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responsibility for the contents of this announcetnarake no representation as to its accuracy or meteness
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FINAL RESULTS FOR THE FINANCIAL YEAR ENDED 31ST DEC EMBER, 2016

The board of directors (the “Board”) of Chinesedss Holdings Limited (the “Company”) would likeaanounce
the audited consolidated results of the Companyitarglibsidiaries (together, the “Group”) for theahcial year
ended 31st December, 2016 (the “Year”) pursuamatagraph 45 of Appendix 16 of the Rules Goverring
Listing of Securities on The Stock Exchange of H&womg Limited (the “Stock Exchange”) (the “Listifgules”).
The Group’s consolidated statement of comprehensoame and consolidated statement of financiaitioos all
of which have been reviewed by the Audit Committegether with the comparative figures of the cgpanding
year ended 31st December, 2015 are set out as/#ollo

CONSOLIDATED STATEMENT OF COMPREHENSIVE INCOME
For the year ended 31st December, 2016

2016 201¢

Note:! HK$'000 HK$'000

Revenue¢ 3 3,745,14 1,542,39
Cost of sale (1,597,606 (255,521
Gross profi 2,147,54, 1,286,87
Other incom 5 102,91 134,90¢
Investment income, n 6 3,038,64 1,140,01
Administrative expens (331,484 (344,790
Other expens: - (317
Gain (loss)on disposals cequipment, n 21€ (1,255
Gainon disposal of investment progy - 17,67¢
Fair value changes on invesint properies 139,21t 4,689,22.
Finance cos 8 (176,505 (316,865
Other gains and losses, 9 2,176,42! 940,94
Share of results of associe 161,18: 649,70!
Profit before ta 7,258,15! 8,196,12
Income tax expen 10 (564,966 (476,395
Profit for the year 7 6,693,189 7,719,73




CONSOLIDATED STATEMENT OF COMPREHENSIVE INCOME (continued

For the year ended 31st December, 2016

Other comprehensiveexpense
Itemsthat will not be reclassified to profit or loss

Fair value changes on financial assets measurfad atlue

through other comprehensive incc
Share of other comprehensincome of associate

Itemsthat may be reclassified subsequently to profit or loss
Fair value changes on availa-for-sale investmen
Exchange differences on translation of foreign apen:
Reclassification adjustmerelated to foreign operatiol

disposed ¢
Share of other comprehensiexpense of associate
Reclassification adjustment related to disposalssiciate

Other comprehensivexpenses for the year (net cx)

Total comprehensive income for the year

Profit for the year attributable to:
Owners of the Compal
Nonr-controlling interest

Total comprehensive income for the year attributabé to:
Owners of the Compa
Nonr-controlling interest

Earnings per share (HK$
Basic and dilute

Note:!

12

2016 2015
HK$'000 HK$'000
(2,368,729) -
91 -
(2,368,638 -
- (24,971
(570,994 (118,888
9,053 (882,250
(11,063 (75,484
- (105,054
(573,004 (1,206,647
(2,941,642 (1,206,647
3,751,547 6,513,08.
6,360,31. 7,727,20,
332,87 (7,477
6,693,189 7,719,731
3,418,670 6,520,56
332,877 (7,477
3,751,547 6,513,08.
3.334 4,051



CONSOLIDATED STATEMENT OF FINANCIAL POSITION
At 31st December, 2016

Non-current assets
Investment properties
Property, plant and equipment
Intangible assets
Goodwill
Interests in associates
Advances to associates
Available-for-sale investments

Financial assets designated as at fair value girpuofit or loss

Financial assets measured at fair value througfit jor loss
Financial assets measured at fair value through
other comprehensive income
Advances to investee companies
Advance to a non-controlling shareholder
Other receivables
Deferred tax assets
Pledged deposits

Current assets
Stock of properties
Available-for-sale investment
Investments held-for-trading

Financial assets designated as at fair value girpuofit or loss

Financial assets measured at fair value througfit jor loss
Inventories

Debtors, deposits, other receivables and prepagmen
Securities trading receivables and deposits

Tax recoverable

Pledged deposits

Time deposits, bank balances and cash

Sales proceeds held by stakeholders

Assets classified as held for sale

Current liabilities
Creditors and accruals
Securities trading and margin payable
Deposits and receipts in advance
Tax liabilities
Borrowings
Provisions

Liabilities directly associated with assets cliiasdias held for sale

Net current assets

Total assets less current liabilities

2016 201¢

Note: HK$'000 HK$'000
12,887,253 21,941,26
45,430 50,54(

322,938 322,93t

1,955,120 3,770,47

49,485 55,48:

- 743,64¢

- 798,48

13 373,050 -
5,442,591 -
596,354 413,57!

14,908 14,90¢

14 1,102,338 3,998,35
2,692 4,28(

13,884 24,55]
22,806,043 32,138,51
1,273,474 2,595,98

- 67,62¢

- 364,24

- 10,270,78

13 14,642,623 -
2,860 2,53¢

14 4,722,891 3,366,41!
27,327 86,17¢

3,991 3,95¢

929,879 178,19
1,070,471 2,849,80
296,176 1,891,71.
22,969,692 21,677,42

- 9,239,27

22,969,692 30,916,69

15 408,702 1,081,74
9,245 11,18:

252,132 2,106,92.

294,511 239,90t
10,797,503 8,651,77.

- 1,24¢

11,762,093 12,092,77

- 1,857,99

11,762,093 13,950,77
11,207,599 16,965,92
34,013,642 49,104,44



CONSOLIDATED STATEMENT OF FINANCIAL POSITION
At 31st December, 2016

Equity attributable to owners of the Company
Share capital
Properties revaluation reserve
Securities investments reserve
Financial assets measured at fair value through
other comprehensive income reserve
Statutory reserve
Other reserve
Special reserve
Capital redemption reserve
Translation reserve
Amounts recognised in other comprehensive inconde an
accumulated in equity relating to non-current asketd for sale
Retained profits
- proposed final dividend
- special interim dividends/conditional special
interim dividend declared
- others

Non-controlling interests
Total equity

Non-current liabilities
Borrowings
Amounts due to associates
Amounts due to investee companies
Amounts due to non-controlling shareholders
Deferred tax liabilities

(cortinued

201€ 201F
HK$'000 HK$'000
190,762 190,76:
18,632 98,16:

- 16,04:
(2,255,201) -
668 24,02t
(2,378) (2,407
2,499,685 2,499,68!
138,062 138,06
(728,226) (155,193

- 127,05

19,076 19,07¢
3,815,238 3,815,23|
26,107,898  33,477,08
29,804,216  40,247,60
95,639 77,76:
29,899,855  40,325,36:
3,793,891 5,880,001
110,269 1,789,64

- 27,08t

84,761 523,76t
124,866 558,58
4,113,787 8,779,08
34,013,642  49,104,44



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31st December, 2016

1.

Basis of Preparation

These consolidated financial statements have beepaped in accordance with Hong Kong Financial
Reporting Standards (“HKFRSs”) (which include atbridy Kong Financial Reporting Standards, Hong Kong
Accounting Standards (“HKASs”) and Interpretatiorsgued by the Hong Kong Institute of Certified Rub
Accountants (“HKICPA") and accounting principlesngeally accepted in Hong Kong. In addition, these
consolidated financial statements include applieatlisclosures required by the Listing Rules and the
disclosure requirements of the Hong Kong Compa@igsnance (Cap. 622).

These consolidated financial statements have bespamed under the historical cost basis, exceptdaain
properties and financial instruments, which aresuead at their fair values.

Application of New and Amended HKFRSs

The accounting policies adopted in these cons@iifinancial statements for the Year are consistettt
those followed in the preparation of the Group'sigmidated financial statements for the year englest
December, 2015 except as described below.

In the current year, the Group has applied, forfitst time, the following amendments to existingkiFRSs
(“Amendments”) issued by the HKICPA, which are effee for current financial year of the Group. The
Amendments adopted by the Group in these consetidatancial statements are set out below:

HKFRSs (Amendments) Annual Improvements to HKFR&22014 Cycle

HKFRS 10, HKFRS 12 and Investment Entities: Applying the Consolidation Egtion
HKAS 28 (2011) (Amendments)

HKFRS 11 (Amendments) Accounting for Acquisitiorfdrderests in Joint Operations

HKAS 1 (Amendments) Disclosure Initiative

HKAS 16 and HKAS 38 Clarification of Acceptable Methods of Depreciatieomd Amortisation
(Amendments)

HKAS 16 and HKAS 41 Agriculture: Bearer Plants
(Amendments)

HKAS 27 (2011) (Amendments) Equity Method in SepaFfinancial Statements

In addition, the Group has applied HKFRS 9 (201HEinancial Instruments” in advance that is effectioe
annual periods beginning on or after 1st Janu&®iy82and chosen its date of initial application shJanuary,
2016.

Amendmentsto HKAS 1 Disclosure I nitiative

Amendments to HKAS 1 include narrow-focus improvatadn respect of the presentation and disclogure i
financial statements. The amendments clarify:

e the materiality requirements in HKAS 1,

« that specific line items in the statement of cosmgnsive income and the statement of financiatipos
may be disaggregated;

< that entities have flexibility as to the ordemihich they present the notes to financial statememd

» that the share of other comprehensive incomessb@ates and joint ventures accounted for usiag th
equity method must be presented in aggregate iagla tne item, and classified between those itémas
will or will not be subsequently reclassified tafit or loss.

Furthermore, the amendments clarify the requiresnirait apply when additional subtotals are preskentéhe
statement of financial position and the statemé&obmprehensive income.

The application of the Amendments had no mateffeceon how the results and financial position fioe
current or prior accounting periods are preparetl @esented. Accordingly, no prior period adjusttrieas
been required.



Application of New and Amended HKFRSgcontinued)

HKFRS 9 (2014) Financial I nstruments
Accounting policies applied from 1st January, 2016

HKFRS 9 (2014) addresses the classification, measemt and recognition of financial assets and Gizn
liabilities. The final version of HKFRS 9 (2014) svassued in September 2014. It replaces the guedanc
HKAS 39 “Financial Instruments: Recognition and Ma@ment” that relates to the classification and
measurement of financial instruments. HKFRS 9 (20&tains but simplifies the mixed measurement rhode
and establishes three primary measurement catedoridinancial assets: amortised cost, fair valhueugh
other comprehensive income (“FVTOCI") and fair walthrough profit or loss (“FVTPL"). The basis of
classification depends on the entity’s business ahathd the contractual cash flow characteristicghef
financial assets. Investments in equity instruméthtat are not held-for-trading) are measured atviaues
with an irrevocable election at inception to présgranges in fair value in other comprehensive nmemot
recycling. There is now a new expected credit logsedel that replaces the incurred loss impairmasdel
used in HKAS 39. For financial liabilities, therer@ no changes to classification and measuremespefor
the recognition of changes in own credit risk imest comprehensive income, for liabilities desigdade
FVTPL. HKFRS 9 (2014) relaxes the requirementshieige effectiveness by replacing the bright lindgee
effectiveness tests. It requires an economic oelahiip between the hedged item and hedging instruarel

for the “hedged ratio” to be the same as the oneagement actually uses for risk management purposes

In accordance with HKFRS 9 (2014), the Group did mestate prior periods and the cumulative effdct o
initially applying the standard as an adjustmens wecognised in either retained profits or an appate
equity reserve as of the opening balance as dahstary, 2016.

The following summarises the classification and sneement changes for the Group’s financial assads a
financial liabilities on 1st January, 2016, the Gys date of initial application of HKFRS 9 (2014):

Originally stated HKFRS 9 (2014)
Remeasurement
Available- Fair value upon
for-sale through Loansand  application of Amortised
investments profit or loss receivables HKFRS 9 (2014) FVTPL FVTOCI cost
Notes HK$000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
Financial assets
Advances to associates - - 55,482 - - - 55,482
Advance to an investee
company - - 413,579 - - - 413,579
Advance to a non-controlling
shareholder - - 14,908 - - - 14,908
Debtors, deposits and other
receivables - - 7,306,708 - - - 7,306,708
Securities trading receivables
and deposits - - 86,175 - - - 86,175
Pledged deposits - - 202,750 - - - 202,750
Time deposits, bank balances
and cash - - 2,849,807 - - - 2,849,807
Sales proceeds held by
stakeholders - - 1,891,712 - - - 1,891,712
Equity securities
- Held-for-trading - 364,244 - - 364,244 - -
- Not held-for-trading () 794,693 - - 96,960 - 891,653 -
Club debentures (i) 16,581 - - 61,553 78,134 - -
Bonds (i) - 11,069,270 - - 11,069,270 - -
811,274 11,433,514 12,821,121 158,513 11,511,648 891,653 12,821,121
1



2.

Application of New and Amended HKFRSgcontinued)

HKFRS 9 (2014) Financial I nstruments (continued)

Accounting policies applied from 1st January, 20déntinued)

The following summarises the classification and smeement changes for the Group’s financial assals a

financial liabilities on 1st January, 2016, the s date of initial application of HKFRS 9 (2014):
(continued)

Originally HKFRS 9
stated (2014)
Remeasurement
upon

Amortised application of Amortised
cost  HKFRS 9 (2014) cost

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

Financial liabilities

Creditors and accruals 1,081,746 - 1,081,746
Securities trading and margin payable 11,181 - 11,181
Deposits received 2,051,899 - 2,051,899
Borrowings 14,531,773 - 14,531,773
Amounts due to associates 1,789,647 - 1,789,647
Amounts due to investee companies 27,085 - 27,085
Amounts due to non-controlling shareholders 523,768 - 523,768
20,017,099 - 20,017,099

Effect on interests in associates to the cons@dldinancial statements upon the Group’s early tolopf
HKFRS 9 (2014) as at 1st January, 2016 is as fetlow

Remeasurement
upon
Originally application of HKFRS 9
stated HKFRS 9 (2014) (2014)
HK$'000 HK$'000 HK$'000
Interests in associates 3,770,476 433 3,770,909

The impact on the Group’s reserves due to recleasdn and remeasurement of financial instrumestat 1st
January, 2016 is as follows:

Financial assets

Securities measured at

investments FVTOCI Retained

reserve reserve profits

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

At 1st January, 2016 (originally stated) 16,044 - 37,311,403

Reclassification upon application of HKFRS 9 (2014) 0] (16,044) 16,044 -
Remeasurement upon application of HKFRS 9 (2014) ) and@ (ii) - 96,960 61,553

Effect on interests in associates upon applicaifddKFRS 9 (2014) 0] - 433 -
At 1st January, 2016 (restated) - 113,437 37,372,956
e



2.

