) (a) which were required
to be notified to the Company and the Stock Exchange pursuant
to Divisions 7 and 8 of Part XV of the SFO (including interests or
short positions which they were taken or deemed to have under

such provisions of the SFO); or

(b) which were required, pursuant

to section 352 of the SFO, to be entered in the register referred to
therein; or (c) which were required to be notified to the Company
and the Stock Exchange pursuant to the Model Code contained in
the Listing Rules.

The English names of Chinese entities marked with “*” are translations of
their Chinese names and are included for identification purpose only, and
should not be regarded as their official English translation. In the event of any
inconsistency, the Chinese name prevails.
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SUBSTANTIAL SHAREHOLDERS’ AND

OTHER PERSONS’ INTERESTS AND SHORT
POSITIONS IN SHARES AND UNDERLYING

SHARES

To the best of the Directors’ knowledge, as at 30 June 2023, the
following persons (not being Directors or chief executive of the
Company) had, or were deemed to have, interests or short positions
in the shares or underlying shares which would fall to be disclosed
to the Company and the Stock Exchange under the provisions of
Divisions 2 and 3 of Part XV of the SFO, or which were recorded in

GENERAL INFORMATION

—REH

FERRRHEMA L5 B
Rtz RRE

ESMA
EEHARARSTBRABIMAL » ER
T“&*EF%H&LT%EP%ﬁi%&ﬁ%%*ﬁ%ﬁéﬁiiﬁ

g2 5
XV*B%Z&%S“* ARANRE) N B 32 P FR
AR BRIEE 77 S B E 151 5 336 16

MRZZBEZ=FXA=1+H UT

FRBREEF LB ERDIF

the register required to be kept by the Company under section 336  EFH)E M ATEIEEE -
of the SFO:
Long Positions in Shares and Underlying Shares of the RELFRIGCRIEMERGZTFE
Company
Total interests
as percentage
Number of Number of the total
ordinary shares of underlying number of
Name Capacity held shares held issued shares
G Eny it
HEHE EERITRG
£ 56 FEEBRYAE R E BYZEAL
Wintime Company Limited (Note 1) Beneﬂmal owner 1,434,421,537 - 44.83%
Wintime Company Limited(#7:#7) BaEEA
Beneficial owner - 1,342,317,340 41.96%
EHEAA
Widewealth Company Limited (Note 1) Interest in Controlled Corporation 1,434,421,537 - 44.83%
Widewealth Company Limited (#7:#7) — SExEZ &
Interest in Controlled Corporation = 1,342,317,340 41.96%
XEEE ER
Trident Trust Company (B.V.I.) Limited Trustee of a trust 1,434,421,537 - 44.83%
(Note 1)
BREFEBV.LERARMET) EEPAETIN
Trustee of a trust - 1,342,317,340 41.96%
(ECPAEIN
Gang Rui International Investment (HK) Beneficial owner 811,738,927 - 25.37%
Limited (Note 2)
BHBRIRE(BB)BRAR(Hi22) ERBBA
Wish Diligence Limited (Note 2) Igterest in Controlled Corporation 811,738,927 - 25.37%
ZYERRAR(H22) XREEER
Fair Development Holdings Limited (Note 2) - Interest in Controlled Corporation 811,738,927 - 25.37%
Fair Development Holdings Limited(#7722) SimxE 2 B
ESAEEERAT  FHERE 2023 15



GENERAL INFORMATION
—REH

Note 1:

Note 2:

Wintime Company Limited is interested in 1,434,421,537 shares and
1,342,317,340 underlying shares pursuant to convertible bonds in
the principal amount of HK$1,073,853,872 issued by the Company
at conversion price of HK$0.80 per share on 17 August 2018 and
31 December 2021. Wintime Company Limited is wholly-owned
by Widewealth Company Limited, the holding vehicle incorporated
in the British Virgin Islands used by Trident Trust Company (B.V.l.)
Limited, the trustee of a discretionary trust, namely St. Heliers
Trust, of which Mr. Wei Chunxian is the settlor and a beneficiary.
Accordingly, each of Widewealth Company Limited and Mr. Wei
Chunxian is deemed to be interested in the shares and underlying
shares held by Wintime Company Limited under the SFO.

811,738,927 shares are held by Gang Rui International Investment
(HK) Limited. Gang Rui International Investment (HK) Limited
is owned as to 90% and 10% by Beijing Guorui Real Estate
Development Co. Limited* (1t B =it EFI 3 A R A 7)) and
Future Glow Ventures Inc. respectively. Future Glow Ventures Inc.
is wholly-owned by Mr. Wei Chunxian. Beijing Guorui Real Estate
Development Co. Limited* (3t 5= B8 = E FA 2 A PR A 7)) is directly
wholly-owned by Beijing Guorui Holdings Company Limited* (1t 51
$H1ZER% B BR A 7)), which is in turn wholly-owned by Beijing Qingguan
Ruiyuan Business Management Co., Ltd.* (Jt 5U/E SR 25124
R A ®]), which is in turn wholly-owned by Beijing Ruilong Business
Management Co., Ltd.* (bt REHE R EE IR AR A 7)), which is in
turn wholly-owned by Beijing Guorui Enterprise Management Group
Co., Ltd.* (t RBESH 2 EIREE AR A 7)), which is in turn wholly-
owned by Beijing Gangrui Enterprise Management Development
Co., Ltd.* (B i (b E B R B R 2 R]), which is in turn wholly-
owned by Beijing Yiyue Business Management Co., Ltd.* dt R E
BEEER AR A R]), which is in turn wholly-owned by Well Hero
Holdings Ltd (B & B ABR A &), which is in turn wholly-owned by
Wish Diligence Ltd ((2£)5FR A &), which is ultimately owned by Mr.
Wei Chunxian (through Fair Development Holdings Ltd, a company
wholly-owned by Mr. Wei Chunxian), Mr. Sun Zhongmin and an
independent third party as to 82%, 9% and 9%, respectively. Each
of Wish Diligence Ltd ((2£)% R A &), Fair Development Holdings
Ltd and Mr. Wei Chunxian is deemed to be interested in the Shares
held by Gang Rui International Investment (HK) Limited under the
SFO.

Save as disclosed above, as at 30 June 2023, the Directors and the
chief executive of the Company were not aware of any other person
(other than the Directors and the chief executive of the Company)
who had, or was deemed to have, interests or short positions in
the shares or underlying shares which would fall to be disclosed
to the Company and the Stock Exchange under the provisions of
Divisions 2 and 3 of Part XV of the SFO, or which were recorded in
the register required to be kept by the Company under section 336
of the SFO.

The English names of Chinese entities marked with “*” are translations of
their Chinese names and are included for identification purpose only, and
should not be regarded as their official English translation. In the event of any
inconsistency, the Chinese name prevails.
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SHARE OPTIONS

On 7 November 2016, the Company conditionally adopted the
Share Option Scheme, pursuant to which the Board may, at its
discretion, grant options to any Directors and any employee of
the Company or the Group or any person, who, in the absolute
opinion of the Board, have contributed or will contribute to the
Company or the Group. The purpose of the Share Option Scheme
is to (i) incentivise and reward those who have contributed or may
contribute to the development of the Group; and (i) attract and
retain skilled and experienced personnel and motivate them to strive
for the future development of the Group by providing them with an
opportunity to acquire proprietary interests in the Company thereby
linking their interest with that of the Group. Under the Share Option
Scheme, the Board will have absolute discretion in determining the
subscription price (subject to the Listing Rules) in respect of any
option. The Board is of the view that the flexibility given to the Board
will place the Group in a better position to incentivise or reward the
participants and retain human resources that are valuable to the
growth and development of the Group as a whole.

The subscription price shall be such price determined by the Board
in its absolute discretion and notified to the participant in the offer
and shall be at least the higher of (i) the closing price of a share as
stated in the daily quotations sheet issued by the Stock Exchange
on the date of offer of the grant; and (ii) the average closing price
of the shares as stated in the daily quotations sheets issued by the
Stock Exchange for the five business days immediately preceding
the date of offer of the grant. The consideration payable for
acceptance of the option by each participant is HK$1.00 which shall
be received by the Company within such time as may be specified
in the offer (which shall not be later than 21 days from, and inclusive
of, the date of offer). If the participant does not accept such grant of
option pursuant to the procedures specified in the respective offer
letter or notice within the stipulated time frame, such option shall be
regarded as unaccepted and lapsed.

ESEFERRAR  fHE®RE 2023
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GENERAL INFORMATION
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Pursuant to Rule 17.03B of the Listing Rules, the total number of
shares which may be issued upon the exercise of all options to be
granted under the Share Option Scheme must not, in aggregate,
exceed 10% of the shares in issue as at the date of approval of the
scheme mandate limit. The total number of shares issued and to be
issued upon exercise of the options granted under the Share Option
Scheme and any other share option schemes of the Company 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 (the “Individual Limit”). Any further grant of options to
a participant which would result in the shares issued and to be issued
upon exercise of all options granted and to be granted to such
participant (including exercised, cancelled and outstanding options)
in the 12-month period up to and including the date of such further
grant exceeding the Individual Limit shall be subject to approval of
the shareholders in general meeting with such participant and his
close associates (or his associates if such participant is a connected
person) abstaining from voting. An option may be exercised in
accordance with the terms of the Share Option Scheme at any time
during a period as the Board may determine which shall not exceed
10 years from the date of grant subject to the provisions of early
termination thereof.

The Share Option Scheme will remain in force for a period of 10
years commencing from the date of adoption of the Share Option
Scheme.

R EMHRBNE17.03B1K - RIBERE 2
B 2 P A BB AR R T (£ T AT R 31T 2 B D
wE - AR SEBARR N ERRER S
BREETRG 210% ° PAEMR121E A HfE -
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Remarks:

Pursuant to Rule 17.03A of the Listing Rules, the participants of a
scheme shall only comprise (i) directors and employees of the issuer
or any of its subsidiaries; (i) directors and employees of the holding
companies, fellow subsidiaries or associated companies of the
Company; and (iii) persons who provide services to the issuer group
on a continuing or recurring basis in its ordinary and usual course
of business which are in the interests of the long term growth of the
issuer group.

Pursuant to Rule 17.03F of the Listing Rules, the vesting period for
options shall not be less than 12 months.

Pursuant to Rule 17.04(3) of the Listing Rules, where any grant of
options or awards to an independent non-executive director or a
substantial shareholder of the listed issuer, or any of their respective
associates, would result in the shares issued and to be issued in
respect of all options and awards granted (excluding any options
and awards lapsed in accordance with the terms of the scheme) to
such person in the 12-month period up to and including the date
of such grant representing in aggregate over 0.1% of the relevant
class of shares in issue, such further grant of options or awards
must be approved by shareholders of the listed issuer in general
meeting in the manner set out in Rule 17.04(4). Pursuant to Rule
17.04(4) of the Listing Rules, the listed issuer must send a circular
to the shareholders. The grantee, his/her associates and all core
connected persons of the listed issuer must abstain from voting in
favour at such general meeting. The listed issuer must comply with
the requirements under Rules 13.40, 13.41 and 13.42.

ESEFERRAR  fHE®RE 2023

2.

3.