Application of New and Amended HKFRSgcontinued)

HKFRS 9 (2014) Financial I nstruments (continued)

Accounting policies applied from 1st January, 20déntinued)

Notes:

() Unlisted equity securities previously classifié as available-for-sale investments

The Group elected to present in other comprehemsogeme subsequent changes in the fair value afsall
unlisted equity securities previously classifiecagailable-for-sale investments because these timesgs

are not held-for-trading. As a result, the finahcd®sets were reclassified from available-for-sale
investments with original carrying amount of appnoately HK$794,693,000 to financial assets measured
at FVTOCI and were remeasured at fair value to @pprately HK$891,653,000. Cumulative fair value
gain of approximately HK$16,044,000 was reclasgifiom the securities investments reserve to the
financial assets measured at FVTOCI reserve andti@ua fair value gain of approximately
HK$97,393,000 (including share of other comprehemsincome of associates of approximately
HK$433,000) was recognised in the financial asseasured at FVTOCI reserve upon remeasurement on
1st January, 2016.

(ii) Club debentures previously classified as avaible-for-sale investments

The Group elected to present in profit or loss eghent changes in the fair value of all its club
debentures previously classified as available-fbe-snvestments because the Group considered their
investment purpose at the date of initial applarathf HKFRS 9 (2014). As a result, the financiadeds
were reclassified from available-for-sale investtaewith original carrying amount of approximately
HK$16,581,000 to financial assets measured at FVHP were remeasured at fair value to
approximately HK$78,134,000. Additional fair valugain of approximately HK$61,553,000 was
recognised in retained profits upon remeasuremedsbJanuary, 2016.

(iif) Bonds previously classified as financial ass& designated as at fair value through profit or Iss

The Group reclassified the financial assets degtéghas at fair value through profit or loss to fioal
assets measured at FVTPL and no change in thesureraent on 1st January, 2016.

The Group has not early adopted the following ndFRSs and amendments to existing HKFRSs (“new and
amended HKFRSs”) that have been issued but argeheffective.

HKFRS 2 (Amendments) Classification and MeasurernéBhare-based Payment Transacfions

HKFRS 10 and HKAS 28 (2011) Sale or Contribution of Assets between an Inveatat its Associate or
(Amendments) Joint Venturé

HKFRS 15 Revenue from Contracts with Custorhers

HKFRS 15 (Amendments) Clarifications to HKFRS 15

HKFRS 16 Leasés

HKAS 7 (Amendments) Disclosure Initiativve

HKAS 12 (Amendments) Recognition of Deferred Taséts for Unrealised Losses

! Effective for annual periods beginning on or aftst January, 2017
2 Effective for annual periods beginning on or aftst January, 2018
% Effective for annual periods beginning on or aftst January, 2019
“ Effective for annual periods beginning on or aftedlate to be determined



2.

Application of New and Amended HKFRSgcontinued)

Amendments to HKFRS 10 and HKAS 28 (2011) Sale or Contribution of Assets between an Investor and its
Associate or Joint Venture

The amendments to HKFRS 10 and HKAS 28 (2011) adda@ inconsistency between the requirements in
HKFRS 10 and in HKAS 28 (2011) in dealing with sae or contribution of assets between an invesidr

its associate or joint venture. The amendmentsinegufull recognition of a gain or loss when ttedesor
contribution of assets between an investor andsgsociate or joint venture constitutes a businées.a
transaction involving assets that do not constitutausiness, a gain or loss resulting from thestaetion is
recognised in the investor’s profit or loss onlythe extent of the unrelated investor’s intereghat associate

or joint venture.

HKFRS 15 Revenue from Contracts with Customers

HKFRS 15 establishes a new five-step model to auctor revenue arising from contracts with custasner
Under HKFRS 15, revenue is recognised at an antbanteflects the consideration to which an erdgipects

to be entitled in exchange for transferring goodsservices to a customer. The principles in HKFRS 1
provide a more structured approach for measurirdy regognising revenue. The standard also introduces
extensive qualitative and quantitative disclosuegquirements, including disaggregation of total resme
information about performance obligations, chanigesontract asset and liability account balancesvéen
periods and key judgments and estimates. The gsthnddl supersede all current revenue recognition
requirements under HKFRSs. In September 2015, KI€PA issued an amendment to HKFRS 15 regarding
a one-year deferral of the mandatory effective adtélKFRS 15 to 1st January, 2018. In June 2016, th
HKICPA issued amendments to HKFRS 15 to addressntbéementation issues on identifying performance
obligations, application guidance on principal wsragent and licences of intellectual property, taaisition.
The amendments are also intended to help ensumreaonsistent application when entities adopt HERR
and decrease the cost and complexity of applyiagtandard.

HKFRS 16 Leases

HKFRS 16 introduces a comprehensive model for tfemtification of lease arrangements and accounting
treatments for both lessors and lessees. It digBhgs leases and service contracts on the bagikather an
identified asset is controlled by a customer. Stthije limited exceptions for short-term leases kvd value
assets, distinctions of operating and finance kase removed for lessee accounting, and is replagea
model where a right-of-use asset and a correspgnidibility have to be recognised for all leasesldgsees.
However, the standard does not significantly chahgeaccounting of lessors.

The directors of the Company (“Directors”) arelie fprocess of assessing the potential impact afielaeand
amended HKFRSs but are not yet in a position terdehe whether the new and amended HKFRSs will have
a significant impact on how the Group’s result®pérations and financial position are preparedpadented.
The new and amended HKFRSs may result in changée ifuture as to how the results and financialtjpos

are prepared and presented.

Revenue

Revenue represents the aggregate amounts recaikdeeeivable from property rental income, sales of
properties held for sale, gain/loss on sales aéstments held-for-trading, hotel operation incoommmission
from brokerage, settlement charges from brokereggmetic goods sold less returns and interest indoom
loan financing, analysed as follows:

2016 2015

HK$'000 HK$'000

Property rental income 823,856 1,325,875

Sales of properties held for sale 2,943,434 151,616

Loss on sales of investments held-for-trading, net (37,434) (2,415)
Hotel operation income - 49,125
Brokerage and cosmetic income 15,240 18,196
Interest income from loan financing 52 -

3,745,148 1,542,397

-9 -



4. Operating Segments

The Group determines its operating segments basedhe reports reviewed by the chief operating
decision-makers that are used to make strategisides.

The Group has six reportable segments — (i) prpmitvelopment and trading; (ii) property leasing rietail;

(i) property leasing for non-retail; (iv) listeglquity investments at FVTOCI (2015: listed avaiafiir-sale
equity investments); (v) listed investments heldtfading and treasury products; and (vi) unlisted
investments, investment holding and brokerage. Sdwmentations are based on the information abeut th
operation of the Group that management of the Gum@gs to make decisions.

Principal activities are as follows:

Property development and trading -Property development and sales of trading projertie
Property leasing

- Retall — Property leasing from retail properties
- Non-retail — Property leasing from non-retail properties
Listed equity investments — Listed equity securities at FVTOCI
at FVTOCI (2015: listed equity securities in available-fokesa
(2015: listed available-for-sale investments)

equity investments)
Listed investments held-for-trading — Listed securities investments in investments hefetfading,
and treasury products over-the-counter trading and structured products
Unlisted investments, investment — Unlisted securities investments, trading and brager
holding and brokerage

The Group evaluates performance on the basis dft pyo loss from operations after tax expense and
non-controlling interests but not including the arajon-cash items. The major non-cash items arealised
fair value changes on investment properties andrqthoperties together with their, if applicablespective
deferred tax. No intersegment revenue is accounteds the intersegment revenue is mainly the rémtame

for administrative purpose.

Unallocated corporate assets mainly comprised hedddand and building for own use, deposit paid in
respect of a property, advance to a non-controlihgreholder, deferred tax assets, tax recoveiaainde
deferred consideration receivables in respectsgatials of subsidiaries.

Unallocated corporate liabilities mainly compriste liabilities, bank loans (2015: excluded a bamén
originated in the United Kingdom), amounts due $sagiates, amounts due to investee companies, &noun
due to non-controlling shareholders and deferrediahilities (2015: also included deposit receivedespect

of disposal of a subsidiary).

The Group’s measurement methods used to determpueted segment profit or loss remain unchanged fro
2015.

The Group’s reportable segments are strategic éssiunits that operate different activities. Theg a
managed separately because each business unitifferentl markets and requires different marketing
strategies.

Further, the business units are also managed tatepe different countries separately. Revenuerasdlt are
attributed to countries on the basis of the prgpertasset location.

There was one major customer (2015: one) who iddally accounted for 10% or more of the Group’s
revenue. Revenue of approximately HK$377,836,0@L%2 HK$182,977,000) was derived from property
development and trading segment from a customeloimg Kong (2015: non-retail property leasing segmen
from a customer outside Hong Kong).

- 10 -



Operating Segmentgcontinued)

Operating segment information is presented below:
Consolidated Statement of Comprehensive Income

For the year ended 31st December, 2016

Listed
investments Unlisted
Listed held-for-  investments,
Property equity trading and investment All
development Property leasing investments treasury  holding and other
and trading Retail Non-retail at FVTOCI products brokerage segments Consolidatec
HK$°000 HK$'000 HK$°000 HK$°000 HK$°000 HK$'000 HK$°000 HK$°000
Major cash items excluding in revenu
- Hong Konc¢ - - - - 10,001,35 - - 10,001,35
- Other countrie - - - - 2,087,53 - - 2,087,53!
- - - - 12,08888¢ - - 12,088,88
Revenue
Revenue from external custorr
- Hong Kong¢ 2,943,43. 236,49: 269,78 - (37,434 4,191 11,10 3,427,51
- Mainland Chini - 38,53: 19,03¢ - - - - 57,56"
- United Kingdon - 23,65¢ 236,35t - - - - 260,01(
2,943,43. 298,67 525,17! - (37,434 4,191 11,10: 3,745,14:
Revenue from external customers
after non-controlling interests 2,209,162 297,498 524,759 - (37,434) 4,191 11,101 3,009,277
Attributable property sales from associates
- Hong Kong 89,713 - - - - - - 89,713
Attributable rental revenue from
associates/investee company
- Hong Kong¢ - 20,433 39,281 - - - - 59,714
- Mainland Chini - 67,308 8,112 - - - - 75,420
2,298,875 385,239 572,152 - (37,434) 4,191 11,101 3,234,124
Resull
Segment rest
- Hong Kong¢ 1,402,255 228,673 272,961 189,653 704,720 26,083 23,368 2,847,713
- Mainland Chin; - 35,519 16,637 - - 4,053 - 56,209
- United Kingdon - 22,906 230,691 - - 304 - 253,901
- Other countrie - - - - 216,385 - - 216,385
1,402,255 287,098 520,289 189,653 921,105 30,440 23,368 3,374,208
Share of results of associe
- Attributable property sales, |
- Hong Kong 5,119 - - - - - - 5,119
- Attributable gross incom:
- Hong Konc¢ - 19,507 38,078 - - - 2,330 59,915
- Mainland Chini - 67,308 8,112 - - - - 75,420
- Attributable operating cos
- Hong Kong - (793) (6,557) - - - - (7,350)
- Mainland Ching - (28,135) (2,597) - - - - (30,732)
Non-controlling interes! (392,395) (1,057) (376) - - - - (393,828)
1,014,979 343,928 556,949 189,653 921,105 30,440 25,698 3,082,752
Finance cos - (1,658)  (70,241) - (16,123) - - (88,022)
Other gains and losses, (134,542) (160) - - - - - (134,702)
Share of results of associe
- income tax and othe (28) (31,549) (5,644) - - - (465) (37,686)
Income tax expen - - - (19,117) (117) - - (19,234)
880,409 310,561 481,064 170,536 904,865 30,440 25,233 2,803,108
Unallocate items
Unallocated corporate expenses, net (248,247
Unallocated finance costs (88,483
Imputed interest income from deferred consideratémeivables 1,831,87
Gains on disposals of subsidiaries 2,311,12
Unallocated income tax expense (514,832
Unallocated non-controlling interests 60,95
Operating profit for the year attributable to owners of the Company 6,155,500
Realised fair value changes on disposals of investiproperties (including share of results of aisdes)
- Recognised in current year (372,677
Major non-cash items
- Unrealised fair value changes on investment ptigse(including share of results of associates) 608,389
- Deferred tax expense (30,900
Profit for the year attributable to owners of the Company

6,360,312
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Operating Segmentgcontinued)
Consolidated Statement of Comprehensive IncomEontinued)
For the year ended 31st December, 2016

Core profit (excluding major non-cash items

Operating profit for the year ettributable to owners of the Company

- Recognised in current year
- Recognised in prior years

Core profit for the year attributable to owners of the Company

Consolidated Statement of Financial Position

At 31st December, 2016

Assets
Segnent asse

- Hong Kong

- Mainland Chini

- United Kingdon

- Other countrie
Interests in associa

- Hong Kong

- Mainland Chini
Advances to associa

- Hong Kong

- Mainland Chini
Reportable segment as¢

Unallocated corporatesset

Consolidated total ass

Liabilities
Segment liabilitie

- Hong Kong

- Mainland Chini

- United Kingdon

- Other countrie
Reportable segment liabilities

Unallocated corporate liabiliti

Consolidated total liabilitie

Additions to non-current assets
(other than financial instruments

HK$’000
6,155,50!
Major accumulated realised fair value changes togaer with their respective deferred tax on dispos:s of
investment properties and stock of properties inwrrent year (including fair value changes recognise in
properties revaluation reserve ancshare of results of associat) after non-controlling interest

(372,677

17,248,65
2303147

Listed
investments Unlisted
Listed held-for-  investments,
Property equity tradingand  investment All
development Property leasing investments treasury  holding and other

and trading Retail Non-retail at FVTOCI products brokerage segments Consolidated

HK$'000 HK$'000 HK$°000 HK$'000 HK$'000 HK$'000 HK$'000 HK$°000
2,322,983 3,635,368 4,037,319 4,559,729 13,695,381 364,102 56,246 28,671,128
- 388,955 27,045 - - - 6,133 422,133
- 1,508,649 5,551,717 - - - - 7,060,366
- 11 - - 1,577,011 693,763 - 2,270,785
81,330 373,778 1,318,165 - - 2,368 5,637 1,781,278
- 120,649 53,193 - - - - 173,842
1,139 - 210 - - 5 1,145 2,499
- 32,611 14,375 - - - - 46,986
2,405,452 6,060,021 11,002,024 4,559,729 15,272,392 1,060,238 69,161 40,429,017
5,346,718
45,775,735
430,034 23,413 62,451 44 7,193,900 11,895 12,480 7,734,217
- 11,611 25 - - - 80 11,716
- 13,399 103,813 - - - - 117,212
- 1 15 - 2,700,203 7 - 2,700,226
430,034 48,424 166,304 44 9,894,103 11,902 12,560 10,563,371
5,312,509
15,875,880