GENERAL INFORMATION
—REH

RIE EMRAIE17.03A1% © TEI2HEER
FEOBTASETAHBARNESERES
(VAR ZIER AR ~ RRMNBA R R E
RAMEBEEREE  ARINVER B EHTE
BB BT ASBRBEHEITASE
EREEFIHRBHAL

B EMRAIE17.03FF - BIVEZ BB
BAMER12/EA -

BIE ETRAIE17.040Q) 1§ « fWm EHET
ANBYERTEERFERFERFES AN
T ] B B2 A4 1 1 {0 B8 A A ok 5 B % 28 B R
HEg@ERE AB(REZA)IE12M@ A BHE
M BA T LB RTA R E & 2R (TR
FERARZ AT 2 W B R (R RE IR A 5
RENEETRETETHRGOE XBBEE
BITRBBRRMNMN01%  BlEBEE—F
B B AR ok SR B B AR PR 55 17.04(4) 1551
FRRBRE RS R EmEssT ARRERE
EWmBETANBERE ETRRE17.044) 15
MR BT EE o FIRA » HBBAK LT
BIAFAEROBEATEARERKREAS
EHERERE - FTBEITANEETE
13.40 ~ 13.41 R 13425 2 185E °

19



GENERAL INFORMATION

—REHR
Weighted
average
closing price
of shares
immediately
before the Fair value
Exercise date(sjon  of the share
Outstanding Outstanding priceof  whichshare  options as
asat Granted Exercised Cancelled Lapsed asat theshare  optionswere  atthe date
Name and category 1 January during during during during 30 June Date of Vesting Exercise  options granted of grant
of participants 2023  thePeriod  thePeriod  thePeriod the Period 202 grant period period (HKS) (HKS) (HKS)
BRERE
RS BhiE
Moz A8z BiE g RtRz
Uty -f-8 HAEE HAEH HE8E IV N o fiRE  TWE AVE
SRR Lk Rt Bfif i & AR ik BRE ks (&) (B7) (B7)
Directors, chief executives, - - - - - - - - - - -
and substantial
shareholders and
their respective
connected persons
B2 BEAWABRIE
RRIRGE4REEAL
Other participants
AfsR%
Employes partcipants - 30000000 - - 30000000 28Api2028 28 Aprl 2024 28 Api 204 HK$0.922 HK$0 922 HK$0.33
(inaggregate) fo per share Per share per share
21 Aprl 2026
[EEsEz(24) §ocF 0 ECRF 0 CEorf SR BHRA BERR
A mA A 09237 09257 03357

I JI\: 1 i JIYES
“g-s
=/

A
ZfE
Related entty partcipants - - - - - - _ _
(inaggregate)
BERsEE (2t
Senvice providers - - - - R - _ _ R ~ B
inaggregate)
FisfiEA(a %)

Tod - 300000
it

30,000,000

On 28 April 2023, 30,000,000 share options were granted to an  R-Z-=%PM A —+/\B - SiEEERE
employee of the Company under the Share Option Scheme. As at 2[4 A B — & & B # H 30,000,000 B8 1%
30 June 2023, 30,000,000 share options were outstanding while the  # - R =Z ==X A =+ H 30,000,000
total number of shares available for issue under the Share Option 3 BER&HE R 1T - MARIE RS AR e S 2 AT 3%
Scheme was 289,937,398 shares, representing approximately 9% 17 2 %17 48 1 /5289,937,398 % + #J{5 R A &)
of the total number of issued shares of the Company. The total 2 1TRRMHEENI% - R—_ZE—_=%F—H—
number of share options available for grant under the scheme BE-Z—-=%FxA=1H  REBRET
mandate of the Share Option Scheme as at 1 January 2023 and 30 2| 7 st 2I4S#Enl iS5 H 2 MR A H S Rl &
June 2023 were 319,937,398 and 289,937,398 respectively. 319,937,39817 & 289,937,39817 °
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The total number of shares that may be issued in respect of share
options granted under all schemes of the Company during the
Period divided by the weighted average number of shares in issue
for the Period was approximately 9%.

PURCHASE, SALE OR REDEMPTION OF
LISTED SECURITIES

Neither the Company nor any of its subsidiaries had purchased,
sold or redeemed any of the Company’s listed securities during the
Period.

CORPORATE GOVERNANCE CODE

The Company has complied with the code provisions set out in
the Corporate Governance Code (the “CG Code”) as stated in
Appendix 14 to the Listing Rules throughout the Period except for
the following deviation:

According to code provision C.2.1 of the CG Code, the roles of the
chairman and the chief executive should be separate and should
not be performed by the same individual.

During the Period, Mr. Wei Chunxian acted as the chairman and the
chief executive officer of the Company. Given all major decisions
are reserved to the Board, the Company considers that there is
an adequate balance of power and authority in place between the
Board and the management of the Company.

COMPLIANCE WITH CODE FOR SECURITIES

TRANSACTIONS BY DIRECTORS

The Company has adopted the Model Code contained in the Listing
Rules as its own code of conduct regarding directors’ securities
transactions. Having made specific enquiry to all Directors, the
Directors confirmed that they had complied with the required
standard set out in the Model Code throughout the Period.

CHANGES IN INFORMATION OF DIRECTORS
Mr. Leung Louis Ho Ming was appointed as an independent non-
executive director of Future Data Group Limited (a company listed
on the GEM of the Stock Exchange with stock code: 8229) on 16
May 2023.
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—REH

AUDIT COMMITTEE

The audit committee is responsible for reviewing and supervising the
financial reporting process, internal control and risk management
procedures of the Group. The Group’s interim results for the Period
have been reviewed by the audit committee.

As at 30 June 2023, the audit committee comprised three
independent non-executive Directors, namely Mr. Tung Woon
Cheung Eric (chairman of the audit committee), Ms. To Tsz Wan
Vivien and Mr. Leung Louis Ho Ming.

SUFFICIENCY OF PUBLIC FLOAT

As at the date of this interim report, based on the information that
is publicly available to the Company and to the knowledge of the
Directors, the Company maintained sufficient public float as required
under the Listing Rules throughout the Period.

PUBLICATION OF RESULTS ON WEBSITES

Pursuant to Appendix 16 to the Listing Rules, the results
of the Company are published on the website of the Stock
Exchange (www.hkexnews.hk) and the website of the Company
(www.grlifestyle.com.hk).

APPRECIATION

I would like to express my heartfelt gratitude to the fellow members
of the Board, and on behalf of the Board, our dedicated employees
of the Group for their continued loyalty, professionalism and
contributions in the past years. Furthermore, | would like to extend
my sincerest appreciation to our investors and shareholders for their
continuing confidence in and support for the Group over the years.
We will devote our best efforts with an aim to generate encouraging
returns for our supportive investors and shareholders.

By order of the Board
Wei Chunxian

Chairman

Hong Kong, 31 August 2023
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CONDENSED CONSOLIDATED STATEMENT OF
PROFIT OR LOSS

EHfESEER

For the six months ended 30 June 2023 #ZE —F - =F NA=—+HI A

(Unaudited) (Unaudited)
(RBEX) (RgeEZ)

Six months ended

BZEUTAMIEAEAR
30 June 2023 30 June 2022
—E-=HF —E- 4
NA=TH ~A=+H
Notes HK$°000 HK$’000
BiaF FET FAET
REVENUE WA S 169,507 180,061
Other income and gains, net HEmUg A RUE - 5 6 20,855 28,498
Cost of inventories sold BEFERA (391) (3,249
Employee benefit expenses EERNER (39,198) (31,967)
Marketing expenses HIHER (38) (222)
Depreciation and amortisation PTE N (1,282) (1,822)
Utilities, repairs and maintenance and DHEE - HIERRE
rental expenses URAESAY (57,591) (61,410)
Impairment of trade and lease W E 5 REERFRE
receivables, net RER (2,872) (6,089)
Other operating expenses, net HMgEER 558 (13,148) (35,364)
Remeasurement gain upon transfer ETHELEMEELKSE
of certain properties held for sale to Mk Bt ENE
investment properties 11(c) 61,714 13,084
Fair value loss of investment properties REYENTEEE 11 (28,366) =
Finance costs WEER 7 (62,584) (63,117)
PROFIT BEFORE TAX BADRA 8 46,606 28,403
Income tax expense e 9 (7,331) (6,224)
PROFIT FOR THE PERIOD AATBRREMN
ATTRIBUTABLE TO ZHA RS A
SHAREHOLDERS OF
THE COMPANY 39,275 22,179
EARNINGS PER SHARE RN TR RIE,
ATTRIBUTABLE TO BREF
SHAREHOLDERS OF THE
COMPANY 10
Basic (HK cent per share) BER(EZEN) 1.23 0.69
Diluted (HK cent per share) BSE (A5 N) 0.86 0.49
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CONDENSED CONSOLIDATED STATEMENT OF
COMPREHENSIVE INCOME

MRGEEERER

For the six months ended 30 June 2023 #ZE —F— =# XA ="+H I/ EH

(Unaudited) (Unaudited)
(REEERK) (REEZ)

Six months ended

BEUTHBLEARER
30 June 2023 30 June 2022
—E-=HF T F
~A=1H ~NA=+H
HK$°000 HK$'000
FET FHET
PROFIT FOR THE PERIOD R EA R R 39,275 22,179
OTHER COMPREHENSIVE INCOME/ Ht2mEWz (E8)
(LOSS)
Other comprehensive income/(loss) that LA BT Al S B #7722
may be reclassified to profit or loss in By a2 EE (EE) -
Ssubsequent periods:
— Exchange differences: — [N ER
Exchange differences on translation BEBIMCEERELE Y
of foreign operations [E 5 =58 (68,619) (183,677)
Reclassification adjustments for BLEAA S REINETS
foreign operations disposed of ETEH O BARE
during the period = 373
OTHER COMPREHENSIVE LOSS FOR  AEIBH M2 FEEE -
THE PERIOD, NET OF INCOME TAX HIRRFTEH (68,619) (183,304)
TOTAL COMPREHENSIVE LOSS FOR A&7 AR RAE(L A 21T
THE PERIOD ATTRIBUTABLE TO THEERARE
SHAREHOLDERS OF THE COMPANY (29,344) (161,125)
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CONDENSED CONSOLIDATED STATEMENT OF
FINANCIAL POSITION
ARSI R

At 80 June 2023 WR—-—E—=#FxHA=+H

(Unaudited) (Audited)
(REER) (feFZ)
30 June 31 December
2023 2022
—EB-=H —E-F
ARA=+H +TZH=+—H
Notes HK$°000 HK$'000
HiaF FET FET
NON-CURRENT ASSETS ERBEE
Property, plant and equipment ME - WENEE 1,823 2,091
Investment properties AW 11 5,112,237 4,935,257
Right-of-use assets FREEE 3,416 4,094
Computer software BIGE 773 679
Deferred tax assets BEIEFIAEE 14,502 13,786
Total non-current assets ERENEERTE 5,132,751 4,955,907
CURRENT ASSETS REBEE
Properties held for sale FHEL S 12 412,771 550,111
Inventories FE 855 860
Trade and lease receivables EWE S5 REERR 13 149,315 133,098
Prepayments, deposits and other FEFHIA - FTE& REM
receivables FEU R IB 191,082 184,332
Financial asset at fair value through BATEFABED
profit or loss SREE 10,811 11,496
Other tax recoverables =] 45,503 50,748
Restricted cash ZRHIR® 6,666 4,324
Cash and cash equivalents He KBS EY 308,774 349,182
Total current assets MEEEREE 1,125,777 1,284,151
CURRENT LIABILITIES REAE
Trade payables BB SRR 15 49,983 88,759
Receipts in advance FE U FRIE 58,154 72,807
Other payables and accruals HibfENFIB R BT E R 252,837 247,152
Bank and other borrowings HRIT R EAthfE 5K 16 109,113 108,446
Income tax payables FERPTIS TR 24,410 28,975
Other tax payables H e I8 6,807 8,287
Total current liabilities mEBERRE 501,304 554,426

ESAEFERRAR  fH®RE 2023
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CONDENSED CONSOLIDATED STATEMENT OF FINANCIAL POSITION
AR S B AR &

At 30 June 2023 R—-E_—=#F,xH=+H

(Unaudited) (Audited)
(REERK) (f&FE=Z)
30 June 31 December
2023 2022
—E-=F —EoF
ANA=+H +=-A=+—H
Notes HK$’000 HK$'000
iota FET FET
NET CURRENT ASSETS REBEETFHE 624,473 729,725
TOTAL ASSETS LESS CURRENT BEAERRBER
LIABILITIES 5,757,224 5,685,632
NON-CURRENT LIABILITIES ERBARG
Bank and other borrowings HRITREAE K 16 2,331,628 2,220,064
Liability component of perpetual KA R ESH 2
convertible bonds aEHn 17 57,983 57,245
Deferred tax liabilities BIEFIEAE 146,596 159,694
Total non-current liabilities ERBEERTE 2,536,207 2,437,003
Net assets BEFEE 3,221,017 3,248,629
EQUITY E%
Equity attributable to shareholders  7<A B jR (LR
of the Company
Share capital R& 2 18 3,152,571 3,152,571
Equity component of perpetual KARBRRRES 2
convertible bonds TSR 17 1,172,244 1,172,244
Reserves fEtE (1,103,798) (1,076,186)
Total equity TR AREE 3,221,017 3,248,629
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CONDENSED CONSOLIDATED STATEMENT OF
CASH FLOWS

EHHEFESRERER

For the six months ended 30 June 2023 #ZE —F - =F NA=—+HI A

(Unaudited) (Unaudited)
(RBEX) (RgeEZ)

Six months ended

BZUUTHAEIEAMEA
30 June 2023 30 June 2022
—E-=F T F
~NB=1+8 NA=1H
Note HK$’000 HK$'000
BiaF FHET FET
CASH FLOWS FROM OPERATING K& EZBHELANBEESRE
ACTIVITIES
Cash flow from/(used in) operations RS, (TR BIR & (24,911) 26,828
PRC corporate income tax paid ERPRESEREH (1,410) (2,044)
UK income tax paid BN EBIAEH (3,010) -
Net cash flows from/(used in) operating — &&SEENFTE (AT )
activities REREFHE (29,331) 24,784
CASH FLOWS FROM INVESTING RETBHEENESRE
ACTIVITIES
Interest received B U S 1,388 2,331
Purchases of property, plant and BEME - WELEKHEIER
equipment (275) (740)
Additions to investment properties NEREWE (76,159) (66,736)
Additions to computer software NE BT (177) (53)
Disposal of a subsidiary HE—EHBAR 20 = (753)
Purchase of financial asset at fair value ~ BEEE A FETAEZRZ
through profit or loss CREE = (12,046)
Increase in restricted cash PR IR 21 0 (2,342) (894)
Net cash flows used in investing KEEREFANRESRE
activities EER (77,565) (78,891)
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CONDENSED CONSOLIDATED STATEMENT OF CASH FLOWS

HRFSHERER

For the six months ended 30 June 2023 #ZE —

ﬁ/\ﬁ +E.Lt/\/@ﬁ

(Unaudited) (Unaudited)
(REER) (REgFE=Z)
Six months ended
BZEUTHEIEAEA
30 June 2023 30 June 2022
—E-=HF —ECF
~A=1+H ~A=+H
HK$’000 HK$’000
FETT FET
CASH FLOWS FROM FINANCING BMEETHELENBEESRE
ACTIVITIES
New bank loans FERITER = 963,639
Repayments of bank loans BEBRITER (10,378)
New loan from an independent third BYE=FRENTER
party - 71,685
New loans from financial institutions SRV B IR BRI E R 114,917 -
Repayment of loans from financial BESHEBZER
institution (2,765) -
Repayment of a quasi-loan equity BE—HRBARZ
contributed by a joint venture partner BEPEABATRD
of a subsidiary EER R = (569,751)
Advances from other related parties H b BEH 5 2 Bk 16,128 591,351
Repayments of advances from other BEEMBAR S 2 85
related parties (12,373) (957,577)
Interest paid for bank and other EATRITREMBERFIE
borrowings (45,430) (43,980)
Principal portion of lease payments MENRZEEZHBD (865) (1,282)
Net cash flows from financing activities ~ BE )& EFTSHER &R EF5E 59,234 54,085
NET DECREASE IN CASH AND RERRESEYRHDFHE
CASH EQUIVALENTS (47,662) (22)
Cash and cash equivalents at Bz REe MRS EY
beginning of period 349,182 304,049
Effect of foreign exchange rate RSB E TR
changes, net 7,254 11,893
CASH AND CASH EQUIVALENTS BRZAERAEEEY
AT END OF PERIOD 308,774 315,920
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED
FINANCIAL INFORMATION
RIS AR S B B E R RE

For the six months ended 30 June 2023 EtZ—ZF = =%F,NH=+HI1~E5
1. CORPORATE AND GROUP 1. AFIREEEHE

INFORMATION

GR Life Style Company Limited (formerly known as GR
Properties Limited) (the “Company”) is a limited liability
company incorporated in Hong Kong and shares of which
are listed on the Main Board of The Stock Exchange of
Hong Kong Limited (the “Stock Exchange”). The registered
office and the principal place of business of the Company
is located at Unit 3505, Tower One, Lippo Centre, No. 89
Queensway, Hong Kong.

Pursuant to a special resolution passed at the annual
general meeting of the Company held on 30 June 2023 and
approved by the Registrars of Companies in Hong Kong
on 12 July 2023, the English name of the Company was
changed from “GR Properties Limited” to “GR Life Style
Company Limited” and the Chinese name of the Company
was changed from “Bl#fithZEHR A7) to "Bl HEZBRA
A"

During the six months ended 30 June 2023 (the “Period”),
the Company and its subsidiaries (collectively referred to as
the “Group”) were involved in the following principal activities:

— property development and investment in the United
Kingdom (the “UK”), the United States of America (the
“USA”) and the mainland (“Mainland China”) of the
People’s Republic of China (the “PRC”); and

= provision of property management services in
Mainland China.

As at 30 June 2023, the immediate holding company of
the Company was Wintime Company Limited, which is
incorporated in the British Virgin Islands with limited liability.
In the opinion of the directors of the Company, the ultimate
holding company of the Company is Widewealth Company
Limited, which is incorporated in the British Virgin Islands
with limited liability.
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
AR AR S I A R R

For the six months ended 30 June 2023 #ZE —

2.

32

BASIS OF PREPARATION

This unaudited interim condensed consolidated financial
information for the six months ended 30 June 2023 set out
in this report has been prepared in accordance with Hong
Kong Accounting Standard (“HKAS”) 34 Interim Financial
Reporting issued by the Hong Kong Institute of Certified
Public Accountant (the “HKICPA”) and the applicable
disclosure requirements of Appendix 16 to The Rules
Governing the Listing of Securities on the Stock Exchange
(the “Listing Rules”). It does not include all the information
and disclosures in the annual financial statements, and
should be read in conjunction with the Group’s annual
consolidated financial statements for the year ended 31
December 2022. The accounting policies and basis of
preparation adopted in the preparation of this unaudited
interim condensed consolidated financial information are
consistent with those applied in the preparation of the
Group’s annual consolidated financial statements for the
year ended 31 December 2022, except for the changes in
accounting policies made thereafter in adopting the revised
Hong Kong Financial Reporting Standards (“HKFRSs”) issued
by the HKICPA, as detailed in note 3 below.

ﬁ/\ﬁ +E.Lt/\/@ﬁ
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION

FREARG A AR S B I B R B R

For the six months ended 30 June 2023 #ZE —ZE—=%#,xF=+1Hi1F FH

BASIS OF PREPARATION (continued)

The financial information relating to the year ended 31
December 2022 that is included in the interim condensed
consolidated statement of financial position as comparative
information does not constitute the Company’s statutory
annual consolidated financial statements for that year but
is derived from those consolidated financial statements.
Further information relating to those statutory consolidated
financial statements required to be disclosed in accordance
with section 436 of the Hong Kong Companies Ordinance is
as follows:

The Company has delivered the consolidated financial
statements of the Company for the year ended 31 December
2022 to the Registrar of Companies as required by section
662(3) of, and Part 3 of Schedule 6 to, the Hong Kong
Companies Ordinance. The Company’s auditor has reported
on those consolidated financial statements of the Company
for the year ended 31 December 2022. The auditor’s report
was unqualified; did not include a reference to any matters
to which the auditor drew attention by way of emphasis
without qualifying its report; and did not contain a statement
under sections 406(2), 407(2) or 407(3) of the Hong Kong
Companies Ordinance.

This interim condensed consolidated financial information
has not been audited, but has been reviewed by the
Company’s audit committee.
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
AR AR S I A R R

For the six months ended 30 June 2023 #ZE —FE—=# XA =—+H I FH

CHANGES IN ACCOUNTING POLICIES

AND DISCLOSURES

The Group has adopted the following revised HKFRSs
for the first time for the current period’s unaudited interim

EEt R RS

RE B AR 2 RS EZ P A RAR
BHIEERERENATEIETE B

condensed consolidated financial information:

BRELER -

HKFRS 17 Insurance Contracts B IRE2ER) REEE AT
FATH
Amendments to HKFRS 17 Insurance Contracts BB SRR wmEEA
F175R(BETA)
Amendment to HKFRS 17 Initial Application of HKFRS 17 EEB RIS £ B ERZ BB
and HKFRS 9 - Comparative FATHR(BRTA) HEERZE17%
Information REBY EHE
SBRIEIHE — B
=5
Amendments to HKAS 1 Disclosure of Accounting Policies EBSTEBE, ST BEARE
and HKFRS Practice kBB HRE
Statement 2 EREB RS
F2R(EFTA)
Amendments to HKAS 8 Definition of Accounting Estimates EAesER| i1 TR
EREACHEN)
Amendments to HKAS 12 Deferred Tax related to Assets and BHEgRER BREEFRXGESE
Liabilities arising from a Single F125 (BT A) HIZEMB &1
Transaction BRI B IE
Amendments to HKAS 12 International Tax Reform — BB gD BB AE —
Pillar Two Model Rules F125R (BETA) SHZTERK

34

These amendments have had no material effect on how
the Group’s results and financial position for the current or
prior periods presented in this unaudited interim condensed
consolidated financial information. The Group has not applied
any other new standard or interpretation that has been issued
but is not yet effective for the current accounting period.

A EERTANE AR EE SR EHIEN
B RPN AR LT HIRG A
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION

FREARG A AR S B I B R B R

For the six months ended 30 June 2023 #ZE —ZE—=%#,xF=+1Hi1F FH

OPERATING SEGMENT INFORMATION

For management purposes, the Group is organised into
business units based on the nature of their products and
services and has two reportable operating segments during
the Period as follows:

(@) property development and investment in the UK, the
USA and Mainland China; and

(b) provision of property management services for office
buildings, residential properties and car parks in
Mainland China.

Management monitors the results of the Group’s operating
segments separately for the purpose of making decisions
about resource allocation and performance assessment.
Segment performance is evaluated based on reportable
segment profit/loss, which is a measure of adjusted profit/
loss before tax. The adjusted profit/loss before tax is
measured consistently with the Group’s profit before tax
except that head office and corporate income and expenses
are excluded from this measurement.

Segment assets and segment liabilities exclude unallocated
head office and corporate assets and liabilities as these
assets and liabilities are managed on a group basis.

ESAEFERRAR  fH®RE 2023

4,

#ERRAH
HRER AN  AEEREERRRS
ME RIS SIS B - WRAHR AT
AR E IR

(@)  AEHRE - B RFEAERNYE
BRLRE &

b)) ETEREABRAZERT  EE
MERFESREDETER
% o

EEBNAEEAKRESEERBAZE
B OREME D BB IR K& AHERIR
KRB RERERBEH,BEF
- BN HEB ISR, BRZFE -
IEREDANEN, Rzt ERALE
MANEN —2 - EERELTREA
BEARWARER -

RREERRRABETBIEARS LA
RkAREERAE HA/ZFEENA
BEEREEmERE

35



NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
AR AR S I A R R

For the six months ended 30 June 2023 #ZE —FE—=# XA =—+H I FH

4. OPERATING SEGMENT INFORMATION 4, BERREEGE)

(continued)
Property development
and investment Property management Total
NEBRRRE NEER &t
(Unaudited) (Unaudited) (Unaudited) (Unaudited) (Unaudited) (Unaudited)
(FEEH) (R&E7) (RE2H) (REEH) (REEH) (REE7)
Six months Six months Six months Six months Six months Six months
ended ended ended ended ended ended
30 June 30 June 30 June 30 June 30 June 30 June
2023 2022 2023 2022 2023 2002
Bz 8z BE HE B2 B2
- St —Z_f “BoCE “E o “EoCE - S
e ~A=TA AB=1A AA=1A AA=TA AA=1A
t7{EA E~fEA E~fEA t~ER t7fEA 1E~EA
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$:000
Fér AT FEr AT FAr AT
Segment revenue (note 5) A Hrizs) 65,686 71,859 103,821 108202 169,507 180,061
Segment results Ry 34,018 27,839 15,954 19577 49972 47,416
Reconciliation: HE:
Other unallocated income and gains A FARMARNE 5,238 178
Corporate and other unallocated expenses ~ AFIREMAATER (8,604) (19,191)
Profit before tax HRENRH 46,606 28,408
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
RIS AR S M E R R