328 1,592,723 1,998,998 - - 15 738

and deferred tax assets)
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4. Operating Segmentgcontinued)
Other Material Items
For the year ended 31st December, 2016

Adjustments

Adjustments

Adjustments

Consolidated

for for realised for major statement of

Reportable  unallocated fair value non-cash comprehensive

segments items changes items income

HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
Interest income 934,720 1,831,876 - - 2,766,596
Finance costs (88,022) (88,483) - - (176,505
Net incoms 846,698 1,743,393 - - 2,590,091
Depreciation - (10,304) - - (10,304)
Fair value changes on investment properties - - (415,763) 554,979 139,216
Write-down of stock of properties (128,457) - - - (128,457)
Share of results of associates 64,686 - 43,086 53,410 161,182
Income tax expense (19,234) (514,832) - (30,900) (564,966)
Non-controlling interests (393,828) 60,951 - - (332,877)
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Operating Segmentgcontinued)

Consolidated Statement of Comprehensive Income

For the year ended 31st December, 2015

Listed
Listed investments Unlisted
available- held-for- investments,
Property for-sale trading and  investment All
development Property leasing equity treasury  holding and other
and trading Retail Non-retail investments products brokerage segments Consolidated
HK$’000 HK$'000 HK$'000  HK$'000 HK$'000 HK$’00C HK$’000 HK$’000
Major cash items excluding in revenu
- Hong Kong - - - - 861,62! - - 861,62!
- Other countrie - - - - 4,431,951 - - 4,431,95
- - - - 5,293,58 - - 5,293,58
Revenue
Revenue from external custors
- Hong Kong¢ 50,80¢ 586,74t 447,03l - (2,415 8,11¢ 10,08( 1,100,36:
- Mainland Chin; 100,80 59,42¢ 44,527 - - - 49,12¢ 253,88!
- United Kingdon - 5,167 182,97 - - - - 188,14
151,61t 651,34: 674,53: - (2,415 8,11¢ 59,20¢ 1,542,39
Revenue from external customers
after non-controlling interests 138,91« 650,15t 674,09¢ - (2,415 8,11¢ 59,20 1,528,07
Attributable property sales from associates
- Hong Kong 6,56¢ - - - - - - 6,56¢
- Mainland Chin; 102,70 - - - - - - 1C2,70¢
Attributable rental revenue from
associates/investee company
- Hong Konc¢ - 19,86¢ 38,06¢ - - - - 57,93:
- Mainland Chini - 70,97( 67,07( - - - - 138,04(
248,18! 740,99: 779,23t - (2,415 8,11¢ 59,20¢ 1,833,31
Resuli
Segment rest
- Hong Kong¢ 32,79t 547,23 429,45( - 369,57¢ 46,42( 21,15¢ 1,446,641
- Mainland Chini 32,19: 51,62( 20,65¢ - - 21,84: (15,219 111,09(
- United Kingdon - 5,03 178,23. - - 53 - 183,31
- Other countrie - - - - 498,78 (3,899 - 494,89(
64,98¢ 603,89( 628,33 - 868,36¢ 64,41¢ 5,94( 2,235,93
Share of results of associe
- Attributable property sales, |
- Hong Kong 4,13¢ - - - - - - 4,13%
- Mainland Chini 5,10¢ - - - - - - 5,10¢
- Attributable gross incom:
- Hong Kong - 18,76¢ 36,86: - - - 2,181 57,81
- Mainland Chini - 70,97( 67,07( - - - - 138,04(
- Attributable operating cos
- Hong Kong - (1,145 (6,032 - - - - (7,177
- Mainland Chini - (30,155 (12,203 - - - - (42,358
Non-controlling interest (8,199 (1,065 (392 - - - - (9,656
66,02¢ 661,26! 713,64 - 868,36¢ 64,41¢ 8,121 2,381,83
Other incom and expenses, r 7,31¢ - - - - - - 7,31¢
Gain on disposal of investment prop: - - 17,67¢ - - - - 17,67¢
Finance cos - (2,768 (98,012 - (8,023 - - (108,803
Other gains and losses, (58, 8) - - - - - (66)
Share of results of associe
- income tax and othe (13,315 (34,143 (54,(58) - - - (370 (10188¢€)
Non-controlling interes! (2) - - - - - - (2)
59,911 624,34 579,552 - 860,34! 64,41¢ 7,751 2,196,07!
Unallocate items
Unallocated corporate expenses, net (237,082
Unallocated finance costs (208,062
Imputed interest income from deferred consideratémeivables 209,26!
Gain on disposals of subsidiaries, net 941,01(
Share of results of associates - gain on dispdsallisidiaries, net of tax 514,60
Income tax expense (335,676
Unallocated non-controlling interests 17,13¢
Operating profit for the year attributable to owners of the Company 3,096,729
Realised fair value changes together with thepeetive deferred tax on disposals of investmerpenties
(including share of results of associates)
- Recognised in current year (154,602
Major non-cash items
- Unrealised fair value changes on investment ptigse(including share of results of associates) 4,771,18
- Deferred tax credit 13,89:
Profit for the year attributable to owners of the Company 7,727,208
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Operating Segmentgcontinued)

Consolidated Statement of Comprehensive IncomEontinued)

For the year ended 31st December, 2015

Core profit (excluding major non-cash items

Operating profit for the year attributable to owners of the Company

Major accumulated realised fair value changes togaer with their respective deferred tax on disposalsf
investment properties in current year (including sfare of results of associat¢) after non-controlling interest

- Recognised in current year
- Recognised in prior years

Core profit for the year attributable to owners of the Company

Consolidated Statement of Financial Position
At 31st December, 2015

HK$'000

3,096,72!

(154,602
13,843,651

16,785,77

Listed
Listed investments Unlisted
available- held-for- investments,
Property for-sale trading and  investment All
development Property leasing equity treasury  holding and other
and trading Retail Non-retail investments products  brokerage segments Consolidated
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000

Assets
Segment ass¢

- Hong Kong 5,006,542 10,607,954 8,230,890 - 8,624,769 333,733 41,915 32,845,803

- Mainland Chin: - 975,946 828,809 - - - 6,654 1,811,409

- United Kingdon - 116,573 4,319,308 - - - - 4,435,881

- Other countrie - 11 - - 3,088,898 725,873 - 3,814,782
Interests in associa

- Hong Konc¢ 142,755 357,486 1,365,871 - - 1,722 5,029 1,872,863

- Mainland Chin: - 131,621 1,765,992 - - - - 1,897,613
Advances to associa

- Hong Konc¢ 7,208 - 181 - - 2 1,126 8,517

- Mainland Chini - 30,575 16,390 - - - - 46,965
Reportable segment as¢ 5,156,505 12,220,166 16,527,441 - 11,713,667 1,061,330 54,724 46,733,833
Assets classified as held for ¢ 9,239,271
Unallocated corporate ass 7,082,113
Consolidated total ass 63,055,217
Liabilities
Segment liabilitie

- Hong Kong 1,533,734 140,762 153,900 - 210 14,006 6,273 1,848,885

- Mainland Chin: - 19,086 12,667 - - - 19 31,772

- United Kingdon - 73,862 2,748,353 - - - - 2,822,215

- Other countrie - 1 - - 5,389,995 6 - 5,390,002
Reportable segment liabilities 1,533,734 233,711 2,914,920 - 5,390,205 14,012 6,292 10,092,874
Liabilities directly associated witl

assets classified as held for : 1,857,996
Unallocated corporate liabiliti 10,778,985
Consolidated total liabilitie 22,729,855
Additions to non-current assets

(other than financial instruments

and deferred tax assets) 219,801 16,451 933,700 - - - 38,927
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4. Operating Segmentgcontinued)

Other Material Items
For theyear ended 31st December, 2015

Adjustments

for realised
Adjustments fair value  Adjustments  Consolidated
for  changes and for major statement of
Reportable  unallocated related non-cash comprehensive
segments items  deferred tax items income
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
Interest income 557,258 209,265 - - 766,523
Finance costs (108,803) (208,062) - - (316,865
Net incomi 448,455 1,203 - - 449,658
Depreciation - (55,832) - - (55,832)
Fair value changes on investment properties - - (4,860) 4,694,084 4,689,224
Share of results of associates 53,671 514,060 4,869 77,105 649,705
Income tax (expense) credit - (335,676) (154,611) 13,892 (476,395)
Non-controlling interests (9,658) 17,135 - - 7,477
Other Income
2016 2015
HK$'000 HK$'000
Included in other income are:
Building management fee income 80,252 159,989
Building management fee expenses (60,359 (141,678
19,893 18,311
Rental services income 21,275 26,137
Property management services, leasing administraBovices and
property administration services income 40,371 27,107
Asset management and maintenance services income 2,354 19,864
Advisory and consultancy services income 306 2,330
Consultancy fee income 225 237
Exchange gain, net - 8,908
Reversal of impairment in respect of other recdeaind
interest thereon 3,494 7,318
Forfeiture of deposits received on sales of stdgikoperties 460 12
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6. Investment Income, Net

Financial assets at fair value through profit @slalassified as
held-for-trading:
Unrealised gain arising on change in fair value

Financial assets measured at fair value througfit prdoss

(2015: financial assets designated as at fairevédtough profit or loss):

Unrealised (loss) gain arising on change in falug of bonds
Realised gain (loss) arising on change in faiuealf bonds

- Change in fair value

- Exchange component of change
Net gain arising on change in fair value of bonds

Unrealised loss arising on change in fair valuelob debentures
Loss on disposal of a club debenture

Impairment loss for an available-for-sale investtmen

Other investment income, net

Dividend income on:
Listed investments

Unlisted investments

Interest income

2016 2015
HK$'000 HK$'000
- 24,159
(126,183 309,369
139,965 (29,523
2,999 (4,139)
16,781 275,707
(269) -
(53) -
- (3,899)
15,520 14,992
192,335 34,242
50,502 32,400
2,763,833 762,415
3,038,649 1,140,016

Included in interest income are interests from Isonof approximately HK$923,556,000 (2015:
HK$521,683,000) and imputed interest income fronfeded consideration receivables of approximately

HK$1,831,876,000 (2015: HK$209,265,000).
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7. Profit for the Year
2016 2015

HK$'000 HK$'000
Profit for the year has been arrived at after (gimgy) crediting:

Total staff costs:

Staff costs, including Directors’ emoluments (185,798 (256,098
Retirement benefits scheme contributions, net défi@d contributions of
approximately HK$297,000 (2015: HK$794,000) (9,502) (9,782)

(195,300) (265,880)
Auditors’ remuneration:

Auditors of the Company

- Current year (2,306) (2,429)
Other auditors
- Current year (581) (429)
- Underprovision in prior years (150) (118)
Depreciation (10,304) (55,832)
Exchange loss, net (25,493) -
Cost of trading properties recognised (1,296,535) (71,132)
Cost of cosmetic products recognised (3,717) (3,479)
Cost of inventories for hotel recognised - (5,389)
Share of tax of associates (included in sharesflt®of associates) (11,070) (82,440)
Gross proceeds on disposal of investments helt-dding 608,587 720,079
Carrying amount on investments held-for-tradingpdged of (644,717 (721,451
Transaction costs on investments held-for-tradisgased of (1,304) (1,043)
Net loss on disposal of investments held-for-trgdircluded in revenue (37,434) (2,415)
Gross rental income from investment properties 823,856 1,325,875
Less: Direct operating expenses from investmerpgnes that
generated rental income during the year (42,112 (81,303
Direct operating expenses from investment propettiat
did not generate rental income during the year (4,357) (12,344

777,387 1,232,228

8. Finance Costs

2016 2015
HK$'000 HK$'000

Interest on:
Bank loans 152,644 324,020
Other loans 77,347 17,304
Amount due to a non-controlling shareholder - 16,920
Total interest 229,991 358,244
Exchange gain on translation of foreign curren@anky net (61,224) (9,281)
Other finance costs 10,251 36,157
179,018 385,120
Less: Interest capitalised to stock of propertieden development (2,513) (284)
Interest capitalised to investment properties uddgelopment - (67,971)

176,505 316,865

During the Year, the Group has capitalised borrgwiosts at a rate of 2.28% (2015: ranging from %.28
6.76%) per annum amounting to approximately HK$2,6@0 (2015: HK$68,255,000) on qualifying assets.
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9. Other Gains and Losses, Net

2016 2015
HK$'000 HK$’000

Included in other gains and losses, net are:

Gain on disposal of a subsidiary - Pioneer T(m&te (i)) 1,276,903 -
Gain on disposal of a subsidiary - Evergo Shan(iate (ii)) 721,294 -
Gain on disposals of subsidiaries - Windsor Grngge (iii)) 312,930 -
Write-down of stock of properties (128,457) -
Impairment loss recognised in respect of interesinid advance to

an associate, net (6,083) -
Underprovision for rental guarant@ete (iv)) (160) (8)
Gain on disposals of subsidiaries - Chengdu Prdiexte (v)) - 707,492
Gain on disposal of subsidiaries - One Gréupte (vi)) - 212,332
Gain on disposal of a subsidiary - Chongging Ptdjeate (vii)) - 118,421
Loss on disposals of subsidiaries - Silvercord @rote (viii)) - (97,235)
Notes:

@

(i)

(iii)

(iv)

V)

(vi)

(vii)

(viii)

Gain on disposal of a subsidiary arose from thgposal of the Group’s entire issued share camifaPioneer Time Investment
Limited (“Pioneer Time"), an indirect wholly-owned Issidiary of the Company (“Pioneer Time Disposalf a5th January,
2016. Pioneer Time held the property known as Mass Tower (now known as China Evergrande Centre) éamgHKong.
Details of the Pioneer Time Disposal are set olNlate 16(a).

Gain on disposal of a subsidiary arose frone ttisposal of the Group’s entire issued share ehpif Evergo Real Estate
(Shanghai) Company Limited (“Evergo Shanghaign indirect wholly-owned subsidiary of the CompanyvgEo Shanghai
Disposal”) on 22nd June, 2016. Evergo Shanghai hleédproperty known as Evergo Tower in ShanghaiPteple’s Republic
of China (“PRC”). Details of the Evergo Shanghai Disjal are set out in Note 16(b).