For the six months ended 30 June 2023 #ZE —ZE—=%#,xF=+1Hi1F FH

4. OPERATING SEGMENT INFORMATION 4. HERREIHE(E)
(continued)
Property development
and investment Property management Total
NELRRRE NEER @it
(Unaudited) (Audited) (Unaudited) (Audited) (Unaudited) (Audited)
(REER) (#%7) (REEH) (&%R) (REEH) (&2R)
As at Asat 31 Asat Asat Asat Asat 31
30 June December 30 June 31 December 30 June December
2023 2022 2023 2022 2023 2022
R R I R R R
ZECCE —E - ZEC-CE S ZECCE S
AAZtR TZA=t-A AAZtR TZA=t-A AA=tE TZA=t-H
HK§'000 HK$'000 HKS'000 HK$'000 HK$'000 HK$'000
TE7 TAT FE7 AT TE7 AT
Segment assets RREE 5,836,702 5,801,650 290,430 306,417 6,127,132 6,108,067
Reconclliation: i
Corporate and other unallocated assets NREMAAREE
— Property, plant and equipment —0% BEREE 435 558
— Right-of-use assets —PREEE 1,723 2,203
— Prepayments, deposts and other GRS
receivables £t EER 1,778 2038
— Cash and cash equivalents —RELBEESEY 127,460 126,992
Total assets aaE 6,258,528 6,240,058
Segment labiltes RBeE 2,668,751 0,506,584 218,105 243,461 2,886,856 2,840,045
Reconcilation: i -
Corporate and other unalocated iabilties ~ ATREMAIEEE
- Other payables and accruals — Bt ERUAREER 2514 4297
- Due to shareholders included inbankand ~ — RS
other borrowings (FIASRITRE IS 88,312 87,506
- Lease liabilties — g8k 1,846 2.3%
- Liabilty component of perpetual — kAR ER
convertiole bonds BESD 57,983 57,045
Totalliabiltes a8k 3,087,511 2,991,429

ESAEFERRAR  fH®RE 2023
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
AR AR S I A R R

For the six months ended 30 June 2023 #ZE —FE—=# XA =—+H I FH

5. REVENUE 5. A
An analysis of the Group’s revenue is as follows: REERADTHET :
(Unaudited) (Unaudited)
(REEZX) (RE&EZ)
Six months ended
BZLUTAEIEAREA
30 June 2023 30 June 2022
—E-=F —E-—F
NB=tH ~NA=+H
HK$’000 HK$'000
FETT FEIT
Revenue from contracts BEEEHBA
with customers 103,821 108,202
Revenue from another source H i 2RI A
— Gross rental income from —REREME
investment property LETHER
operating leases e KA LEE 65,686 71,859
169,507 180,061
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION

FREARG A AR S B B B R B R

For the six months ended 30 June 2023 #ZE —ZE—=%#,xF=+1Hi1F FH

5. REVENUE (continued)

Notes:

(a)

Disaggregated revenue information
Six months ended 30 June 2023 (Unaudited)

WA (§8)
Wit -

(a) LN RTE-¢ 2
BHEr—F —_=F NA=+HIF N

HCRAEEFZ)
Property
development Property
Segments and investment management Total
iR NERERRE MEER #st
HK$’000 HK$'000 HK$’000
FET FE7 FE
Type of goods or services EmSRBES
Rendering of property management services RENEFERRBR
and other services H At RS - 103,159 103,159
Revenue from restaurant operation REBEELHKA - 662 662
Total revenue from contracts with customers BRI AEE - 103,821 103,821
Revenue from another source HAFORBA
- Gross rental income from investment property  — R EREMELLTE
operating leases Eopiseal ONeE 65,686 - 65,686
Total revenue oL 65,686 103,821 169,507
Timing of revenue recognition AR ER
Services transferred over time KR 2 R - 103,159 103,159
Services transferred at a point in time N EEER 2 R - 662 662
Total revenue from contracts with customers RFEANMAERE - 103,821 103,821
Revenue from another source HisRFRA
— Gross rental income from investment property ~ —RERAMELLHE
operating leases RESKALEE 65,686 = 65,686
Total revenue Nt 65,686 103,821 169,507
Geographical market HWETHE

All revenue from contracts with customers were generated
in Mainland China.

ESAEFERRAR  fH®RE 2023
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION

FPEARBA AR S BT I BRI B R

For the six months ended 30 June 2023 #ZE —FE—=# XA =—+H I FH

5.

40

REVENUE (continued) 5. UA(#E)
Notes: (continued) Kiat - (&)
(a) Disaggregated revenue information (continued) (a) L ONGRTE-¢ 16 )
Six months ended 30 June 2022 (Unaudited) BEr—ZF - —F NA=+HINE
VAE S &7
Property
development Property
Segments and investment management Total
e} MEBRRIEE MEEE FEE
HK$'000 HK$'000 HK$'000
FET FET FET
Type of goods or services ERTREES
Rendering of property management services RENFERRSG
and other services REM R - 104,026 104,026
Revenue from restaurant operation REBBLEHOBA - 4,176 4,176
Total revenue from contracts with customers BPENBANEE - 108,202 108,202
Revenue from another source HiRMA
- Gross rental income from investment property  — R EREMERLTAE
operating leases SR ALE 71,859 = 71,859
Total revenue LN~ 71,859 108,202 180,061
Timing of revenue recognition WA
Services transferred over time BER 8% 2 IR - 104,026 104,026
Services transferred at a point in time R EEER 2 R - 4,176 4,176
Total revenue from contracts with customers RRAHABE - 108,202 108,202
Revenue from another source HARERA
- Gross rental income from investment property  — R BREYLCETE
operating leases MAEEKALE 71,859 = 71,859
Total revenue LN« 71,859 108,202 180,061
Geographical market WEHE

All revenue from contracts with customers were generated
in Mainland China.

FIARP AN BIAREESE -
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6.

NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION

FREARG A AR S B B B R B R

For the six months ended 30 June 2023 #ZE —ZE—=%#,xF=+1Hi1F FH

REVENUE (continued) 5. IA(##E)
Notes: (continued) Kzt - (&)
(b) Performance obligations (b) BHEE
Information about the Group’s performance obligations in ERAEBRNEEANANNBHNE
contracts with customers is summarised below: ERERB T
Provision of property management services PBRYEEERE
The performance obligation is satisfied over time as services B 40 & £ BE 12 4 PR 75 1) BRF ) 2 R
are rendered and payment in advance is normally required. 17 BBEFEEFEENER -
Restaurant operation EELE
The performance obligation is satisfied when the catering BHEARELREFRREE KR
services have been provided to customers. The Group’s BERERIT ASBHERFEEEMN
trading terms with its customers are mainly on cash and BEIBESREEREEIRRS -
smart card settlement on delivery. The credit period is ERE—MRE—ERLT -
generally less than one month.
OTHER INCOME AND GAINS, NET 6. HtukARKS ' B8
An analysis of the Group’s other income and gains, net is as AREBEMPARKZ  FERESHTW
follows: N
(Unaudited) (Unaudited)
(REEX) (Rig&#Z)
Six months ended
HZELUTAELEARER
30 June 2023 30 June 2022
—E-=F —E-_F
NA=TH ~A=+H
Notes HK$°000 HK$’000
HaE FET FEIT
Other income EmUgA
Bank interest income IRITH B HA 1,388 250
Interest income of loan FEWE K
receivables FEUA 1,452 2,081
Compensation from a REEER A
contractor wHE (a) - 12,916
Penalty income SOFRUEA 844 1,004
Financial guarantee income AR HEAR I (o) 5,588 5,428
Others Hiph 5,608 3,010
14,880 24,689
Other gains, net HalUg A - FRE
Foreign exchange gain, net SNEUNES - TFER 5,975 -
Gain on disposal of a subsidiary HE—fNEB AR 2HaE 20 - 3,809
5,975 3,809
20,855 28,498

ESAEFERRAR  fH®RE 2023
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
AR AR S I A R R

For the six months ended 30 June 2023 #ZE —FE—=# XA =—+H I FH

6.

42

OTHER INCOME AND GAINS, NET
(continued)

Notes:

(@)

The amount represented compensation received from a
contractor upon termination of a construction contract for
an investment property under construction in Culver City,
the USA during the six months ended 30 June 2022.

Income from financial guarantee fee represents guarantee
fee received by the Group from financial guarantees
provided to the banks for an independent third party, 1t 727
TEBEEAR AR (‘BCEG Road and Bridge Construction
Group Co., Ltd.” or “BCEG”). Details are as follows:

(i) guarantees given by Beijing Wangangtong
Technology Development Limited Company, an
indirect wholly-owned subsidiary of the Company,
to two banks in the PRC in connection with
facilities granted to BCEG on 23 August 2021 and
9 September 2021. The banking facilities of BCEG
granted by the two banks were RMB300 million
and RMB216 million respectively, of which a total
amounts of RMB279,755,000 were utilised by
BCEG as at 30 June 2022. Beijing Wangangtong
Technology Development provided guarantees in
favour of BCEG by pledging its properties to the
two banks (note 11). In return, Beijing Wangangtong
Technology Development shall receive from BCEG
a guarantee fee of 2% per annum on the actual
drawdown amount by BCEG under the banking
facilities. The Group does not hold any collateral or
other credit enhancements over the guarantees.
Further details are set out in the Company’s
announcement dated 4 August 2021. The Group
recognised financial guarantee income from this
guarantee of HK$3,342,000 in profit or loss during
the six months ended 30 June 2022.

6.

Htg A R U - BEE(HR)

wii -

(@)

ZRBEEREE-_TE XA
=+ HIEAEABRAKIEERRR
B —EEERREMENBRESYD
R B iSRRI REE o

MBEREFREARAEAEE RS2
BUYF=NTIRETIEREEREGR
AB(IERETRBEE ] @RTT
RUEVBERMERNERER -
BRARBAOT ¢

[0} RARNEEEEWEB AR
ITREEBEEERARR
AR RBRTEEEER
TE-—FNAZ+=AK=
T —FHANAERNE
& [7) R B W P SR A TR AR A 4R
RoGTRBETIREEEES
MAERITIRENRITRE
2 5l A& A R % 300,000,000
7T & A R # 216,000,000
Lo RZEZZFARA=T
H tRZ2IKRBEED
AERBRAEFHARE
279,755,0007T ° kR EH
BRBRERAGEYEER
THRERITAAR - IR
BIRBERRZm ARM
ERHFEN) - EARIR -
IEREABESERKERIL
RTINS R BRI R
ITHRBEERBITHREERT
BRI G RE2% M FEE
RE - REEN ML EREE
BEAER RS EMEEE
BRIA - EZFHBEHRAA
AIPEAE T —_—F )\ AN
HE A - REEREBES
T —FRNA=THIENE
A HAR #4 2R B s YE IR 80 81 75
& 1R U A 3,342,000 7% T HE

RHEE
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
RIS AR S M E R R

For the six months ended 30 June 2023 #ZE —ZE—=%#,xF=+1Hi1F FH

OTHER INCOME AND GAINS, NET

(continued)
Notes: (continued)

®)

(continued)

(i)

a guarantee given by Kaipeng Technology, an
indirect 99.9% owned subsidiary of the Company,
to a bank in the PRC in connection with a facility
granted to BCEG pursuant to a guarantee
agreement between Kaipeng Technology and
BCEG on 15 March 2022. The banking facility of
BCEG granted by the bank was RMB800 million
and RMB780 million was utilised by BCEG as at 30
June 2023 (31 December 2022: RMB800 million).
Kaipeng Technology provided a guarantee in favour
of BCEG by pledging its properties to the bank
(notes 11 and 12). In return, Kaipeng Technology
shall receive from BCEG a guarantee fee of 1% per
annum of the actual drawdown amount by BCEG
under the banking facility. The Group does not hold
any collateral or other credit enhancements over
the guarantee. Further details are set out in the
Company’s announcement dated 15 March 2022.
The Group recognised financial guarantee income
from this guarantee of HK$4,106,000 in profit or
loss during the six months ended 30 June 2023 (six
months ended 30 June 2022: HK$2,086,000).

ESAEFERRAR  fH®RE 2023
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=+ B 175 E B HHE #K
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REAERRR S
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B IS ERIB R

For the six months ended 30 June 2023 #Z — &

OTHER INCOME AND GAINS, NET

(continued)
Notes: (continued)

(b

(continued)

(i

a guarantee given by Beijing Wangangtong
Technology Development to a bank in the PRC
in connection with a facility granted to BCEG
pursuant to a guarantee agreement between Beijing
Wangangtong Technology Development and BCEG
on 7 October 2022. The banking facility of BCEG
granted by the bank was RMB300 million and
RMB262 million was utilised by BCEG as at 30
June 2023 (31 December 2022: RMB300 million).
Beijing Wangangtong Technology Development
provided a guarantee in favour of BCEG by (a)
pledging its properties to the bank (note 11); (b)
pledging its rights to receive rental income and
corresponding lease receivables arising from the
pledged properties to the bank; and (c) providing
a joint liability guarantee for the repayment by
BCEG. In return, Beijing Wangangtong Technology
Development shall receive from BCEG a guarantee
fee of 1% per annum of the actual drawdown
amount by BCEG under the banking facility. The
Group does not hold any collateral or other credit
enhancements over the guarantee. Further details
are set out in the Company’s announcement
dated 7 October 2022. The Group recognised
financial guarantee income from this guarantee
of HK$1,482,000 in profit or loss during the six
months ended 30 June 2023 (six months ended 30
June 2022: Nil).