Gain on disposals of subsidiaries arose fréine disposals of the Group’s entire issued shamtabhof Keep Speed Company
Limited (“Keep Speed”) and Jumbo Grace Limited (“JaonGrace”), both are indirect wholly-owned subsidiaries of the
Company, and Jumbo Grace’s subsidiary (collectit¥@findsor Group”) (“Windsor Disposal”) on 1st Septdyar, 2016. Windsor
Group held the property known as Windsor HouseanddKong. Details of the Windsor Disposal are setioiNote 16(c).

The amount represented underprovision for aéguarantee provided to purchasers of certain shopunits of an investment
property in Hong Kong disposed of in prior years.

Gain on disposals of subsidiaries arose from disposals of the Group’s entire issued sharetahpif Lucky Benefit Limited
and Rising Sheen Limited, both are indirect whollyred subsidiaries of the Company, and their respecsubsidiaries
(collectively “Chengdu Project”) (“Chengdu Project Bposal”) on 30th July, 2015. Chengdu Project heldgerty projects
known as Splendid City, The Metropolis and Chinesat&stPlaza in Chengdu, the PRC, together with apsiment in an
exempted limited partnership registered under therrship Enterprise Law of the PRC.

Gain on disposal of subsidiaries arose frome ttisposal of the Group’s entire issued share edmf Asian East Limited, an
indirect wholly-owned subsidiary of the Company, &sdsubsidiaries (collectively “One Group”) (“One iBposal’) on 15th
July, 2015. One Group held the property known as@NR& in Hong Kong.

Gain on disposal of a subsidiary arose frame disposal of the Group’s entire issued sharetahpif Million Castle Investments
Limited (“Million Castle”), an indirect wholly-ownedubsidiary of the Company (“Chongqging Project”) (“Ghgqging Project
Disposal”) on 27th October, 2015. Million Castle irettly held 25% interests in a property projecokm as The Coronation in
Chongging, the PRC.

Loss on disposals of subsidiaries arose fith@ disposals of the Group’s entire issued shaggtal of Brass Ring Limited, Union
Leader Limited and Chinese Estates and Finance, tedn{now known as Silvercord Finance Limited), ai andirect
wholly-owned subsidiaries of the Company, and thespeetive subsidiaries (collectively “Silvercord @) (“Silvercord
Disposal”) on 13th January, 2015. Silvercord Grougld the property known as Silvercord in Hong Kong.
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10.

11.

Income Tax Expense

2016 2015
HK$'000 HK$'000
The charge comprises:
Current tax:
Hong Kong Profits Tax 325,491 112,077
Other than Hong Kong 178,395 218,050
503,886 330,127
Underprovision (overprovision) in prior years:
Hong Kong Profits Tax (700) 399
Other than Hong Kong 28,212 (16,482
27,512 (16,083)
Deferred tax:
Current year charge 33,568 162,351
564,966 476,395

Hong Kong Profits Tax is calculated at 16.5% (2016.5%) on the estimated assessable profits fol¢ae.
PRC Enterprise Income Tax for PRC subsidiariescafteulated at PRC Enterprise Income Tax rate of 25%
(2015: 25%). Taxation arising in other jurisdicsois calculated at the rates prevailing in the v
jurisdictions.

Dividends
2016 2015
HK$'000 HK$'000
(a) Final dividend for 2015 paid on 6th June, 2016 KflHtent
(2014: HK1 cent) per share 19,076 19,076
(b) Interim dividend for 2016 paid on 23rd Septemb@d.&of HK1 cent
(2015: HK30 cents) per share 19,076 572,286
(c) Conditional special interim dividend declared ostZdecember, 2015 and
paid on 20th January, 2016 of HK$2 per share 3,815,238 -
(d) Special interim dividend paid on 11th August, 2016
HK$2.1 per share 4,006,000 -
(e) Special interim dividend paid on 1st Septemberg2ffl
HK$3.23 per share 6,161,610 -
(f) Special interim dividend declared on 16th Decemb@t4 and
paid on 13th January, 2015 of HK$4 per share - 7,630,476
(g) Special interim dividend paid on 15th July, 2015 of
HK$2.6 per share - 4,959,810
(h) Special interim dividend paid on 14th Septembet,526f
HK$1.2 per share - 2,289,143
Total dividends paid 14,021,000 15,470,791

On 16th January, 2017, the Board has declaredadpetarim dividends of HK$2 in aggregate per shahéch
were paid on 10th February, 2017.

Final dividend for the Year of HK1 cent (2015: HK&nt) per share has been proposed by the Boardsand
subject to shareholders’ approval at the forthcgnainnual general meeting of the Company.
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12. Earnings per Share

The calculation of the basic and diluted earnirgysshare attributable to owners of the Compangéet on the
following data:

2016 2015
HK$'000 HK$'000
Earnings:
Earnings for the purposes of basic and dilutediegsrper share
Profit for the year attributable to owners of then@pbany 6,360,312 7,727,208

Number of shares

2016 2015
Number of shares:
Weighted average number of ordinary shares foptinposes of
basic and diluted earnings per share 1,907,619,079 1,907,619,079

Diluted earnings per share for the years ended B&sember, 2016 and 2015 were the same as the basic
earnings per share as there were no diluting evemisg both years.

13. Financial Assets Measured at Fair Value Through Prfit or Loss

2016 2015
HK$'000 HK$'000
Bonds 14,952,866 -
Club debentures 62,807 -
15,015,673 -

Analysed for reporting purpose as:
Non-current 373,050 -
Current 14,642,623 -
15,015,673 -

Major terms of the bonds denominated in United eStadollar (“US$”), Euro (“EUR”), Pound Sterling
(“GBP”) and Singapore dollar (“SGD”) are as follaws

Notional amount Maturity

US$143,000,000 2018
US$85,882,000 2019
US$186,000,000 2020
US$45,500,000 2021
US$30,000,000 2022
US$113,000,000 2023
US$41,000,000 2026
EUR2,300,000 2026
US$2,500,000 2028
US$29,000,000 2036
US$3,750,000 2042
US$34,000,000 2046
US$10,000,000 2072
US$20,000,000 2075
US$1,064,036,000 Perpetual
EUR28,600,000 Perpetual
GBP11,000,000 Perpetual
SGD42,750,000 Perpetual
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14. Debtors, Deposits, Other Receivables and Prepayment

15.

Included in debtors, deposits, other receivabled pirepayments are trade receivables of approxiynatel
HK$5,894,000 (2015: HK$12,315,000) comprised rentéagkivables billed in advance and settlements from
tenants which are expected upon receipts of bdlaugd receivables from cosmetic business.

The following is the aged analysis of trade redgiesa (net of allowance for doubtful debts), preedriased on
the respective revenue recognition dates, at tHegthe reporting period:

2016 2015

HK$'000 HK$'000

0 - 30 days 2,371 2,443
31 - 60 days 794 649
61 - 90 days 693 362
Over 90 days 2,036 8,861

5,894 12,315

Included in debtors, deposits, other receivablas @epayments are consideration receivables ineotspf
deferred considerations of the Chengdu Project d3ial the Chongging Project Disposal and the Pionee
Time Disposal of approximately HK$5,100,696,000120the Chengdu Project Disposal and the Chongqging
Project Disposal of HK$6,808,466,000) in aggregatewhich approximately HK$3,998,358,000 (2015:
HK$2,810,108,000) to be received within one yeas whown as current and HK$1,102,338,000 (2015:
HK$3,998,358,000) to be received after one year slasnvn as non-current. The deferred consideration
receivables were initially recognised at fair vahred subsequently measured at amortised cost, wech
recorded as other receivables.

The consideration of the Chengdu Project Disposal WK$6,500,000,000 of which 10% was received from
Shengyu (BVI) Limited (“Shengyu”), a wholly-ownedilssidiary of Evergrande Real Estate Group Limited
(now known as China Evergrande Group) which is peaelent of and not connected with the Companyt as a
31st December, 2015. In accordance with the ecanty debt transfer agreement of the Chengdu Project
Disposal dated 14th July, 2015, the remaining 9@%he cash consideration receivable from the Chengd
Project Disposal amounting to HK$5,850,000,000 wdwg received in 4 instalments within 24 monthsnfro
the date of the disposal agreement. During the, YeaiGroup received HK$2,600,000,000 (2015: nil).

The consideration of the Chongging Project Dispased HK$1,750,000,000 of which 15% was receivethfro
Shengyu as at 31st December, 2015. In accordaricehei equity and debt receivable transfer agreenfahe
Chonggqing Project Disposal dated 19th October, 20f5remaining 85% of the cash consideration vedxe
from the Chongqging Project Disposal amounting to$87,500,000 would be received in 4 instalments
within 24 months from the date of the disposal egrent. During the Year, the Group received
HK$612,500,000 (2015: nil).

The consideration of the Pioneer Time Disposal agmoximately HK$12,448,280,000 (after adjustmeit)
which HK$5,000,000,000 was received from Shengythatdate of completion of the Pioneer Time Disposa
In accordance with the equity and debt transfee@gent of the Pioneer Time Disposal dated 12th Mbee,
2015, the remaining cash consideration receivabta the Pioneer Time Disposal amounting to appreaxéty
HK$7,448,280,000 would be received in 6 instalmexvitsin 6 years from the date of completion of Bieneer
Time Disposal. During the Year, the Group receiM&$$5,700,000,000.

Creditors and Accruals
Included in creditors and accruals are trade pagadifi approximately HK$24,879,000 (2015: HK$64,908).

The following is the aged analysis of trade paysblethe end of the reporting period:

2016 2015

HK$'000 HK$'000

0 - 90 days 965 50,813
Over 90 days 23,914 14,162
24,879 64,975
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16. Disposals of Subsidiaries
(a) Pioneer Time Disposal on 15th January, 2016

On 12th November, 2015, Great System Investmentitétm (“Great System”), an indirect
wholly-owned subsidiary of the Company, and Shengwtered into an equity and debt transfer
agreement, pursuant to which Great System agreegltcand Shengyu agreed to acquire the entire
issued share capital of Pioneer Time.

The Pioneer Time Disposal was completed on 15thalgn2016 at a consideration of approximately
HK$12,448,280,000 (after adjustment). Upon compietPioneer Time ceased to be a subsidiary of the
Company and its results, assets and liabilitie®wensed to be consolidated with those of the Group

Details of the Pioneer Time Disposal were set authe announcements of the Company dated 12th
November, 2015 and 15th January, 2016 and thelairotithe Company dated 3rd December, 2015.

2016
HK$'000
The net assets of Pioneer Time as at the datespbsial were as follows:
Investment properties 8,657,600
Property, plant and equipment 505,585
Debtors, deposits, other receivables and prepagnent 5,006
Bank balances and cash 554
Creditors and accruals (1,268)
Deposits and receipts in advance (54,249)
Tax liabilities (1,763)
Deferred tax liabilities (17,651)
Amount due to the Group (1,053,961)
Net assets disposed of 8,039,853
Sale of amount due to the Group 1,053,961
Gain on disposal of a subsidiary 1,276,903
10,370,717
Satisfied by:
Cash consideration received 5,000,000
Present value of deferred consideraiioote) 5,372,854
10,372,854
Expenses incurred for disposal (2,137)
10,370,717
Net cash inflow arising on disposal:
Cash consideration 12,448,280
Cash consideration receivalffeote) (7,448,280)
Deposit received in prior year (1,250,000)
Cash consideration received 3,750,000
Expenses incurred for disposal (2,137)
Bank balances and cash disposed of (554)

3,747,309

The gain on the Pioneer Time Dispogas included in other gains and losses, net (NG i the
consolidated statement of comprehensive income.

Note: The deferred consideration represents the ideration of approximately HK$7,448,280,000 receleain cash in 6
instalments within 6 years from the date of compitetif the Pioneer Time Disposal. On 4th July, 2ahé&, Group
received HK$5,700,000,000.
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16. Disposals of Subsidiariegcontinued)
(b) Evergo Shanghai Disposal on 22nd June, 2016

On 19th May, 2016, Digi-Star Limited (“Digi-Star’Jan indirect wholly-owned subsidiary of the
Company, entered into an equity transfer agreemithtan independent third party to dispose of the
entire issued share capital of Evergo Shanghai.

The Evergo Shanghai Disposal was completed on J2meé, 2016 at a consideration equivalent to
approximately HK$1,355,843,000. Upon completioneige Shanghai ceased to be a subsidiary of the
Company and its results, assets and liabilitie®wensed to be consolidated with those of the Group

2016
HK$'000
The net assets of Evergo Shanghai as at the ddtspafsal were as follows:
Investment properties 1,037,057
Equipment 195
Debtors, deposits, other receivables and prepagmnent 1,527
Tax recoverable 185
Bank balances and cash 49,168
Creditors and accruals (9,289)
Deposits and receipts in advance (17,328)
Deferred tax liabilities (438,081)
Net assets disposed of 623,434
Release of translation reserve upon disposal 9,053
Gain on disposal of a subsidiary 721,294
1,353,781
Satisfied by:
Cash consideration 1,355,843
Expenses incurred for disposal (2,062)
1,353,781
Net cash inflow arising on disposal:
Cash consideration 1,355,843
Expenses incurred for disposal (2,062)
Bank balances and cash disposed of (49,168)
1,304,613

The gain on the Evergo Shanghai Disposal was iedun other gains and losses, net (Note 9(ii)han t
consolidated statement of comprehensive income.

(c) Windsor Disposal on 1st September, 2016

On 23rd December, 2015, (i) China Entertainmentlaantl Investment Company, Limited (“CELIC"),

a direct wholly-owned subsidiary of the Company;ttie Company, being the guarantor of CELIC; (iii)
Magic Square Limited (“Magic Square”), a companyolirowned by Mr. Joseph Lau, Luen-hung
(“Mr. Joseph Lau”), the then substantial shareholted controlling shareholder of the Company; and
(iv) Mr. Joseph Lau, being the guarantor of Maggu&e, entered into a sale and purchase agreement,
pursuant to which CELIC agreed to sell and Magicg8q agreed to acquire the entire issued share
capital of Keep Speed.

On the same date, (i) Good Top Limited (“Good To@ih indirect wholly-owned subsidiary of the

Company; (ii) the Company, being the guarantor 0d&Top; (iii) Best Range Limited (“Best Range”),

a company wholly-owned by Mr. Joseph Lau; and {r) Joseph Lau, being the guarantor of Best
Range, entered into a sale and purchase agreefidinti§or SP Agreement”), pursuant to which Good
Top agreed to sell and Best Range agreed to adheirentire issued share capital of Jumbo Grace.

The Windsor Disposal was completed on 1st Septer2Ba6 at a total consideration of approximately
HK$6,187,432,000. Upon completion, the Windsor @roeased to be subsidiaries of the Company and
its consolidated results, assets and liabilitiereveeased to be consolidated with those of the gisrou
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16. Disposals of Subsidiariegcontinued)

(©)

Windsor Disposal on 1st September, 201@ontinued)

Upon completion of the Windsor Disposal, the Graeporded gain on disposals of subsidiaries of
approximately HK$312,930,000. The gain was maimyived from (i) the decrease in fair value of the
investment properties of HK$343,763,000 due to lteateon of the investment properties as at 30th
June, 2016 (which is carried out in accordance thighGroup’s accounting policies on revaluatiothef
Group’s investment properties as at 30th June, @4 @ompared with the property valuation under the
Windsor SP Agreement (of which gain of HK$72,000,08as recognised in 2015 and loss of
approximately HK$415,763,000 was recognised in 20 additions of investment properties during
the Year of approximately HK$26,797,000; and (iigrease in fair value of the club debenture of
HK$2,200,000 due to the revaluation of the finahagsets measured at FVTPL as at 30th June, 2016
(which is carried out in accordance with the Greugccounting policies on revaluation of the Group’s
financial assets measured at FVTPL as at 30th R0 upon early adoption of HKFRS 9 (2014)) as
compared with the valuation under the Windsor SREAment.

Details of the Windsor Disposal were set out in #mouncements of the Company dated 23rd
December, 2015, 2nd February, 2016, 1st Septer2d&6 and 5th October, 2016 and the circular of the
Company dated 15th January, 2016.

2016
HK$'000
The consolidated net assets of the Windsor Grow #ee date of disposal were
as follows:
Investment properties 10,483,034
Equipment 1,084
Financial asset measured at fair value throughtpmofoss 15,000
Debtors, deposits, other receivables and prepagmnent 71,107
Pledged deposits 181,902
Bank balances and cash 14,412
Amount due from the Group 4,624,834
Creditors and accruals (22,456)
Deposits and receipts in advance (228,163)
Tax liabilities (30,265)
Borrowing (4,585,000)
Deferred tax liabilities (27,989)
Amount due to the Group (2,550,592)
Consolidated net assets disposed of 7,946,908
Sale of amount due to the Group 2,550,592
Assumption of amount due from the Group (4,624,834)
Gain on disposals of subsidiaries 312,930
6,185,596
Satisfied by:
Cash consideration 6,187,432
Expenses incurred for disposal (1,836)
6,185,596
Net cash inflow arising on disposal:
Cash consideration 6,187,432
Settled by special interim dividerfdote) (4,320,773)
Net cash consideration received 1,866,659
Expenses incurred for disposal (1,836)
Bank balances and cash disposed of (14,412)
1,850,411

The gain on the Windsor Disposal was included inmepotgains and losses, net (Note 9(iii)) in the
consolidated statement of comprehensive income.

Note: Best Range has elected to settle the congiderhy procuring Mr. Joseph Lau's entitlement & tspecial interim
dividend (Note 11(e)) in an amount of approximaké§$4,320,773,000.

- 25 -



17.

18.

Capital Commitments

2016 2015
HK$'000 HK$'000

Authorised and contracted for:
Development expenditure of properties in Hong Kong 15,026 102,257
Renovation of properties 5,656 6,997
Capital investment in limited partnersk{imte) 125,434 126,901
Investee company’s contribution - 171,600
146,116 407,755

Note: The Group had committed to make a capital rdmrtion of US$100,000,000 (equivalent to approxieha HK$775,500,000)
in an exempted limited partnership formed under Exempted Limited Partnership Law (Revised) of thgn@a Islands
(“Cayman Islands Partnership”). Up to the end of theporting period, approximately US$83,825,000 {eglent to
approximately HK$649,768,000) (2015: US$83,625,0@@uivalent to approximately HK$648,214,000)) amoing
contribution has been paid by the Group. The outfiegy amount was approximately US$16,175,000 (etprnvato
approximately HK$125,434,000, after exchange adjastjn

Contingent Liabilities and Assets

Contingent Liabilities

2016 2015
HK$'000 HK$'000

Guarantee given to a bank in respect of bankingjtfes in lieu of
the cash public utility deposit jointly utilised Bybsidiaries 15,000 15,000

Contingent Assets

Post-completion development upside sharing or compsation upside sharing on the case of Moon
Ocean Ltd. (“Moon Ocean”)

On 1st September, 2014, (i) Data Dynasty Limitddata Dynasty”), an indirect wholly-owned subsidiadfy
the Company; (ii) the Company, being the guaraofoData Dynasty; (ii) One Midland Limited (“One
Midland”), a company wholly-owned by Mr. Joseph Lauad (iv) Mr. Joseph Lau, being the guarantor n€O
Midland, entered into a sale and purchase agreemamiely “Moon Ocean SP Agreement”, pursuant tactvhi
Data Dynasty agreed to sell and One Midland agteextquire the entire issued share capital of Véligt
Limited (*Value Eight”), Value Eight held investmisnrelating to the Macau Land (as defined belowgubh
Moon Ocean (“Moon Ocean Disposal”).

Subject to completion of the Moon Ocean DisposaBbst October, 2014, (a) if judgments are madewour

of Moon Ocean in the appeals to its legal casehén NMacau Special Administrative Region of the PRC
(“Macau”) (“Appeals”) and have become final and tiike to the Macau land previously held by Moone@o
(“Macau Land”) is vested on Moon Ocean again, Ondlavd shall pay to Data Dynasty the development
upside sharing pursuant to the Moon Ocean SP Agretruar (b) if judgments are made against Moon @cea
in the Appeals and have become final, One Midlanall spay to Data Dynasty the compensation upside
sharing pursuant to the Moon Ocean SP Agreement.

The Appeals comprise (i) the appeal against thef@iecutive of Macau’s declaration of the previaas of
the Chief Executive of Macau in confirming the apm@l of the transfers of the rights deriving frone tand
concession for the Macau Land to Moon Ocean andrtendments of the related land concession costiract
March 2006 invalid (“First Decision Appeal”); and) (the appeal against the notice from the Landlieu
Works and Transport Bureau of Macau that the Chieécutive of Macau declared the previous act of
approval of the increase of residential gross fla@a of the Macau Land and an exchange of lahdairch
2011 by the Chief Executive of Macau was invalifigtond Decision Appeal”).

The arrangement of the development upside sharitigeocompensation upside sharing (as the casebejay

allows the Group to share the possible upside mpemsation in relation to the Macau Land and th&tala
project post completion of the Moon Ocean SP Agesgm
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18. Contingent Liabilities and Assetgcontinued)

Contingent Assets (continued)

Post-completion development upside sharing or compsation upside sharing on the case of Moon
Ocean Ltd. (“Moon Ocean”) (continued)

The aggregate amount of all the development upsideing or the compensation upside sharing (asabe
may be) payable by One Midland to Data Dynasty Ish& subject to a maximum amount of
HK$12,500,000,000.

The Directors consider the aggregate amount ofhall development upside sharing or the compensation
upside sharing (as the case may be) payable byMialand to Data Dynasty and the maximum amount of
HK$12,500,000,000 for the development upside sbgasinthe compensation upside sharing (as the cage m
be) are fair and reasonable and in the interestaeofCompany and the shareholders of the Compary as
whole.

The Last Instance Court of Macau denied the Fiegti§don Appeal in its judgment on 22nd June, 206to
the date of this announcement, the Second Dedigipral is still in progress.

Details of the Moon Ocean Disposal, the developnugside sharing and the compensation upside sharing

were set out in the announcement of the Compangddand September, 2014 and the circular of the
Company dated 23rd September, 2014.
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DIVIDENDS

During the Year, the Board had paid an interimakvid of HK1 cent per share (payment date: 23rdeSapdr,
2016) (2015: HK30 cents per share) and speciatiiteividends of (i) HK$2 per share (payment d&26th
January, 2016) (2015: HK$4 per share and HK$2.6pare), (i) HK$2.1 per share (payment date: Ziigust,
2016), and (iii) HK$3.23 per share (payment dagt:Skeptember, 2016) (2015: HK$1.2 per share). Suiese to
the Year, the Board had also declared a speciatinmtdividend of HK$1.36 per share for the Year apeécial
interim dividends of HK$0.46 per share and HK$0p&8 share respectively in connection with the cetiph of
the disposal transactions both occurred in Febrg@dy (payment date: 10th February, 2017). As tbm@any
has paid substantial interim dividends during tleaty the Board has recommended the payment of amabfimal
dividend of HK1 cent per share for the Year (than&F Dividend”) (2015: HK1 cent per share).

Subject to shareholders’ approval at the forthcgna@nnual general meeting of the Company to be tel@d4th
May, 2017 (the “2017 AGM”), dividend warrants whle posted on or about 12th June, 2017 to shareisolde
whose names appear on the register of members @dmpany on 1st June, 2017.

CLOSURE OF REGISTER OF MEMBERS

For the purpose of ascertaining the members’ dliyilto attend and vote at the 2017 AGM, and éenitent to the
recommended Final Dividend, the register of membade closed during the following periods respesaly:

(1) For ascertaining dligibility to attend and vote at the 2017 AGM:
Latest time to lodge transfers documents for tesgisn 4:30 p.m. on 18th May, 2017

Closure of register of members 19th May, 2017 to 24th May, 2017
(both days inclusive)

(2) For ascertaining entitlement to the recommended Final Dividend:
Latest time to lodge transfers documents for tesgisn 4:30 p.m. on 29th May, 2017

Closure of register of members 31st May, 2017 to 1st June, 2017
(both days inclusive)

Record date 1st June, 2017

To be eligible to attend and vote at the 2017 AGMd to qualify for the recommended Final Dividead,
properly completed share transfers documents acmoieg by the relevant share certificates must dgdd for
registration with the Company’s Branch Registrat @ransfer Office in Hong Kong, namely Computershdong
Kong Investor Services Limited, at Shops 1712-1718h Floor, Hopewell Centre, 183 Queen’s Road ,East
Wanchai, Hong Kong not later than the respectitestaime as stated above.
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FINANCIAL OPERATION REVIEW
Results
Revenue

Revenue for the Year amounted to HK$3,745.1 mil([@15: HK$1,542.4 million), an increase of 142.8%er
last year and comprised gross rental income of FEREB million (2015: HK$1,325.9 million), propertgales of
HK$2,943.4 million (2015: HK$151.6 million), losscsales of investments held-for-trading on a neiisbaf
HK$37.4 million (2015: HK$2.4 million) and other$ ldK$15.2 million (2015: HK$67.3 million). The inease in
revenue was mainly due to the increase in salgadihg properties.

Gross Profit
Gross profit for the Year amounted to HK$2,147 Hliom (2015: HK$1,286.9 million), an increase of.8% as
compared with last year which was mainly due toitiseease in profit from property sales of HK$1,3illion

while the decrease in net rental income of HK$4%4il8on.

Property Leasing

For property leasing, the rental revenue in redail non-retail section has decreased significantlyp4.1% to
HK$298.7 million and 22.1% to HK$525.2 million respively during the Year. The total rental incomeevenue
for the Year recorded a decrease of 37.9% to HK®B2Mlion as compared with last year of HK$1,32&#dlion.

Together with the attributable rental revenue gateer from associates and an investee company oflBEK$
million (2015: HK$196.0 million), the total attrikable rental revenue to the Group after non-coliigpinterests
amounted to HK$957.4 million (2015: HK$1,520.2 ioifi), which representing a decline of 37.0% ovet Jeear.

Attributable net rental income for the Year show$900.9 million, a 34.5% decrease over HK$1,3iion
in last year.

The decline in attributable rental revenue andreetal income were mainly due to the disposalsubGgliaries
holding Windsor HouseEvergo Tower in Shanghai, the PREassMutual Tower(now known as China
Evergrande Centrgnd The ONE in September 2016, June 2016, Jan0ag &d July 2015 respectively, since
then the results of those subsidiaries were nosaatated to the Group. For those properties reethas at 31st
December, 2016, the attributable rental revenuenahdental income maintained stable performanee st year.
In addition, the newly acquired properties in thated Kingdom contributed rental revenue and netalancome
of HK$60.0 million and HK$58.3 million respectivetjuring the Year.

Property Development and Trading

During the Year, the attributable property salegneie and the relevant attributable profit from @reup and its
associates reached HK$2,298.9 million (2015: HK$24@illion) and HK$1,015.0 million (2015: HK$66.0
million), which were 9.3 times and 15.4 times tstigear respectively.

Sales of One South Lane in the West District (10084rest) generated profit of HK$53.2 million (20Eales of
Phase |, Phase Il and parking spaces of SplendyditCiChengdu, the PRC (100% interest) generatetit pof

HK$0.4 million, HK$2.1 million and HK$7.7 millionespectively and Tower 1 of The Metropolis in Changtie
PRC (100% interest) generated profit of HK$22.0ioml).

Sales of 55 Conduit Road in Mid-Levels West (70%rest) (including 1 unit and 1 parking space oCaduit
Road sold to a connected person as disclosed fiosdmaded “Other Information and Events After Reporting
Period” below) and sales of parking spaces at Thgitd in Wanchai (87.5% interest) had contributed a
attributable profit to the Group of HK$954.4 milicand HK$2.7 million respectively (2015: sales ofieO
WanChai and parking spaces at The Zenith in Wantlwtih 87.5% interest) had contributed an attribletgorofit

of HK$23.9 million and HK$4.7 million respectively)
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In respect of properties held by associates, s#lgmrking spaces at Greenville Residence in YuengL(50%
interest) and parking spaces at The Hermitage ist Wewloon (25% interest) generated profit of HKSillion
and HK$4.2 million respectively (2015: sales of glWai Centre in Aberdeen (50% interest) and TheoGation
in Chongqing, the PRC (25% interest) generateditpodfHK$0.1 million and HK$5.1 million respectiygl as
reflected in the share of results of associates.

As at 31st December, 2016, deposits received ftook©f properties contracted to be sold amountgdk$84.5
million. Of which, deposits of HK$2.9 million wereeceived for One South Lane with contracted safes o
HK$29.0 million (after discount), deposits of HK$25nillion were received for 55 Conduit Road witintracted
sales of HK$265.1 million (after cash rebate) atsdattributable interest of sales to the Group artexn to
HK$185.6 million, together with deposits of HK$56rllion were received for The Zenith with contredtsales

of HK$564.2 million and its attributable interestsales to the Group amounted to HK$493.7 million.