These financial guarantee contracts are measured at the

higher of expected credit losses (the “ECLs”) allowance and

the amount initially recognised less the cumulative amount
of income recognised. The ECLs allowance is measured

by estimating the cash shortfalls, which are based on the

expected payments to reimburse the holders (i.e., the

banks) for a credit loss that it incurs less any amounts that

the Group expects to receive from the debtor (i.e., BCEG).

During the six months ended 30 June 2022, an ECLs

allowance (remeasurement of these financial guarantee
contracts) of HK$10,315,000 was provided (note 8).

= FANA=FHIENEA
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION

For the six months ended 30 June 2023 & & —

FREARS B4R S B I B R B 5
J/f/\ﬁ —/_Elt/\/@ﬁ

FINANCE COSTS 7. MEEHA
An analysis of the Group’s finance costs is as follows: AREBYFBERITWOT :
(Unaudited) (Unaudited)
(REEZR) (RigEZ)
Six months ended
BZLUUTAMIEANEAR
30 June 2023 30 June 2022
—E-=F T F
~NAZ=+H NA=TH
Note HK$’000 HK$’000
et FET FEIT
Interest on bank loans IRITERFIE 49,932 26,809
Interest on loan from a AR ER R E
shareholder of the Company R B 806 805
Interest on loans from director- B E 4| E IR MHEE XK
controlled entities B TS 1,018 -
Imputed interest on loans from  EEEH|IEERIEMHEE R
director-controlled entities B HEE T B 513 5,627
Interest on a quasi-loan equity MEBARZAZ AT
contributed by a joint venture BB ANERREER
partner of a subsidiary E=EFE - 13,939
Interest on perpetual KA R E AT B
convertible bonds 17 738 739
Interest on loan from an BB = REH
independent third party EZHA R 12,782 5,123
Interest on lease liabilities HEAEFE 178 75
Total finance costs B PR 65,967 53,117
Less: Amount capitalised in W IR EYER
investment property BA( S 5E
under construction (3,383) -
62,584 53,117
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
AR AR S I A R R

For the six months ended 30 June 2023 #ZE —FE—=# XA =—+H I FH

8. PROFIT BEFORE TAX 8. Raia#
The Group’s profit before tax is arrived at after charging/ REEBBTHENEMNG . (BT A) T3
(crediting): £IF -
(Unaudited) (Unaudited)
(REEZX) (RE&EZ)
Six months ended
BZLUTAEIEAEAR
30 June 2023 30 June 2022
—E-=HF —E-F
~NB=tH ~A=1+H
HK$’000 HK$’000
FET FET
Depreciation of property, ME - BEK
plant and equipment BEITE 495 517
Depreciation of right-of-use assets ~ {FREAENE 736 1,233
Amortisation of computer software T [ 21 {41 5 51 72
Foreign exchange differences, net ENZ% - F5 (5,975) 11,506
Remeasurement of financial BT EVBERELD
guarantee contracts (note 6(b)) (H1a6b)) - 10,315
9. INCOME TAX EXPENSE 9. FriSHRBA
An analysis of the Group’s income tax charge is as follows: REBRFAEHZHITOAT
(Unaudited) (Unaudited)
(REEZX) (RE&EZ)
Six months ended
BZLUTAEIEAREAR
30 June 2023 30 June 2022
—E-=F —E-CF
NB=tH ~A=1+H
HK$’000 HK$'000
FETT FEIT
Current — Mainland China &l — P B K RE 694 423
Current — UK B — 311 1,554
Current — USA 2 H— = - 976
Deferred IR 6,326 3,271
Total tax charge for the period REAMEBIES 8RR 7,331 6,224
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10.

NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION

FREARG A AR S B I B R B R

For the six months ended 30 June 2023 #ZE —ZE—=%#,xF=+1Hi1F FH

INCOME TAX EXPENSE (continued)

Note:

No provision for Hong Kong profits tax has been made for the
Period as the Group did not generate any assessable profits arising
in Hong Kong during the Period (six months ended 30 June 2022:
Nil).

Taxes on profits assessable elsewhere have been calculated at the
rates of tax prevailing in countries/jurisdictions in which the Group
operates, based on the prevailing legislation, interpretations and
practices in respect thereof.

EARNINGS PER SHARE ATTRIBUTABLE
TO SHAREHOLDERS OF THE COMPANY

The calculation of the basic earmnings per share amounts is
based on the profit for the Period attributable to shareholders
of the Company and the weighted average number of
ordinary shares in issue during the Period.

The calculation of the diluted earnings per share amounts is
based on the profit for the Period attributable to shareholders
of the Company, adjusted to reflect the deemed conversion
of all dilutive perpetual convertible bonds at the beginning of
that period, and the weighted average number of ordinary
shares used in the calculation is the total of (i) the weighted
average number of ordinary shares in issue during that
period, as used in the basic eamings per share calculation;
(i) the weighted average number of ordinary shares assumed
to have been issued on the deemed conversion of all dilutive
perpetual convertible bonds into ordinary shares of the
Company; and (i) the weighted average number of ordinary
shares with effect of dilution of share options.

ESAEFERRAR  fH®RE 2023

10.
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
AR AR S I A R R

For the six months ended 30 June 2023 #ZE —FE—=# XA =—+H I FH

10. EARNINGS PER SHARE ATTRIBUTABLE 10. *AFIRRELSRET

TO SHAREHOLDERS OF THE COMPANY (#8)

(continued)

The calculations of the basic and diluted earnings per share AARIRRELHBRERNREERF 2
attributable to shareholders of the Company are based on SHEBER AT 8UE -

the following data:

(Unaudited) (Unaudited)
(REEER) (REEE=Z)
Six months ended
BEUTEHIEAEA
30 June 2023 30 June 2022
—E-=F —EF
ANA=1H ~A=+H
HK$’000 HK$’000
FET FET
Earnings ZF|
Profit for the period attributable to KRR ENM
shareholders of the Company, AREIREEF -
used in the basic earnings per AR EERER
share calculation B 5 39,275 22,179
Interest on perpetual KA AT AR
convertible bonds BEHFE 738 739
Profit for the period attributable to PN/NET 3
shareholders of the Company, AEERF
used in the diluted earnings per ARstEEREs
share calculation A 40,013 22,918

48 GR LIFE STYLE COMPANY LIMITED INTERIM REPORT 2023



10.

NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
RIS AR S M E R R

For the six months ended 30 June 2023 #ZE —ZE—=%#,xF=+1Hi1F FH

EARNINGS PER SHARE ATTRIBUTABLE
TO SHAREHOLDERS OF THE COMPANY

(continued)

10. FLAFRRELEFERRF

(%)

Number of shares

R EE
Six months ended
BZLUUTHEIEAMEAR
30 June 2023 30 June 2022
—E-=F —E-F
~NAZ=1H ~NA=1H

Shares

Weighted average number of
ordinary shares in issue during
the period used in the basic
earnings per share calculation

Effect of dilution — weighted average
number of ordinary shares:
— Perpetual convertible bonds
— Share options

Weighted average number of
ordinary shares in issue during
the period used in the diluted
earnings per share calculation

ESAEFERRAR  fH®RE 2023

Vi)

AEERELRAT
Fir AN A
BRITTARZ
IREF19 2K

BEYE - BB
IREFIER -
— K AR B ES
— MR

AEESREERT
Fir P AN A
ERTEBRL
IREFI9 2K

3,199,373,986

1,460,074,000

719,350

3,199,373,986

1,460,074,000

4,660,167,336

4,659,447,986
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
REAERRR S

For the six months ended 30 June 2023 #ZE —

B IS ERIB R

ﬁ/\ﬁ +E.Lt/\/@ﬁ

11. INVESTMENT PROPERTIES 11. BREYE
Under
Completed construction Total
=535 e=dey &t
HK$'000 HK$’000 HK$’000
FET FET FET
Carrying amount as e ——
at 1 January 2023 —A—HB/ERAE 4,518,793 416,464 4,985,257
Additions NE — 79,542 79,542
Transfer from properties BEROEEREYE
held for sale (note (c)) (B1a2(c) 181,757 - 181,757
Net loss from fair value N ERRFEE
adjustments (28,366) - (28,366)
Exchange realignment & H A (57,870) 1,917 (55,953)
Carrying amount as RZE—=F
at 30 June 2023 NA=TH®OEEEAE
(unaudited) (RE2EZ) 4,614,314 497,923 5,112,237

Notes: Hrat -

(@ The Group’s completed investment properties as at 30 June (@) RZB_ZFAXA=1THR=ZF
20283 and 31 December 2022 represented a commercial Tt A=t—HAREZE
building located in London, the UK; a commercial and ERIRE Y EEL N RE R —
residential complex located in Santa Monica, the County EERETF UK KB A EEDR
of Los Angeles, State of California, the USA (the “US MNBEHERBRERTHEELESY
Complex”); and a commercial building located in Beijing, X([XBHZEamE])  RMIRH
the PRC, which are leased to third parties under operating IR —EREETF  ZEFIRE
leases. KEHEHBETE=R -

50

The Group’s investment property under construction as at
30 June 2023 and 31 December 2022 represented a parcel
of land located in Culver City, the USA.

During the Period, the use of certain units in the properties
held for sale has been changed upon the inception of
operating leases with external third parties. As a result, the
leased portion of the properties held for sale was transferred
to completed investment properties and a remeasurement
gain of HK$61,714,000 (six months ended 30 June 2022:
HK$13,084,000) was recognised in profit or loss during the
six months ended 30 June 2023.

As at 30 June 2023 and 31 December 2022, the Group’s
investment properties were all pledged to secure financial
guarantee contracts (note 6(b)), banking facilities granted to
the Group (note 16(a)) and loans from financial institutions
(note 16(b)).

RZEBE_=ZF~A=Z+HEKZ=Z
——Ff+-A=t+—HAKEZ#E
BHREMEREMNNEZBRRE BN
22—t o

JEAZIKHHFﬁ BIOMNBFE =R RE
HE % - %ﬂ’ﬁiﬂﬂ%%ﬂ’]*ﬂ v
Zﬁﬁﬁﬁéiﬂﬁ o FHItt - REEZ
Eo=FARNA=THLERERARFE

HEMENHELDEHE EKIR
BYENNREBRERER KR A
61,714,000 TT(BE=T -4 X
B=+HB17518A : 13,084,000/
JL) °

RZE-_=Z=FA=Z=+AEK=Z

——®+=-A=+—H ' xEEFfT
BREMEHERR TAEENHG

BRSO (KEeb) - RITBME
(FH3E16(a)) » AR KR B & RS Z

B (HisE16(b) Z &R -
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION

FREARG A AR S B I B R B R

For the six months ended 30 June 2023 #ZE —ZE—=%#,xF=+1Hi1F FH

12. PROPERTIES HELD FOR SALE 12. HEHEME
Properties held for sale of the Group as at 30 June 2023 AEER—_ZE_=ZFA=Z+BK=F
and 31 December 2022 represented a certain portion of a T+ A=t+—HZBELEME
commercial building located in Beijing, the PRC. BURPBIE R —EREEFHNET
& o
As at 30 June 2023 and 31 December 2022, the properties RZEBE-_=FXA=+HK=-ZT_—
held for sale were pledged to secure a financial guarantee +ZA=+—08  EEHRRELEYME
contract (note 6(b)) and a banking facility granted to the EEAREBEBSERE 4 (K sE6(b)) &
Group (note 16(a)). ERITRVE (BHFE16(a)) TR °
13. TRADE AND LEASE RECEIVABLES 13. BB S RIEERM
(Unaudited) (Audited)
(REER) (Fe&%)
30 June 31 December
2023 2022
—E-=F . —
ARHA=TH +=A=+—8
HK$°000 HK$’000
FET FET
Trade receivables FEW B 5 8RR 132,011 119,914
Lease receivables FEWAE EBR R 47,521 42,330
Total gross trade and lease e E 5 R E IR
receivables k) 179,532 162,244
Less: Impairment (note (b)) B OREM D) (30,217) (29,146)
149,315 133,098

ESAEFERRAR  fH®RE 2023
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
AR AR S I A R R

For the six months ended 30 June 2023 #ZE —FE—=# XA =—+H I FH

13. TRADE AND LEASE RECEIVABLES
(continued)

52

Notes:

(@)

Trade and lease receivables are non-interest bearing and
arise from the provision of property management services
and leasing of investment properties. Tenants of the Group’s
managed properties are required to pay a calendar year’s
property management service fees annually in advance.