In summary, the Group together with associateswggdqroperties sale agreements, including comaictr sales
agreements to third parties, recorded an attriteitedntracted sales of HK$1,608.1 million (aftesltaebate or
discount) (2015: together with a connect persoalitay HK$1,457.1 million) during the Year. Totakrdtutable
property sales profit recognised for the Year w&$H015.0 million (2015: HK$66.0 million).

Securities Investments

The Group has in the ordinary and normal courdmusiness conducted its securities investment &esviDuring
the Year, the Group recorded a realised loss of 37k million (2015: HK$2.4 million) on disposal béted
investments held-for-trading (the gain/loss of whieas included in revenue) with gross proceeds K$608.6
million (2015: HK$720.1 million). However, a reais gain from sale of bonds of HK$142.9 million (801
realised loss of HK$33.7 million) was recogniseblehet realised gain for the Year was HK$105.5ioml(2015:
net realised loss of HK$36.1 million).

Furthermore, the Group recorded an unrealiseddbbiK$126.2 million representing the changes im failue of
bonds (2015: unrealised gain of HK$333.5 milliopresenting the changes in fair value of listed stweents
held-for-trading and bonds), which had no effectt@cash flow of the Group.

Summing up the above and adding the net income fir@individend income, interest income, other ne¢stiment
income and net finance costs of HK$1,096.1 mill{ga15: HK$562.9 million), the gain recognised onséies
investments was HK$1,075.4 million (2015: HK$86Mmi#lion).

The respective income/expense from securities imax#s under different categories are further ekztied below.
Listed Equity Investment at Fair Value Through ®tBemprehensive Income

In May 2016, the Group acquired 577,180,500 H share Shengjing Bank Co., Ltd. (Stock Code: 2066)
(“Shengjing Bank”) at a consideration of HK$6,92@n#lion included in financial assets measured 4T ©Cl.
During the Year, the after-expenses dividend incainelK$189.6 million and the withholding tax of HKS.1
million, making a net dividend income of HK$170.5lllmn was recognised in the consolidated statenwdnt
comprehensive income and an unrealised loss orvéfire change of HK$2,366.5 million was recordedaas
other comprehensive expense. The Group believéshinalecrease in share price of Shengjing Bank fay to
the end of December 2016, among other things, waause of the slowdown in the PRC economic growth a
the challenging environment on risk managementénRRC banking industry. The fair value changerisracash
item and will not affect the cash flow of the Group

Shengjing Bank is a joint stock company and a cormi@ebank incorporated in the PRC and is prindypal
engaged in corporate banking, retail banking aaedsury business. Its corporate banking productssandces
include corporate loans and advances, trade fingrand deposit taking activities, agency serviaad,remittance
and settlement services. The H shares of ShenBjam are listed on the main board of the Stock Brge. Its
headquarters are located in Shenyang, Liaoningifreythe PRC, which is a leading commercial bamk i
Northeast China.

Listed Investments Held-for-trading and TreasurgdRicts
The listed investments held-for-trading and treagaoducts recorded a profit before and after foeanosts of

HK$921.0 million and HK$904.9 million (2015: HK$8@million and HK$860.3 million) respectively fohe
Year.
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Profit from the listed investments held-for-tradiswgd treasury products reflected in the consolitiatatement of
comprehensive income for the Year comprised asedlioss on listed securities of HK$37.4 millior013:
HK$2.4 million), a realised gain on bonds of HK$X2nillion (2015: realised loss of HK$33.7 milligran
unrealised loss on fair value changes of bondsk#126.2 million (2015: unrealised gain on fair valchanges of
listed investments held-for-trading and bonds of#d83.5 million) and net dividend income, interestdme and
other net investment income of HK$941.7 million 180 HK$570.9 million). Net relevant finance costs the
Year was HK$16.1 million (2015: HK$8.0 million) ihling interest expense of HK$77.3 million (2015:
HK$17.3 million) and exchange gain of HK$61.2 noifli(2015: HK$9.3 million).

Other Income and Expenses

Other income for the Year, which mainly came froet building management fee income, asset manageanent
maintenance services income, property managemenice® leasing administration services and propert
administration services income, advisory and cdanal services income and rental services incoeeedsed to
HK$102.9 million (2015: HK$134.9 million), repredemy a decrease of 23.7% as compared with last year

During the Year, administrative expenses decre&sed.9% to HK$331.5 million (2015: HK$344.8 millipn
Finance costs decreased by 44.3% to HK$176.5 mil(2D15: HK$316.9 million) during the Year, incladi

exchange gain of HK$61.2 million (2015: HK$9.3 maif) on foreign currency loans hedged for foreigmrency

securities investments. The decrease in finands eass mainly due to decrease in interest rategtendisposals
of subsidiaries during the Year and the year 2015.

Other gains and losses recorded a net gain of HR$2 million mainly comprised gains on the Pion€ene
Disposal, the Evergo Shanghai Disposal and the $¥inDisposal of HK$1,276.9 million, HK$721.3 milticand
HK$312.9 million respectively and write-down of skoof properties of HK$128.5 million (2015: HK$940.
million mainly comprised (i) gains on the One Disph the Chengdu Project Disposal and the Chondejingpct
Disposal of HK$212.3 million, HK$707.5 million anHK$118.4 million respectively and (ii) loss on the
Silvercord Disposal of HK$97.2 million).

Disposals of Subsidiaries to Connected Persons

On 23rd December, 2015 (i) CELIC, a direct whollyad subsidiary of the Company; (ii) the Compargin
the guarantor of CELIC; (iii) Magic Square, a compavholly-owned by Mr. Joseph Lau, the then sulifhn
shareholder and controlling shareholder of the Gowgpand (iv) Mr. Joseph Lau, being the guarantdviagic
Square, entered into a sale and purchase agreepuestiant to which CELIC agreed to sell and Magic&e
agreed to acquire the entire issued share capikedep Speed.

On the same date, (i) Good Top, an indirect wholWyred subsidiary of the Company; (ii) the Compd®yng the
guarantor of Good Top; (iii) Best Range, a compatplly-owned by Mr. Joseph Lau; and (iv) Mr. Josdjatu,
being the guarantor of Best Range, entered intd\imelsor SP Agreement, pursuant to which Good Tpped to
sell and Best Range agreed to acquire the ensivedsshare capital of Jumbo Grace.

The Windsor Disposal was completed on 1st Septen@d6 at a total consideration of HK$6,187.4 moiili
Upon completion, the Windsor Group ceased to beidissies of the Company and its consolidated tesaksets
and liabilities were ceased to be consolidated thidise of the Group.

Upon completion of the Windsor Disposal, the Graaporded gain on disposals of subsidiaries of HRI31
million. The gain was mainly derived from (i) thealease in fair value of the investment propedfddK$343.8

million due to revaluation of the investment prdpey as at 30th June, 2016 as compared with thpepso
valuation under the Windsor SP Agreement; (ii) adds of investment properties during the Year ¢$26.8

million; and (iii) increase in fair value of theutd debenture of HK$2.2 million due to the revaloatof the

financial assets measured at FVTPL as at 30th 2@ as compared with the valuation under the ¥6n&P

Agreement.

Details of the Windsor Disposal were set out indhaouncements of the Company dated 23rd Dece2B®E5,

2nd February, 2016, 1st September, 2016 and 5tbb@ct2016 and the circular of the Company dateti 15
January, 2016.
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Disposals of Subsidiaries

(@) On 12th November, 2015, Great System, an indirdailiy-owned subsidiary of the Company, and Shengyu
entered into an equity and debt transfer agreemenspant to which Great System agreed to sellStrhgyu
agreed to acquire the entire issued share capiiboeer Time. The Pioneer Time Disposal was cetepl on
15th January, 2016 at a consideration of HK$1234#8illion (after adjustment). Upon completion, Rien
Time ceased to be a subsidiary of the Company #ndebults, assets and liabilities were ceasedeto b
consolidated with those of the Group. The Groupmed a gain on the Pioneer Time Disposal of HK#3.2
million.

Details of the Pioneer Time Disposal were set nihé announcements of the Company dated 12th Nmeem
2015 and 15th January, 2016 and the circular o€tmapany dated 3rd December, 2015.

(b) On 19th May, 2016, Digi-Star, an indirect wholly4o&d subsidiary of the Company, entered into antgqui
transfer agreement with an independent third ptrtgispose of the entire issued share capital @rdey
Shanghai. The Evergo Shanghai Disposal was condptete22nd June, 2016 at a consideration equivatent
HK$1,355.8 million. Upon completion, Evergo Shangbeased to be a subsidiary of the Company and its
results, assets and liabilities were ceased toobsatidated with those of the Group. The Group méed a
gain on the Evergo Shanghai Disposal of HK$721IBani

Associates

The share of results of associates for the Yearaya®sfit of HK$161.2 million as compared to HK$64Million

for last year.In the year 2015, an associate (50% interest)odespp of a company that ultimately held the
office building namely Platinum located at Shanghbe PRC and the Group recorded a share of the
associate’s gain on disposal of subsidiaries (hetxg of HK$514.1 million. However, no such profitas
generated in the Year

Fair Value Changes on Investment Properties

Investment properties of the Group in Hong Kong Rrainland China were revalued at 31st Decembert 291
B.l. Appraisals Limited (“B.l. Appraisals”) whereabe investment properties in the United Kingdomreve
revalued by Peak Vision Appraisals Limited (“Pealsidh Appraisals”). B.l. Appraisals and Peak Vision
Appraisals are independent property valuers. Amege in fair value of investment properties of HBS.2
million (2015: HK$4,689.2 million) was recorded thg the Year. The unrealised fair value changeknatl affect
the cash flow of the Group.

Profit, Core Profit, Dividends, Repurchase and CaslPayment Ratio
Profit

Profit attributable to owners of the Company foe tfear was HK$6,360.3 million as compared to HK37,2
million for last year. The decrease in profit foetYear was mainly arising from @ecrease in attributable net
rental income; (ii) decrease in fair value gainiovestment properties; (iii) decrease in shareestits of
associates; despite (ir)crease in attributable property sales profit; d@ns on the Pioneer Time Disposal, the
Evergo Shanghai Disposal and the Windsor Dispdsgl;increase in net profit from the segment of tisted
investments held-for-trading and treasury prodaats$ dividend income from listed equity investmen®®TOCI;
and (vii) imputed interest income from deferred sideration receivables which were included in itvest
income, net. Earnings per share for the Year wa$3483 (2015: HK$4.05).

Core Profit

The Group disposed of certain investment propetiiesugh disposals of subsidiaries during the Yiber,costs of
which are stated at fair value. In addition, theo@r disposed of stock of properties which weresifiesl as
investment properties and land and building inmpyears. Before disposal, such gain/loss on fduesahange is
unrealised and recognised at the end of each meggeriod, but excluded from core profit as noskcaems. In
the year of disposal, such unrealised gain/lossbeasme realised; and in computating core profituenulated
fair value gain/loss from prior years and curregdiyare included as cash items.
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If the net gain on the major non-cash items of HK&5 million (2015: HK$4,785.1 million) are exclutjéut the
net realised fair value loss on disposals of inmesit properties from the Group and its associstesiirent year
recognised for the Year of HK$372.7 million (201&gether with their respective deferred tax tomHK$154.6
million) is retained and the accumulated realisaid ¥alue gain together with their respective defértax on
disposals of investment properties and stock opgnttes from the Group and its associates recodrirs@rior

years of HK$17,248.7 million (including those ren@ed in properties revaluation reserve) (2015pakals of
investment properties of HK$13,843.7 million) islided, the Group will have a core profit attribaleato owners
of the Company for the Year of HK$23,031.5 millig#015: HK$16,785.8 million) and a core earnings gieare
of HK$12.07 (2015: HK$8.80), which were both ined by 37.2% to those in the year 2015.

The major non-cash items represented the attrikutairealised fair value gain on investment prapertogether
with their respective deferred tax from the Grouml dts associates of HK$577.5 million (2015: HK®H71
million).

Dividends

Final dividend of HK1 cent (year ended 31st Decamp@l4: HK1 cent) per share in total amount of HBH
million for the year ended 31st December, 2015 pad in cash on 6th June, 2016.

Interim dividend of HK1 cent (half year ended 30time, 2015: HK30 cents) per share in total amolRK$19.1
million for the half year ended 30th June, 2016 paisl in cash on 23rd September, 2016.

Conditional special interim dividend of HK$2 perash, which was conditional upon completion of thenBer
Time Disposal in total amount of HK$3,815.2 millievas paid in cash on 20th January, 2016, spediatfirim
dividends of HK$2.1 per share in total amount of$4k006.0 million and HK$3.23 per share in total amtoof
HK$6,161.6 million were paid in cash on 11th Aug®16 and 1st September, 2016 respectively (28décial
interim dividends of HK$4 per share, HK$2.6 perrshand HK$1.2 per share were paid in cash on I8thaly,
2015, 15th July, 2015 and 14th September, 201®ctisply).

Total dividends of HK$14,021.0 million were paiddash during the Year.
On 16th January, 2017, the Board has declaredadpatérim dividends of HK$2 in aggregate per shavkich
consist of (i) HK$1.36 per share for the year englest December, 2016; and (i) HK$0.46 per shackHiK$0.18

per share in connection with the completion of tegpective disposal transaction occurred in Felprafd 7,
which were paid in cash on 10th February, 2017.

Repurchase
During the Year, the Company had not repurchasgabthe Company’s share.

Cash Payment Ratio

Based on (a) the core profit for the Year of HK$23,.5 million (2015: HK$16,785.8 million) or HK$1¥. (2015:
HK$8.80) per share; (b) cash final dividend for Year of HK1 cent (2015: HK1 cent) per share prepogc)
cash interim dividend for 2016 of HK1 cent (2013<3® cents) per share; (d) cash special interimdéinds of
HK$2, HK$2.1 and HK$3.23 (2015: HK$4, HK$2.6 and $IK2) per share were paid during the Year; and (e)
cash special interim dividend of HK$1.36 per shdgelared, the ratio of such cash payment to the posfit is
72.2% (2015: 92.2%).