The Group’s credit terms of its trade and lease receivables
are negotiated with and entered into under normal
commercial terms with tenants of the properties managed
by the Group and tenants of investment properties.
The Group does not hold any collateral or other credit
enhancements over these balances.

Included in the Group’s trade and lease receivables as
at 30 June 2023 are amounts of HK$76,206,000 (31
December 2022: HK$65,312,000) in total due from
companies controlled by two directors of the Company,
which are repayable on credit terms similar to those offered
to other tenants in the ordinary course of business. Mr.
Wei Chunxian (“Mr. Wei”) and Mr. Sun Zhongmin (“Mr.
Sun”), both being directors of the Company, have beneficial
interests in these related parties.

As at 30 June 2023, certain lease receivables of
HK$47,165,000 (31 December 2022: HK$42,134,000)
in total were pledged to secure a banking facility
granted to the Group and a loan from a financial
institution for refinancing of a commercial building
in London, the UK (note 16(a)) and financing the
development of the US Complex (note 16(b)).

13. BKESRIEBERE)

wii -

(@)

EWE S RAERR AT ERR
REMEEERRBELEEREME
BEL BFEFARAEEEEZY
¥ BAEFEN—BABEFEZMEE
EREE -

AEEREEZ REERRNEER
FREBEAEEEENYEBAL
REBREYMEBP R —RE IR
BRI » AEE N Wt % FE BT
BEMERRKEMEERTERE -

REBR-_ZT-_=FA=+HHK
BWE S EAERRBEREEAA
AIMBEZZERN AR 2 RIEE H
76,206,000 L (T - —F+— A
=+—H :65,312,000/T) ' WA
EREUNEETEBREPRA
AP AT IR R EERHER - 38
WA ([FEE]) REMREE
(TREED(BAERATES)RNZ
LM RBE Btk o

R-ZZE-_=F A=+H" &84
5747,165,0008 L (T —F+=
BZ=+—8 : 42,134,000/ 7T ) B 7
FrRREERREEFEARNER
AREGH—EHEEFTHRE (H
16(@) REREFRLAEMEMBE
(FI5E16(0)) MIE I ERTT B E LA K2 3R
B—HEREENER ZER -
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION

FREARG A AR S B I B R B R

For the six months ended 30 June 2023 #ZE —ZE—=%#,xF=+1Hi1F FH

13. TRADE AND LEASE RECEIVABLES

(continued)
Notes: (continued)

(b) An ageing analysis of the trade and lease receivables, based
on the due date and net of impairment, is as follows:

13. BB RHEERMR(E)

Mst - (&

(b) REMAHZ BIWE 5 R EERR
(AEFNERRE) 2 BRI DT AT

(Unaudited) (Audited)

(RIGEX) (feE:=%)

30 June 31 December

2023 2022

—E-=F —E_F

~A=1+H +=—A=+—H

HK$°000 HK$’000

FETT FET

Current B 79,702 76,907
Past due: B2EH -

Less than 1 year PRA—F 44,384 47,000

1 year to 2 years —EWF 21,731 8,538

2 years to 3 years ME=F 3,498 653

149,315 133,098

An impairment analysis is performed at each reporting
date using a provision matrix to measure expected credit
losses. The provision rates are based on the average
of historical incurred credit loss experience on each
ageing group of trade and lease receivables. Generally,
trade and lease receivables are written off if they are not
considered recoverable by the Group and are not subject to
enforcement activity.
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
AR AR S I A R R

For the six months ended 30 June 2023 #ZE —FE—=# XA =—+H I FH

13. TRADE AND LEASE RECEIVABLES 13. BEHRBERER(E)
(continued)
Notes: (continued) Kiat - (&
(b) (continued) (o) (&)
Set out below is the information about the credit risk BERAAEEEBEEEETE/E
exposure on the Group’s trade and lease receivables using WE G REEERNZERRER
a provision matrix: T -
At 30 June 2023 RZZE—_=FA=1+H
Ageing based on due date
EREIH AR
Less
than 1t02 2t03 Over
Current 1 year years years  3years Total
BEH JR-F -E@E WMEZE UL At
Expected credit loss rate BHEERRX 027%  811%  17.93%  55.18% 100%
Gross carrying amount (HK$'000) RmaE(FET) 79914 48,301 26,478 7,804 17,035 179,532
Expected credit losses (HK$'000) BHEEER(FET) 212 3,917 4,747 4,306 17,035 30,217
As at 31 December 2022 RZTEZZF+=-A=+—H

Ageing based on due date

HRIHAH0ER
Less

than 1102 2103 Over
Current 1 year years years 3 years Total
B JIR-F -EMFf WE=F ZFuE Bt

Expected credit loss rate BHERERX 0.25% 868%  3369%  87.01% 100%
Gross carrying amount (HK$'000) FHSE(FET) 77,100 51470 12875 5026 15773 162,244
Expected credit losses (HK$'000) BHERER(FET) 193 4,470 4337 4373 15773 29,146
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION

FREARG A AR S B I B R B R

For the six months ended 30 June 2023 #ZE —ZE—=%#,xF=+1Hi1F FH

14. BALANCES WITH RELATED PARTIES 14.

The balances with related parties are unsecured, interest-
free and have no fixed terms of repayment. Mr. Wei and Mr.
Sun, both being directors of the Company, have beneficial
interests in these related parties.

(a) Due from related parties
Balances mainly represented property management
fees, utilities expenses and miscellaneous expenses
paid on behalf of the related parties by the Group.

(b) Due to related parties
Balances mainly represented short term advances
from related parties in which Mr. Wei and Mr. Sun
have beneficial interests.

15. TRADE PAYABLES 15.

Trade payables are non-interest bearing and the average
credit period is 60 days.

An ageing analysis of the Group’s trade payables as at the
end of the reporting period, based on the invoice date, is as

BB 2GR

RN 2 A AEER - RERILE
BEERS - RELERREEHARA
AREF)RREWH R RA B

S o

E\

(@) FEUERBES RIA
‘BRI EEAEERKRBEH X
NZOEEEER 2REXRE
RANMHERER -

(b) EfIREBFRIE
T BIERAAERRLERE
B o M 7 ) BB 5 2 RO HREAER o

18 IR
B E ZRFAETE B - B FHEER
608

REIEHR - AEBEENESRRIR
BRZEMZRESTMT

follows:
(Unaudited) (Audited)
(REBER) (F&EZ)
30 June 31 December
2023 2022
—EBEC=F T
~NA=t1H +=—A=+—8
HK$°000 HK$’000
FAET FET
Within 3 months =EAR 41,365 66,476
4 to 6 months mE7SE A 2,526 8,788
7 to 12 months +t=+ @A 2,054 8,858
Over 1 year — - 4,038 4,637
49,983 88,759
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION

FPEARBA AR S BT I BRI B R

For the six months ended 30 June 2023 #ZE —FE—=# XA =—+H I FH

16. BANK AND OTHER BORROWINGS

56

16. SRITRHM{ER

(Unaudited) (Audited)
(REEZX) (JeFEZ)
30 June 31 December
2023 2022
—E-=F —E-_F
AA=tH +=ZA=+—H
Notes HK$’000 HK$°000
HiaF FETT FET
Bank loans, secured RITER(BER) @ 1,564,623 1,573,973
Other loans: HEMER
Loan from a financial T EEEBIR RN E R
institution, secured (FB3) (b) 369,044 252,201
Loan from a shareholder of AR B — B IR
the Company, unsecured HER(EER) (c) 88,312 87,505
Loans from director- BRI ERBREM
controlled entities, KSR (I R)
unsecured (d) 79,385 81,027
Loan from an independent BB = RMEA
third party, unsecured B (EEE) (€ 335,683 329,481
872,424 750,214
Lease liabilities HERE 3,694 4,323
Total bank and other IR1T R H At & 4B RR
borrowings 2,440,741 2,328,510
Notes: Hiat -

() The Group’s bank loans as at 30 June 2023 and 31
December 2022 were obtained for operation and financing
the purchase and construction of the Group’s investment
properties. The bank loans bear interests at floating rates
with effective interest rates ranging from 5% to 7.08% per
annum (31 December 2022: 5% to 5.58%). The bank loans
are secured by certain investment properties (note 11(d)),
properties held for sale (note 12) and lease receivables (note

13(a)) of the Group.

REFBR-_E-_=FA=1+BEK
- —F+-A=+—HZRTT
BERNABLERABE MERARE
EREYEREMER - ZER1T
BRI BB EEF5%E7.08%H)
FBANEFBE(ZTEZ=F+=A
=t+—H : 5%%E558%) - ZER
TERBAAEERE THREDE (T
11(d)) * FELEWE(HFE12) RIE
e FE AR 3k (I 7E13(a)) VAR ©
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For the six months ended 30 June 2023 #Z—

16. BANK AND OTHER BORROWINGS

(continued)
Notes: (continued)

(@)

(continued)

Included in the Group’s bank loans was a bank loan
obtained from a bank in the PRC during the six months
ended 30 June 2023. As at 30 June 2023, the bank loan
was amounted to HK$936,608,000. The Group is required
to maintain certain amount in a specific bank account
through () a bank deposit of HK$6,666,000 (31 December
2022: HK$4,324,000) as restricted cash as at 30 June 2023
and could only be used for specific purpose or with approval
from the bank; and (ii) purchase of a financial asset at fair
value through profit or loss during the six months ended 30
June 2023. The bank loan is also guaranteed by Mr. Wei,
Mr. Wei's spouse and a related company, 1t 5B $1 1% A% &
R 22 7] (“Beijing Guorui Holdings Company Limited”). Beijing
Guorui Holdings Company Limited is indirectly owned by
Mr. Wei and Mr. Sun.

The loan from a financial institution was obtained to finance
the operating costs of the US Complex, which is an
investment property of the Group. The loan bears interest
at a floating rate with an effective interest rate of 9.15% (31
December 2022: 7.76%) and at a fixed rate of 3.65% per
annum (31 December 2022: 3.65%) and is guaranteed by
the Company and secured by pledges of an investment
property (note 11(d)) and lease receivables (note 13(a)) over
the US Complex.

Pursuant to a shareholder’s loan agreement dated 1
January 2019 entered into between the Company and Gang
Rui International Investment (HK) Limited (“Gang Rui”), which
holds a 25.37% shareholding in the Company as at 30 June
2023 and in which Mr. Wei-and Mr. Sun have beneficial
interests, Gang Rui granted a shareholder’s loan facility of
HK$200,000,000 (or its equivalent in US$25,489,000) to the
Company, of which HK$88,312,000 (31 December 2022:
HK$87,505,000) had been utilised as at 30 June 2023.

The shareholder’s loan is unsecured, bears interest at the
rate of 2% per annum, and is repayable in 3 years from
21 March 2019, which is the first drawdown date of the
principal. Pursuant to a shareholder’s loan agreement
dated 1 January 2022 entered into between the Company
and Gang Rui, maturity date of the shareholder’s loan
is extended to 31 December 2024. The balance was
classified as non-current liability as at 30 June 2023 and 31
December 2022.

During the six months ended 30 June 2023, interest paid
and payable to Gang Rui in respect of the shareholder’s
loan amounted to HK$806,000 which was recognised as
finance costs for the Period (six months ended 30 June
2022: HK$805,000).
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION

FREARG A AR S B I B R B R
j‘f/\ﬁ —/_Elt/\/@ﬁ

16. SMITRHEMER &)

Bret : ()

(%)

AAREBBTERE—ERERE
:gifi/\ﬂf*FEHJ:/\ & A HA
F'EEJ%EEP—&ﬁﬁ&%ﬂ%ﬁ’xa@iﬁﬁ%
M ngfiiAﬂi+E’ﬁ
#R1T B 3 M & B8 A 936,608,000 78
JC ° EA*T*:¢/\H_+E’ $
SEACRERITERPFAEA TR
1E - A3 A()1F A 6,666,000 7T K
BRITER(ZE_=F+=A=1+—
H : 4,324,000) (E{EA X R %35
SEAANEERR - sSERITH
B FABA)  RiREE=
—=FNA=1+HI1ENE R B
B ﬁ@ﬂ?@ﬁ)&%@mﬁﬁéﬁﬂﬁfg o
ZIRTTERINEERLE « BEERN
fic 48 & — il B B 2 =4k B S 4 AR
ERATER - It RESIZRER
ARIAZRTERREERERES -

CRIEEBRENERDAZELSE
ME(REBNIREME) LB
AEEMER - ZEEFIRERF
E915%(—E-_—F+=-_A=+—
B :7.76%)H)F BN F R R FF3.65%
MEEME(ZZE=__F+=A
=+—H :3.65%)sF 8 HARQR]
REER  THEBRLGEYELE
B (HaE11d )&Jﬁé% EFHE
(Mﬁ$13(a))ﬁ’\]'f£ﬁf’ﬁﬁﬁ o

BIEARA R BB HBEBIEE(FE)
BRAREHD(R=2ZE=_=F
A=+HEFBARRE25.37%H %
B BBRGCERBREEHFERE
ﬁ]’lﬁe*”)ﬁfr;T_LEHH?% T—NE—
H AR RER '/%ﬁiﬁzli
T&ﬁzoo,ooo,ooo,%n(&w@
9’125489000%7_5)E’Jﬂx$§§mﬂ
% > 288,312,000 (=T ——
F+—=-H=+—8H : 87,505,000/5
TEBERZZ=Z=FA=1+RH%EE
)Eﬁo

ZEBRRERAEER  RFEMNE
2%t B WEBZZT—NLF=A
—+— E(Eﬂzﬁﬁﬁ'}guﬁmﬁiza)
HE3FWIEE - BEBEAR R EBHET
VHBAHA—ZT-_—_F—A—HHK
BRERDZ  BRRERNEEA
BERE-_FT_NF+=-_A=+—
H - RZTE-_=FA=+HEK=
T_—_F+_A=+—H B@%
BIE DB AIEENEEE -

ﬁ;t— = _:f’f/‘\ﬂ _+ E JJ:/‘\1

C IR ERE T REMSHEDY
ﬂ £.806,000/%8 7T B #7247 HA FE B
BKERABEE_ZE-_—_FA=1+H
1E75E A ¢ 805,000 7T) ©
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B IS ERIB R

16. BANK AND OTHER BORROWINGS

(continued)
Notes: (continued)

58

(@

The loans from director-controlled entities as at 30 June
2023 and 31 December 2022 were advanced from related
parties in which Mr. Wei and Mr. Sun have beneficial
interests. The loans as at 30 June 2023 will be matured
for repayment in 2023 and 2025 and are unsecured and
interest-free.

During the Period ended 30 June 2023, interest paid and
payable to director-controlled entities of HK$1,531,000 (six
months ended 30 June 2022: HK$540,000) was recognised
as finance costs for the Period (note 7).

The loans from independent third parties as at 30 June
2023 and 31 December 2022 were obtained to finance
the construction of the Culver City project, and the daily
working capital and investments in the PRC. The loans
are unsecured, bear interests at a fixed rate of 12.5% per
annum and at a floating rate with an effective interest rate of
3.65% per annum, and are repayable in 2023 to 2026.

In addition, during the Period ended 30 June 2023,
total interest paid and payable in respect of loans from
independent third parties of HK$12,782,000 (six months
ended 30 June 2022: HK$5,123,000) was recognised as
finance costs for the Period.

= FANA=FHIENEA

16. |ITREMERR (&)

Hret - (&)

©)

RIZ_=ZFRA=Z+tHKR-ZF
Tt HA=t—H  EF=EZ
MERBRANER I HREERF
TEREREES RSB
B -NRZE_=FRNA=TANE
RER_B_=FR_ZT_AFF
HEE  AEERARLE -

Fﬁi_7_ FRNA=Z1+HILE

BN REMNEEEHNE ST
,§\1,531,ooo/%7c(§jz§:2::¢ﬁ
A=+HI7X1EA : 540,000/ T)
ERERAAIEIEE R (HE7) -

RZE_=F~A=Z=+tHEZZE
——#+=-A=+—H ' BIF=
E%fm%ﬁﬂﬁfﬁ%ﬁﬁﬁm
BUARRPENBELEBEEE R
&é%éﬁ%ﬂo&%% V=30
| 1ZEBF12.5% M EFE IR KB
MEGFI65%H)FEVFERFTE - I
RIZB=FE_T - RFEE-

o REBE-ZT-=F A=+
Et%% MBUE=FRENE

KB R F B 48%812,782,000
/%TE(@Z? 7ff¢/\)5] +E|JJ:
NEA ¢ 5,123,000/ 7T ) B HER A
MM EA -
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NOTES TO THE INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
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For the six months ended 30 June 2023 #ZE —ZE—=%#,xF=+1Hi1F FH

16. BANK AND OTHER BORROWINGS

(continued)
Notes: (continued)

(©)

The Group’s secured bank and other loans are secured by

Met - (%)

16. SMITRHEMER &)

(¢) AEBWBERMRTREMERTY

the following assets: HUATEEFEER
(Unaudited) (Audited)
(REBEX) (FeE%)
30 June 31 December
2023 2022
—EB-=F - —F
AA=tH +Z=ZA=+—H
Notes HK$’000 HK$'000
Bzt FETT FET
Investment properties KEYE 4,039,839 3,806,975
Properties held for sale BIEHEmE 12 412,771 550,111
Lease receivables FEUFR & IR 13(a) 47,165 42,134

Financial asset at fair value BRATESABRSN

through profit or loss EREE 10,811 11,496
Restricted cash IR HIHE 6,666 4,324

The carrying amounts of the Group’s bank and other
borrowings are denominated in the following currencies:

) AR BIRTT R E AR S KA BRE B A

THIEHEHE -

Carrying amount

BREE
(Unaudited) (Audited)
(RBEX) (fe&wt%)
30 June 31 December
2023 2022
—E-=F —E-—4F
ARA=1H +=RA=+—8H
HK$’000 HK$'000
FET FEIT
£ ES 715,983 681,594
Us$ = 523,161 398,632
RMB AREE 1,109,591 1,158,630
HK$ BT 92,006 89,494
2,440,741 2,328,350
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For the six months ended 30 June 2023 #ZE —

17. PERPETUAL CONVERTIBLE BONDS 17.

The Company had two batches of perpetual convertible
bonds outstanding as at 30 June 2023 and 31 December
2022, the summary information of which is set out as

ﬁ/\ﬁ +E.Lt/\/@ﬁ

KA AR %
RZEZ=FA=F+RAEK=Z=_=
+ZA=+—8  ARAREMILKEE
RISk AR E % - B BB & k7

follows: AT
Batch one Batch two
E—it EoHE
(note (a)) (note (b))
(K15t (a) (K15t b))
Issuance date ZEITAHE 17 August 2018 31 December 2021
—E2-NFENA++LH —E-—f+=ZA=+—H
Maturity date ZHAH No maturity date No maturity date
A mEIEE
Original principal amount [RIG AL RE HK$1,102,993,200 HK$77,066,000
1,102,993,200/8 7T 77,066,000/ 7T
Coupon rate EEAE 1% per annum and 1% per annum and

will cease to bear any
coupon after the fifth
anniversary of the date

will cease to bear any
coupon after the fifth
anniversary of the date

of issue of issue
FF1%I R 31T B B FHFE1%IW K817 HE
ERIAFEIR I RE FERBF R IEEE
FRIEE FRIRE
Conversion price AARIERERRKR  0.80 0.80
per ordinary share ZRBECET)
of the Company (HK$)
These perpetual convertible bonds were bifurcated into a TEHEEMS @ ZE KA BRES

liability component and an equity component for accounting

D RABEED kESHD

o TREUERN

purposes. The following tables summarise the movements
in the principal amounts, the number of conversion rights
outstanding, the liability and equity components of the
Company’s perpetual convertible bonds during the six
months ended 30 June 2023:

BE_ZT-_=FXA=+RHIXEAR
RAPKAR BB ESFZ NS - R1TE
ZABMEHE  BEMMEZHOZE
-

Principal amount outstanding KREEZETEE
Batch one Batch two Total
E—it -t &5t
HK$’000 HK$'000 HK$000
FEIL FEr FEIT
(note (a)) (note (b))
(K1t (@) (K1)
At 1 January 2023 and RZEZ=F—H—HFK
30 June 2023 —EZ=F,-A=1H
(unaudited) (RI&EZ) 1,090,993 77,066 1,168,059
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For the six months ended 30 June 2023 #ZE —ZE—=%#,xF=+1Hi1F FH

17.

PERPETUAL CONVERTIBLE BONDS

(continued)

17. RATBBRES (&)

Number of conversion rights outstanding RITHEZRIBIENE
Batch one Batch two Total
£t EHt a5t
(note (a)) (note (b))
(K15t (@) (K15tb))
At 1 January 2023 and R-ZE-_=F—AF—HBK
30 June 2023 ZEZ=FXA=1H
(unaudited) (RE&ERX) 1,363,741,500 96,332,500 1,460,074,000
Liability component EREn
Batch one Batch two Total
£—it £t &5t
HK$’000 HK$’000 HK$’000
FET FET FAET
(note (a)) (note (b))
(K1t (@) (Kia®))
At 1 January 2023 R—ZE=-—=F—H—H 58,789 3,456 57,245
Interest expense (note 7) FERZ (A7) 662 76 738
At 30 June 2023 RZEZ=F,A=1+H
(unaudited) (R 54,451 3,532 57,983
Equity component E28n
Batch one Batch two Total
ZE—Ht £t &5t
HK$’000 HK$’000 HK$’000
FAET FHET FAET
(note (a)) (note (b))
(K15t (@) (K1t )
At 1 January 2023 and RZE-=F—H—8k
30 June 2023 —E-=%,XA=FH
(unaudited) (RE&ZERZ) 1,078,217 94,027 1,172,244
ESEERARAR FHIERE 2023 61
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For the six months ended 30 June 2023 #ZE —FE—=# XA =—+H I FH

17. PERPETUAL CONVERTIBLE BONDS
(continued)

62

Notes:

@)

Pursuant to a sale and purchase agreement entered
into with Winluck Global Limited and Silky Apex Limited
(the “Vendors”) on 30 May 2018, the Company issued
a total of 451,576,000 ordinary shares and a batch of
perpetual convertible bonds to the Vendors on 17 August
2018 as partial consideration for the acquisition of 95%
equity interest in Wise Expert Investment Limited (“Wise
Expert”). Further details of the acquisition are set out in the
Company’s announcements dated 30 May 2018 and 17
August 2018, and a circular dated 20 July 2018.

For accounting purpose, the fair value of the perpetual
convertible bonds issued as consideration for the acquisition
of Wise Expert as at the date of completion of the
acquisition amounted to HK$1,130,568,000.

Further details of the terms of these perpetual convertible
bonds are set out in the Company’s circular dated 20 July
2018.

Pursuant to a sale and purchase agreement entered
into with the Vendors on 30 May 2018, the Company
further issued a batch of perpetual convertible bonds to
the Vendors on 31 December 2021 as consideration for
the acquisition of a remaining 5% equity interest in Wise
Expert. Further details of the acquisition are set out in the
Company’s announcement dated 31 December 2021, and
a circular dated 20 July 2018.

For accounting purposes, the fair value of the perpetual
convertible bonds issued as consideration for the acquisition
of Wise Expert as at the date of completion of the
acquisition amounted to HK$97,296,000.

Further details of the terms of these perpetual convertible
bonds are set out in the Company’s circular dated 20 July
2018.

The conversion of the perpetual convertible bonds is subject
to, amongst others, the condition that any conversion will
not result in the public float of the Company’s shares being
less than 25% of the total issued shares of the Company.