Net Asset Value

As at 31st December, 2016, the Group’s net assebudtible to owners of the Company amounted to
HK$29,804.2 million (2015: HK$40,247.6 million),decrease of HK$10,443.4 million or 25.9% when comga
with 31st December, 2015. With the total numbeordinary shares in issue of 1,907,619,079 as dtt3dcember,
2016 and 2015, the net asset value per shareusdtle to owners of the Company was HK$15.62 (2015:
HK$21.10). The movement in net asset value was lgnaine to (a) total comprehensive income for tharYe
attributable to owners of the Company of HK$3,41&iflion; (b) increase in net asset upon early aidopof
HKFRS 9 (2014) of HK$158.9 million (net of tax);ac) final, interim and special interim dividengognised

as distribution during the Year totaling HK$14,02illion.
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During the Year, the Group acquired a listed equityestment categorised as financial assets mehsatre
FVTOCI and an unrealised loss on fair value changeddK$2,366.5 million was recorded as an other
comprehensive expense. The carrying amount ofobedn fair value change of listed equity investnciuded

in financial assets measured at FVTOCI reserve Mi&$2,366.5 million as at 31st December, 2016 (20b5:
securities investments reserve of nil).

Other than disposals of subsidiaries holding theperty development situated at No. 12 Shiu Fai agerr
Mid-Levels East, Hong Kong and certain shops of uoBommercial Plaza situated in Shenzhen, the PRC (a
disclosed in section headed “Other Information &wents After the Reporting Period” below), the &rig
projects and those disclosed in the final resthis,Group did not have material acquisition or déspp of assets
and any future plans for material investment oliteadpssets.

Securities Investments

Listed Equity Investment at Fair Value Through ®tbemprehensive Income

During the Year, the Group acquired 577,180,50thatess of Shengjing Bank at a consideration of HBE®6.2
million, after deducting the fair value loss of HK$66.5 million for the Year, the carrying amouhtisted equity
investment categorised as financial assets measairéd/TOCI as at 31st December, 2016 was HK$4,559.7
million.

Listed Investments Held-for-trading and TreasurgdRicts

As at 31st December, 2015, the carrying amounheflisted investments held-for-trading and treagunducts
was HK$11,433.5 million. During the Year, the polith was increased by a net purchase of HK$3,64%6l6on.

After deducting the fair value loss of HK$126.2 lroit for the Year, the listed investments held{i@ding and
treasury products portfolio of the Group became EK$52.9 million as at 31st December, 2016, whariméd
part of the Group’s cash management activitiesatA31st December, 2016, entire portfolio comprisedds (of
which issued by financial institutions of 41.0%,®Rased real estate companies of 29.6% and ottiestimes of
29.4%). They are denominated in different curreneigh 95.9% in US$, 1.9% in EUR, 1.5% in SGD arit®in
GBP.

As at 31st December, 2016, the portfolio of listedurities investments and treasury products of T9&EL2.6
million (2015: HK$11,433.5 million) comprised (aditds (financial assets measured at FVTPL) of HK$82.9
million (2015: listed equity securities (investmerteld-for-trading) of HK$364.2 million and bondiéncial
assets designated as at fair value through profidss) of HK$11,069.3 million); and (b) listed éyunvestment
(financial assets measured at FVTOCI) of HK$4,5%8illion (2015: nil), representing 42.6% of totalsats.

Unlisted Securities Investments

The Group had committed to make a capital conidbubf US$100.0 million (equivalent to approximatel
HK$775.5 million) in the Cayman Islands Partnerstig at 31st December, 2016, the Group has cométibu
US$83.8 million (equivalent to approximately HK$689million) (net of recallable distribution) lessceived
distribution of US$1.0 million (equivalent to apgnmately HK$8.1 million), which was included in &ncial
assets measured at FVTOCI, after adjustment foeasarement upon early adopted HKFRS 9 (2014) and fa
value gain for the Year totaling net loss of HK&Tillion was recognised in financial assets mescuat
FVTOCI reserve, the carrying amount was HK$584 lioni, representing 1.3% of total assets.

Risk Management

The Group has established adequate risk managemmgdures that enable it to identify, measure,itopand
control various types of risk it faces. This is glgmented by active management involvement, effeatiternal
controls and adequate internal audit in the bestests of the Group.

Equity

The number of issued ordinary shares as at 31srhser, 2016 and 2015 were 1,907,619,079.
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Debt and Gearing

As at 31st December, 2016, the Group’s bank andrdibrrowings amounted to HK$14,591.4 million (2015
HK$14,531.8 million (excluding bank borrowing prased as liabilities directly associated with ass#ssified
as held for sale)). Cash and deposits at banks mteuo HK$1,070.5 million (2015: HK$2,849.8 miltio
(excluding cash and deposits at banks presentadsass classified as held for sale)), pledged dspamounted
to HK$943.7 million (2015: HK$202.8 million (exclud pledged deposits presented as assets clasaffiaeld
for sale)) and net borrowings amounted to HK$12 & illion (2015: HK$11,479.2 million).

Total debt to equity ratio was 48.8% (2015: 36.@%)l net debt to equity ratio was 42.1% (2015: 28,5%hkich
are expressed as a percentage of total borrowargs,net borrowings, respectively, over the totalitygof
HK$29,899.9 million (2015: HK$40,325.4 million). €hncrease in the total debt to equity ratio aredrtbt debt
to equity ratio were mainly due to a decrease initg@s a result of payments of dividends andvalue loss on
listed equity investment included in financial asseeasured at FVTOCI reserve.

If the listed securities investments and treasuogpcts of HK$19,512.6 million (2015: HK$11,433.4lion) are
included, there would be a net cash position of 6lK3$5.4 million (2015: net debt of HK$45.7 milli@md net
debt to equity ratio of 0.1%).

As at 31st December, 2016, the Group’s bank aner dibrrowings of HK$14,591.4 million, 74.0%, 8.8806%
and 8.6% were repayable within 1 year, 1 to 2 yean® 5 years and over 5 years respectively. Gthvkhe
Group’s bank and other borrowings were denominatdtK$ (21.1%), US$ (53.7%), GBP (22.7%), SGD (1)4%
and EUR (1.1%). HK$, US$, SGD and EUR securitie®estments were hedged by HK$, US$, SGD and EUR
borrowings. The Group’s bank borrowings in HK$ aiber borrowings were carried at interest ratesutaled
mainly with reference to Hong Kong Interbank Offéfeate and cost of funds; bank borrowings in GBrewe
carried at interest rates calculated with refereandeondon Interbank Offered Rate. As at 31st Ddwan2016, all
the Group’s borrowings were on floating rate bahie. hedging for interest rate is subsisted at the & the
reporting period.

Pledge of Assets
As at 31st December, 2016, the Group had pledgetbttowing assets with their respective carryimgoants:

(a) The Group’s investment properties of HK$10,231.4iom, stock of properties of HK$858.4 million abdnk
deposits of HK$77.3 million (2015: investment prdjes of HK$26,527.8 million (including investment
properties presented as assets classified as dresdilf), properties of HK$505.5 million (presengedassets
classified as held for sale), stock of propertie$l§$958.0 million and bank deposits of HK$253.4llion
(including bank deposits presented as assets fodalsas held for sale)) were pledged to the Grobpiskers
to secure general banking and loan facilities g b the Group.

(b) The Group’s bonds and listed equity investment\&f®CIl with carrying amounts of HK$18,713.3 million
(2015: investments held-for-trading and bonds of$#K433.5 million) and cash deposits of HK$866.4
million (2015: HK$8.6 million) were pledged to thH@roup’s financial institutions to secure margin and
securities facilities granted to the Group in respg securities transactions, of which HK$9,898Blion
(2015: HK$5,389.8 million) was utilised as at 3Dsicember, 2016 as borrowings due within one year.

(c) Interests in certain subsidiaries of the Companyehaeen pledged as part of the security to secentain
bank borrowings granted to the Group.

Financial and Interest Income/Expenses

Interest income was included in revenue, othernmea@and investment income. Interest income for thar Yvas
HK$2,766.6 million, representing an increase of.2&®over last year of HK$766.5 million.

Finance costs included interest expenses on baisland other loans; exchange difference on tizorslaf
foreign currency loans; and arrangement fee antitfagnd commitment fee expenses. Interest expefsethe
Year amounted to HK$227.5 million, representing exrdase of 21.6% over last year of HK$290.0 million
Interest capitalised for the Year was HK$2.5 milles compared to HK$68.3 million for last year. Teerease in
interest expenses and interest capitalised werelyndiie to decrease in interest rates and decredsnk loans
following certain disposals of subsidiaries durthg Year and the year 2015. The average interéstoreer the
year under review was 1.52% (2015: 2.39%), whick expressed as a percentage of total interestopaidthe
average total borrowings.
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Remuneration Policies, Share Option Scheme and Sk@Award Scheme

As at 31st December, 2016, the Group employedak 66t552 staff (2015: 582 staff) in Hong Kong inding
about 257 staff (2015: 269 staff) employed underdstate management company in Hong Kong andf4 204f5:
4 staff) in the offices in Mainland China.

Employees were remunerated on the basis of thefornpgance, experience and prevailing industry pcact
Remuneration packages comprised salary and yeadisgdetionary bonus based on market conditions and
individual performance. The executive directorshef Company continued to review employees’ contidims and

to provide them with necessary incentives and lfidity for their better commitment and performandia share
option scheme was adopted during the Year.

The Company had adopted a share award scheme ¢'8hard Scheme”) in 2009. The Share Award Scheme is
to recognise and reward certain employees for tmitributions to the Group and to give long-teneintives for
retaining them for the continued operations andettgpment of the Group. Details of the Share Awace®ne
were set out in the Company’s circular dated 23edddnber, 2008. No share was granted under the Sivarel
Scheme during the Year.

Mainland China and United Kingdom

Profit contribution from the Group’s investment Mainland China (mainly included in gross profitjrfaalue
changes on investment properties, gain on dispisalsubsidiary, share of results of associatestaxation) for
the Year amounted to HK$566.4 million (2015: HK$M103 million also included gain on disposals ofsdiaries
and share of associate’s gain on disposal of siagid (net of tax)). Renminbi exchange loss ofeifgn
operations included in other comprehensive expeiosdbe Year amounted to HK$28.1 million (2015: $1R1.6
million (included exchange loss related to subsidsaand associates disposed of HK$70.1 millioRfe Group’s
net investment in Mainland China as at 31st Decen#fd 6 amounted to HK$749.5 million (2015: HK$2 &
million) representing 2.5% of the Group’s total égu

The Group acquired two more investment propertiethé United Kingdom in April and May 2016. As disB
December, 2016, the Group’s investment propertiethé United Kingdom with carrying amount of GBP&R0
million (equivalent to approximately HK$6,586.0 hauh) (2015: GBP351.5 million (equivalent to appiroately
HK$4,037.1 million)) contributed a net profit of I$807.6 million (2015: net loss of HK$392.7 millioty the
Group for the Year, the profit mainly included irogs profit and fair value changes on investmeopgrties. GBP
exchange loss of foreign operations included irotomprehensive expenses for the Year amountd&$554.0
million (2015: HK$72.8 million). As at 31st Decemp016, the Group’s net investment in the Unitédgdom
amounted to HK$3,609.2 million (2015: HK$1,613.1limin) representing 12.1% of the Group’s total eégui

Listed Subsidiary
The Group did not own any listed subsidiary atehd of the reporting period.
Property Valuation

Property valuations in respect of the Group’s itmesit properties in Hong Kong and Mainland Chinaehbeen
carried out by B.l. Appraisals as at 31st DecemB6d6 (2015: B.l. Appraisals and Vigers Appraisal a
Consulting Limited), independent qualified professil valuer. For the investment properties in thaited
Kingdom, the valuations as at 31st December, 2062815 were carried out by Peak Vision Appraisatsther
independent qualified professional valuer. Theiluaions were based on investment method and/actdir
comparison method as the valuation methodologidsiaeme used in preparing 2016 final results.

The Group’s investment properties were valued aBHX887.3 million (2015: HK$30,598.9 million (incling

those presented as assets classified as heldl&)), s86.3% increase over 2015 after adjustedheradditions,
disposals and exchange adjustments of investmegepies during the Year. The increase in fair @aof

HK$139.2 million was recognised in the consolidagttement of comprehensive income for the Yeae. Group
also shared an increase in fair value of investrperperties of associates of HK$96.5 million (atfdsdeferred
tax credit of HK$0.9 million) for the Year.

The increase in fair value of HK$139.2 million wasinly derived from Harcourt House, while in 2015was

mainly derived from MassMutual Tower (now known@sina Evergrande Centre) and Harcourt House. Tine fa
value change is a non-cash item and will not atteetcash flow of the Group.
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FINANCIAL INFORMATION

The financial information in this announcement does constitute the Group’s consolidated finanstatements
for the Year, but represents an extract from tlaasesolidated financial statements. The final resoftthe Group
for the Year have been reviewed by the Audit Conaaitf the Company.

Scope of work of HLB Hodgson Impey Cheng Limited

The figures in respect of the Group’s consolidaséatement of financial position, consolidated steet of
comprehensive income, and the related notes thérmetbe Year as set out in the preliminary anneunent have
been agreed by the Group’s auditors, HLB HodgsgoehmCheng Limited, to the amounts set out in theu's
audited consolidated financial statements for tie@arYThe work performed by HLB Hodgson Impey Cheng
Limited in this respect did not constitute an agsue engagement in accordance with Hong Kong Stasiam
Auditing, Hong Kong Standards on Review Engagementslong Kong Standards on Assurance Engagements
issued by the HKICPA and consequently no assurhasdeen expressed by HLB Hodgson Impey Cheng édimit
on the preliminary announcement.

BUSINESS REVIEW
Hong Kong Property Investment

Rentals from investment properties continued tore of the major sources of our income. The ovexalupancy
rate of the Group’s retail portfolio was 94.84% idgrthe Year. The high occupancy rate was attriiiatéo the
prime locations of the Group’s retail properties.

The average occupancy rate of Windsor House shgppall from January to August 2016 (i.e. beforgodssal)
was approximately 95.34%.

During the Year, the average occupancy rate ofliops of Causeway Place was approximately 81.36%.

Olympian City 3 (25% interest), the retail mallThe Hermitage residences in West Kowloon, all theps were
fully let out as at 31st December, 2016.

Coronation Circle (15% interest), the retail maill The Coronation residences in West Kowloon, theragye
occupancy rate was approximately 63.02% during/éee.

The occupancy rate for the Group’s office propsertigaintained at a high level throughout the Yeariy the
Year, the average occupancy rates of Harcourt HandéNindsor House (for eight-month period befaspalsal)
were approximately 97.03% and 98.02% respectiveing the approximate occupancy rate of the overffite
portfolio to 97.64%.