17.

kA BB R 5F (48)

wist -

(@)

1B % B s 48 IR 3k A BR A A K& Siky
Apex Limited (B 7 [) R = —/\
FRA=THIILZEEHE &~
ARARZE—NFEFNA+EAR
B 77 #1174 451,576,000 i% & @
R R —H XA RERES  (ERAK
B 7 Wise Expert Investment Limited
([ Wise Expert ] ) #995% f% # < &b
DRE - BEBEZRESEZE—F
HBEHRARABHAEA-_T—N\F
FAZ+EER-_ZE—N\FNA++L
Bz RkABRAE-ZZT—N\FtA
Z TRz -

REFEEMS - RERKER
H 15 /5 15 & Wise Expert 2 X (B
BITKATNBRREZZATER
1,130,568,0007% 7T ©

EMESAA TRRES HROE
—SRERRARAAMB-T
—NEEA=+AZER -

BEEEAR-_Z—N\EFEFRA=T
BV ZBEWE AR
T+ -A=+—BHRAEHE—
BT KA ES - EA
U B 7 Wise Expert B9 82 T~ 5% A% 1
ZRE -FEZBBESTEZE—S
HIEHNARATBHA-T - —4F
+TZRA=+—RzZAMEBEHAZ
E-NE+AZTHZEE -

REFEEMS R BEAR
HY - B A& U & Wise Expert 2 X (B
MEEIT KA BBREEZ AL EL
97,296,000/ JT, °

BEZE KA BB EF RN E
—SHBEAREARABAHER—F
—NFEAZTRZBH -

BERXAARRESBEZ(EFE
) EMER TS ERARFRM
ABRFRELRA AR ETED
HBOB% MR FTARIR -
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For the six months ended 30 June 2023 #ZE —ZE—=%#,xF=+1Hi1F FH

18. SHARE CAPITAL 18. B&&F
(Unaudited) (Audited)
(REEX) (JeFZ)
30 June 31 December
2023 2022
—EBE-=F —E-F
AA=tH +=-—A=+—8
HK$’000 HK$'000
FET FET
Issued and fully paid: ERITRER :
3,199,373,986 ordinary shares 3,199,373,986/%

=Rl 3,152,571 3,152,571

19. SHARE OPTION SCHEME 19. WRRR#ERtE

The Company’s share option scheme (the “Share Option
Scheme”) was adopted pursuant to a resolution passed
on 7 November 2016 (the “Adoption Date”) for the primary
purpose of (i) incentivising and rewarding those who
have contributed or may contribute to the development
of the Group; and (ii) attracting and retaining skilled and
experienced personnel (“Eligible Participants”) and motivating
them to strive for the future development of the Group by
providing them with an opportunity to acquire proprietary
interests in the Company thereby linking their interest with
that of the Group. The Share Option Scheme will remain in
force for a period of ten years commencing on the Adoption
Date and shall expire on 6 November 2026, subject to early
termination provisions contained in the terms of the Share
Option Scheme. The board of directors of the Company may
grant options to Eligible Participants to subscribe for shares
in the Company subject to the terms of the Share Option
Scheme.

ESAEFERRAR  fH®RE 2023

RER-_ZF-R"E+—ALB(KRAB
H1 ) BBHRESR - AR B BRES
g([BEETE ) EERA  =EE

BRREESARAREEERNKS -
()3 & 228 & ¥t 2k m] B Y AN ok [ ) 3
RIELERAOAL © K(i)R5| REBH
REEEERNAB([AER2ERE])
URHBRERAEENRKERE
M MRS S AR E AR
SEE—E - ZBBAER e RAA
HERT T FRBR - AR T RF
T—ARBER  EXRRERETS
ZIERA B IR PR IR - FERBAE
AHEIERHRRT - AAREER/AR
RERZEERNBREARBART

Bedn o
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19.

64

SHARE OPTION SCHEME (continued) 190. HMEBR#ERTEI(48)
The total number of shares in respect of which options may EREARAARBREELIENBFRT
be granted at any time under the Share Option Scheme is IR IR BB AR 1 51 S0 7 RE B R 5% I Y B AR
not permitted to exceed 10% of the shares of the Company 18 A A2 BT S EBB AN A R RN ER AR
in issue at the Adoption Date, without prior approval from BEAE BHITRMDA10% ° BHh + BEAT
the Company’s shareholders. Further, the total maximum {FIREEEACHE T2 M AN BT EAth BE
number of shares which may be issued upon exercise of all R R BB ARITERN RIS E RTTE
outstanding share options granted and yet to be exercised B R I RE TR IR D = R BT S
under the Share Option Scheme and any other share option BN B T 2 B3 ITARA30% ° i
schemes of the Company must not exceed 30% of the issued M— % EBRRSIB I IFNITESNT
share capital of the Company from time to time. Options A ES 8 R AR LA B RENMT
granted to a substantial shareholder or an independent non MEZEReIER L B E12{8 A Bk 85
— executive director, or to any of their respective associates, RN BB E TN 0.1% B 42
in excess of 0.1% of the shares of the Company in issue BEMBIANELAHELNEAR
at any time and with an aggregate value (based on the MERAMAQNTRMD T EEELE)
closing price of the Company’s shares as stated in the daily 355,000,000 7T * BELERIRE KR
quotation sheets issued by the Stock Exchange at the date 2 FEYSIREHLE -
of the grant) in excess of HK$5 million, within any 12-month
period up to and including the date of grant, are subject to
shareholders’ approval in advance in a general meeting.
30,000,000 share options were granted to an employee on 30,000,000 EEREER =T =_=F
28 April 2023 under the Share Option Scheme, which will be MA -+ N \BiEEEREER T2
vested after 1 year on 28 April 2024 and can be exercised BE ¥R —FEN_Z_UFIEA
within 3 years by 27 April 2026. The exercise price of the —tNHEE AR _-_ZE_FMN
share options is HK$0.922 per share. Further details are set AZ+tHRI=FAITE - BREZTT
out in the Company’s announcement dated 28 April 2023. FEAEFRH0.922/8 T - #E— 5+
The fair value of the share options granted during the Period EHERNAARBHA-ZE-_=FMA
was HK$9,905,000 (HK$0.33 each), of which HK$1,732,000 ZHNBZ A - BEAR LD ERE
was recognised as a share option expense in profit or loss 2 NF{E 59,905,000 7T (B170.3378
during the Period. JT) » E 1,732,000 TR EAR 2 185
FHERAERENS
The fair value of the equity-settled share options granted RERNR B AR EENEREN D
during the year was estimated as at the date of grant using FERERE R —FRTEXREZ
the Black-Scholes model, taking into account the terms BibaT « 485 IR BB ARAE 2 G TR R {6
and conditions upon which the options were granted. The o TRESIFTHER 28 A
following table lists the inputs to the model used:
2023

—E=F
Dividend yield A B s &= 0%
Expected volatility SEEARI IS 52.63%
Risk-free interest rate o [ B N = 3.21%
Expected life of options R 2 AT 5 3 years
Forfeiture rate R 0%
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SHARE OPTION SCHEME (continued) 19. RERR#ERTEI(IE)
The expected life of the options is the time to maturity of BN TR ES A ARBERER IR
the options granted under the Share Option Scheme. The BB RS RE 2 B HARSRY o T8 HAR 08 S A A
expected volatility reflects the assumption that the historical SR IB1E AR IESIBIZHREK © I F
volatility is indicative of future trends, which may also not —TFEERER -
necessarily be the actual outcome.
No other feature of the options granted was incorporated HE AT ERBEYA DR BRERN
into the measurement of fair value. H AR o
At the end of the reporting period, the Company had R EIR - A2 54H30,000,00017 5%
30,000,000 share options outstanding under the scheme. STEITE TR BRE S ARITE - BIEBEAA
The exercise in full of the outstanding share options would, AIRITIRAGERE - 2EITERARITERE
under the present capital structure of the Company, result R 18 B B AN N ] BB SN2 £T730,000,000
in the issue of 30,000,000 additional ordinary shares of the A% @ AL  BEIMIRAS 527,660,000 7T
Company and additional share capital of HK$27,660,000 (HIBREE7THAY AT  (E A AR E HE %
(before issue expenses), which represented approximately TR #490.94% °
0.94% of the Company’s shares in issue as at that date.
DISPOSAL OF A SUBSIDIARY 20. HEMELTF
(Unaudited)
(RE&EZ)
Six months
ended
30 June 2022
S —
~NA=+H
LEREA
HK$’000
FET
Net assets/(liabilities) disposed of: HEEE (BF)FHE :
Property, plant and equipment Y E N YN ] 5
Prepayments, deposits and other receivables TERFRIE « 7l & R Efth EWGRIE 1,391
Cash and cash equivalents RERBEEEY 753
Other payables and accruals H At e RIA R EET & A (809)
Due to related parties FE{H ARG 75 5RIE (5,462)
Other tax payables E b IE (64)
(4,182)
Exchange fluctuation reserve P R B 373
Gain on disposal of a subsidiary HE—EMB AR 2 M 3,809

Satisfied by:

Cash Re

ESAEFERRAR  fH®RE 2023
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20. DISPOSAL OF A SUBSIDIARY (continued) 20. HEMMEAT ()
An analysis of the net outflow of cash and cash equivalents BERELEWNBATNESMREESEY
in respect of the disposal of a subsidiary is as follows: SFREONTIR
(Unaudited)
(RE&EZ)
Six months
ended
30 June 2022
HE-_ZT-_—F
~A=+H
1R EA
HK$’000
FET
Cash consideration RERE =
Cash and bank balances disposed of HERE RIRITER (753)
Consideration receivables as at period end REPRERKRE )"
Net outflow of cash and cash equivalents BRHE—HBARNEREE R
in respect of the disposal of a subsidiary HeEBYWF R FE (753)
* Less than HK$1,000. * LIA1,00078 7T ©

21.

66

In January 2022, pursuant to a sale and purchase agreement
entered into between the Group and a related company
which Mr. Sun is the director of the related company, the
Group disposed of the entire equity interest of 1t 7 B §4 & &
EI2F R A A for a cash consideration of RMB1. At the time
of disposal, the Group’s subsidiary was engaged in property
management.

CAPITAL COMMITMENTS

The Group had the following capital commitments as at the
end of the reporting period:

21.

RZZ-—F—f  REAKERE—H
HALSEEETESNRB ARG LNE
B ARBUAAREITNEZNR
BEHETUARBEREEEEBERAAE
EBRRHE - RIEER - AEENMB AR
EE=MEEE -

BE&iE
RBERF - AEBELATERE

E

(Unaudited) (Audited)
(REEZ) (&%)
30 June 31 December
2023 2022
—EBE-=F T
AA=+H +=-A=+—8
HK$°000 HK$’000
FET FET
Contracted, but not provided for: DA BRI
Construction in progress for an TEEREMZE
investment property 108,182 169,279
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For the six months ended 30 June 2023 #ZE —ZE—=%#,xF=+1Hi1F FH

22. RELATED PARTY DISCLOSURES

(a) The Group provided property management services (a)
to landlords of certain properties managed by the
Group, in which two directors of the Company,
namely Mr. Wei and Mr. Sun, have beneficial
interests. In return, the Group received property

22. FAEFHE

AEEEEETYR(ERAM
REERACERFREENERHE
BEDHED)  MEIRHEDE
BEERY - FRAOHR - AEE
PR AN B R M B 5 B R AR A%

management service fees in a total amount of £ #%H15,878,0008 L (B E =

HK$15,878,000 (six months ended 30 June 2022:
HK$14,586,000) during the Period, which was
charged at rates mutually agreed between the Group

and landlords.

Save as disclosed above and the transactions and REE-_ZT=
balances detailed elsewhere in the interim condensed
financial information, the Group had no material
transactions and outstanding balances with related
parties during the six months ended 30 June 2023

R AEERIN

T _FEXA=1tHIEA -
14,586,000 7T) * iR AL E
B ¥ T & H 1 F 2 L RULER ©

—FERZTF
NAZTHIENEAR B EXAT
#2525 DA K A HARG BR B 7 & R
BERTEl 2 R 5)
B AN W EEAEAR S R

IS

and 2022. mARZATAEER ©
(b) Compensation of key management b) FREXTEEBAAHE
personnel of the Group
(Unaudited) (Unaudited)
(REER) (Rig&EZ)
Six months ended
BZELUT BHIEAEA
30 June 30 June
2023 2022
—E-=F —E-F
~B=1+H NA=TH
HK$’000 HK$'000
FET FET
Short-term employee benefits R B =R 952 1,394
Pension scheme contributions RIS R EIER 27 45
Total compensation paid to key REEEEBAEYNZ
management personnel fHELaEE 979 1,439

ESAEFERRAR  fH®RE 2023
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23.

24.

68

FAIR VALUE OF FINANCIAL
INSTRUMENTS

The carrying amounts of financial assets and liabilities
which are due to be received or settled within one year are
reasonable approximation of their respective fair values, and
accordingly, no disclosure of the fair values of these financial
instruments is made.

For other non-current financial assets and liabilities, the
carrying amount is not significantly different from its
respective fair value, no disclosure of the fair value of the
financial instrument is made.

APPROVAL OF THE INTERIM
CONDENSED CONSOLIDATED
FINANCIAL INFORMATION

This interim condensed consolidated financial information
was approved and authorised for issue by the board of
directors of the Company on 31 August 2023.

=FNA=FHIENEA

23.

24,

EMIRZAFE
R—FNE BRI 2 S BAE R
BEZEREALGEEIRATE K
W ELE ST ANATE -

EREMIFRBEREENEE - B
HEMEEEASENAFELEENE
2 At ERESHTANATE-

H

PRIGHGEMBERE
i
AR HEREAREERR T =F

NA=t—BRARAEZRIEL
R o
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