In January 2016, the Group has disposed the compafiding MassMutual Tower (now known as China
Evergrande Centre). In September 2016, the Grosiallsa disposed the companies holding Windsor House

Hong Kong Property Development

In general, the Group’s development projects haentprogressing satisfactorily and sales of tragiogerties
has recorded a pleasing results.

One South Lane is located in the Western Distmct eanjoys close proximity to the HKU MTR Statioh.id a
luxury residential/retail tower with a total grofleor area of around 41,353 square feet which plewi92
residential units. The occupation permit was issnetlly 2016. As at 31st December, 2016, 92 resialeunits
were contracted for sales, representing 100% af totits, of which 90 individual purchasers had pteted their
transactions.

55 Conduit Road (70% interest) is a luxury residgikevelopment in Mid-Levels West with total remntial gross
floor area of around 87,800 square feet which plewi35 residential units. As at 31st December, 2836inits
were contracted for sales, representing 94.29%taf tinits, of which 29 individual purchasers haanpleted
their transactions.
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The Hermitage (25% interest) is one of the Groypiat venture development project in West Kowlodn.
comprises 6 residential tower blocks and provideaggregate 964 residential units and retail ptazewith a
total gross floor area of around 1,095,980 squeet As at 31st December, 2016, 99.79% of totaswnére sold.

The Coronation (15% interest) is another joint vemtdevelopment project of the Group in West Kowiloth
comprises 6 residential tower blocks and provigeaggregate 740 residential units and retail ptasewith a
total gross floor area of around 650,600 squarke Aseat 31st December, 2016, 99.86% of total umése sold.

Kwun Tong Town Centre Project (Development Areaan? 3) (10% interest) is a joint venture developmen
project of the Group awarded by the Urban Renewdhérity. Its total site area is approximately 234 square
feet. Total gross floor area of around 1,853,561asg| feet will be developed. Foundation work was\gleted.
Excavation and lateral support works and pile capke are in progress and the whole project is erpeto be
completed in the first quarter of 2021.

In February 2017, the Group has disposed the coepanlding the property development situated atT2aShiu
Fai Terrace.

Mainland China Property Investment
Hilton Beijing (50% interest), having 503 roomseeage occupancy rate was approximately 75.88%h&Year.

Oriental Place (50% interest), a 10-storey offieélding next to Hilton Beijing, average occupan@ter was
approximately 91.82% for the Year.

During the Year, the 79 retail outlets with a tadada of approximately 29,000 square feet in Lovamn@ercial
Plaza, Shenzhen were fully let out. The Group hisisoded the companies holding such retail outtesebruary
2017.

In June 2016, the Group has disposed the compalsingaEvergo Tower, an office and shopping compiex
Shanghai.

Overseas Property Investment

River Court is a Grade A freehold office buildinguated at 116-129 Fleet Street, London, Unitedgdiom. It
provides a total net internal area of approxima#iél§,324 square feet, together with certain cakipgrspaces. It
was fully let out as at 31st December, 2016.

In April 2016, the Group acquired 14 St George &tra Grade A freehold office building located inndon,
United Kingdom. The building comprises approximatBll,861 square feet of office accommodation aedng
over lower ground, ground and four upper floorsvass fully let out as at 31st December, 2016.

In May 2016, the Group acquired a mixed use fregbholilding located in 61-67 (odd) Oxford Street drid14

Soho Street, London, United Kingdom, comprisingragpnately 55,162 square feet in aggregate. Théliog

provides retails, office and residential accommiotiatoccupying approximately 33,850 square feeff3a3 square
feet and 7,577 square feet respectively, over lgweund, ground and six upper floors. It was fudly out as at
31st December, 2016.

Securities Investments
The Group’s strategy is to maintain securities gtreent portfolio for treasury management.
The gain recognised on securities investments®iyear was HK$1,075.4 million. Details of the peniance of

securities investments are disclosed under “Fihr@peration Review” of this announcement. The @raull
continue to closely monitor its portfolio of sedigs investments to achieve satisfactory returns.
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OTHER INFORMATION AND EVENTS AFTER THE REPORTING PE RIOD
Disposal of a Subsidiary holding MassMutual Tower -Major Transaction

The Group has on 12th November, 2015 entered mtmaity and debt transfer agreement in relatipimter alia,
disposal of a wholly-owned subsidiary of the Compémat ultimately held the commercial property kmoas
MassMutual Tower (now known as China Evergrandeti@ghocated in Wanchai, Hong Kong to a subsidiary
wholly-owned by Evergrande Real Estate Group Lichitgwow known as China Evergrande Group), an
independent third party (the “Pioneer Time Dispgsd&tioneer Time Disposal constituted a major teation of
the Company under the Rules Governing the Listih§exurities on the Stock Exchange (the “Listinddlt).
Pioneer Time Disposal was completed on 15th Januz0y6 at the final consideration of approximately
HK$12,448.3 million. Details of Pioneer Time Dispbsvere set out in the Company’s announcement di2éd
November, 2015 and circular dated 3rd Decembel5.201

Disposal of a Residential Unit of 55 Conduit Road €onnected Transaction

As announced on 21st December, 2015, the Grouppterte tender submitted by Ms. Amy Lau, Yuk-wai, a
non-executive director (“NED”) of the Company, tarphase a residential unit together with a caripgrkpace of
the Group’s luxury residential development locatedlid-Levels West, Hong Kong, namely 55 Conduitadaat
the purchase price of HK$124,118,000 (before cabhte). The transaction constituted a connectedacaion of
the Company under the Listing Rules. Completiok foglace on 5th April, 2016.

Disposal of Subsidiaries holding Windsor House — Mar and Connected Transactions

As announced on 23rd December, 2015, the Grouphd&3rd December, 2015 entered into sale and psecha
agreements, in relation to, inter alia, disposath&f wholly-owned subsidiaries of the Company thiimately

held the property known as Windsor House locatedanseway Bay, Hong Kong to the companies whollpexv

by Mr. Joseph Lau, Luen-hung (“Mr. Joseph Lau"g then substantial shareholder and controllingedt@der of

the Company (“Windsor Disposal”). Windsor Disposainstituted major and connected transactions of the
Company under the Listing Rules and was approvedhbyindependent shareholders of the Company at the
special general meeting of the Company held on Relatuary, 2016. Windsor Disposal was completed sin 1
September, 2016 and the final considerations had desclosed in the announcement of the Compargddzth
October, 2016. Details of Windsor Disposal were @t in the announcement of the Company dated 23rd
December, 2015 and the circular of the Companyddb®¢h January, 2016.

Acquisition of a Property in the United Kingdom

In March 2016, the Group entered into a sale amdhase agreement with an independent third paragduoiire a
freehold property situated at 14 St George Strieebdon, United Kingdom at a consideration of GBRI21
million. Completion of the acquisition took place d5th April, 2016.

Acquisition of a Property in the United Kingdom — Oscloseable Transaction

As announced on 21st March, 2016, the Group haflmt March, 2016 entered into a sale and purchase
agreement with an independent third party to aegaifreehold property situated at 61-67 (odd) Qkfsireet and
11-14 Soho Street, London, United Kingdom at a id@mation of GBP182.8 million (before rent top upda
allowance for stamp duty land tax of the United ddom). The acquisition constituted a discloseatalesiaction

of the Company under the Listing Rules. Completibthe acquisition took place on 20th May, 2016.

Acquisition of Equity Interest in Shengjing Bank Ca, Ltd.

The Group has entered into a sale and purchaseragne with an independent third party on 6th M&4.& in
relation to the acquisition of 577,180,500 H shairesShengjing Bank Co., Ltd. (Stock Code: 2066),aat
consideration of approximately HK$6,926.2 million.

Disposal of a Subsidiary holding Evergo Tower, Shaghai

The Group has on 19th May, 2016 entered into aityettansfer agreement in relation to, inter atlesposal of a
wholly-owned subsidiary of the Company that held tiffice and shopping complex known as Evergo Tower
located in Shanghai, the People’s Republic of CHiha “PRC”) to an independent third party, at fireal
consideration of equivalent to approximately HKEB3 million. Completion of the disposal took planeJune
2016.
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Change of Building Name of Principal Office

As announced on 30th November, 2016, the nameeobtiilding where the Group’s head office and ppati
place of business in Hong Kong are located has beanged from “MassMutual Tower” to “China Evergian
Centre” with effect from 1st December, 2016.

Disposal of Subsidiaries holding the Property Devepment situated at No. 12 Shiu Fai Terrace and 79
Shops of Lowu Commercial Plaza, Shenzhen — Major @Connected Transactions

The Group has on 5th December, 2016 entered iteaga purchase agreements, in relation to, itierdisposal

of the wholly-owned subsidiaries of the Companyt tiilamately held (i) the property development ateed at No.
12 Shiu Fai Terrace, Mid-Levels East, Hong Kongd &m 79 shops of Lowu Commercial Plaza located in
Shenzhen, the PRC to the companies wholly-owned) bs. Chan, Hoi-wan, an associate of Mr. Joseph &nd
an associate of Directors of the Company at the tifnentering into relevant sale and purchase awgpt (the
“HK Property Transaction”); and (ii) Mr. Lau, Mingai, the Chairman of the Board and a NED of the Gamny
(the “PRC Properties Transaction”) respectively. Hoperty Transaction and PRC Properties Trangactio
constituted major and connected transactions ofGbmpany under the Listing Rules and each of theam w
approved by the independent shareholders of thep@oynat the special general meeting of the Compaity on
13th January, 2017. HK Property Transaction and PRiperties Transaction were completed on 10thuaeiar
2017 at the final consideration of approximately$889.6 million and HK$352.2 million respectivelyefails of
HK Property Transaction and PRC Properties Traiwagiere set out in the announcement of the Complartgd
5th December, 2016 and the circular of the Compuatgd 28th December, 2016.

PROSPECTS

With the generally unexpected outcome of the pesdidl election of the United States of Americaearly

November 2016 as well as the potential rise of enoa or trade protectionism, the uncertainties aurding

global markets have been intensified; whilst thddfal Reserve in the United States of America derid raise
the target range for the federal funds rate byatgupercentage point to 0.5% to 0.75% in mid e€&nber 2016
and a further increase in 2017 is also anticipatada result of such changes in the macro-environnaaverse
impact seems to be inevitable.

The residential property market in Hong Kong hadrbenoving upwards for over the past ten years. Hbreg
Kong government has introduced new measures in fRbge 2016 to curb and control the seemingly ovedtea
residential property market, whereby a new fla¢ raft 15% for the ad valorem stamp duty is beingassa on
second-home buyers. Unless there is a substahtéage on the housing policy by the Hong Kong gawemt
upon election of the new Chief Executive, downtafithe property market in Hong Kong is quite likelgder the
shadow of increasing mortgage interest rate.

Subsequent to the disposal of the companies holaliogerty development situated at No. 12 Shiu Farace in
February 2017, total assets and total liabilitiethe Group are expected decreasing in the year.J@laddition,
subsequent to the disposal of the companies hokhiogs of Lowu Commercial Plaza in Shenzhen in Urelpr
2017, contribution of rental income from this prdgdo the Group in the year 2017 will be signifitig lowered.

Notwithstanding the said changes, the foundatiothefGroup’s investment properties is strong ardGnoup’s
financial condition is sound and stable. Our pasfggmance proves that the Group’s broad visiaroisducive to
carrying out businesses and its successful developm

Looking ahead, the Group will continue to monitoecdl and overseas market conditions, endeavouartcipate
in land auctions and tenders as well as to capt@ortunities for acquiring local and overseas peem
investment properties with optimistic return in @rdo strengthen its investment property portfolibe Group
will grasp every good investment chance continuoumsfuture.
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CORPORATE GOVERNANCE

Throughout the Year, the Company had applied tirciptes and complied with the code provisions aadain
recommended best practices set out in the Corp@aternance Code contained in Appendix 14 to tistirig
Rules, except the following deviations:-

Code Provision A.6.7
— Independent Non-executive Director and Non-execiwve Directors Attending General Meetings

Mr. Lau, Ming-wai, a NED, was unable to attend #®pecial general meeting of the Company held on 2nd
February, 2016 (“*SGM”) and the annual general megetif the Company held on 19th May, 2016 (“AGM”)res
had business engagement. Ms. Amy Lau, Yuk-wai,remdtiED, was also unable to attend the SGM and AGM
she was not in Hong Kong on the dates of SGM andMA®Is. Phillis Loh, Lai-ping, an Independent
Non-executive Director, was unable to attend th&1S(S she had business engagement.

Code Provision E.1.2
— Chairman Attending Annual General Meeting

Mr. Lau, Ming-wai, the Chairman of the Board, washble to attend the AGM as he had business engagelhe
Chan, Kwok-wai, the chairman of the Audit Committed the Remuneration Committee, was elected as the
chairman of the AGM to ensure effective communarativith shareholders of the Company at the AGM. The
chairman of the Nomination Committee, Ms. Phill@hl. Lai-ping had attended the AGM.

BOARD OF DIRECTORS

As at 31st December, 2016, the Board comprised &ghbctors, including three Executive DirectonsptNEDs
and three Independent Non-executive Directors“(thEDs").

On 13th February, 2017, the Board appointed MsnCHai-wan as an Executive Director, resultingtaltof nine
Directors constitutes the Board, with INEDs repntisgy one-third of the Board.

MODEL CODE FOR SECURITIES TRANSACTIONS

The Company has adopted a code of conduct regassiogrities transactions by Directors on terms aouth
deviation from the required standard set out inNtoglel Code for Securities Transactions by Directoir Listed
Issuers contained in Appendix 10 to the ListingdRulthe “Model Code”). All Directors, after specifnquiries
by the Company, confirmed that they had complietth whe required standard set out in the Model Caoutethe
said code of conduct during the Year.

The Company has also adopted a code of conduatdiagasecurities transactions by relevant employeeterms

no less exacting than the required standard seihdbe Model Code. All the relevant employees (tRelevant
Employees”) who, because of office or employmemg bkely to be in possession of unpublished inside
information in relation to the Group’s securitieadhbeen requested to follow such code when ded#lintge
securities of the Company. All Relevant Employesdter specific enquiries by the Company, confirnieat they
had complied with the required standard set othiénsaid code during the Year.

PURCHASE, SALE OR REDEMPTION OF THE COMPANY'’S LISTE D SECURITIES

During the Year, neither the Company nor any ofsitsidiaries had purchased, sold or redeemed fatheo
Company’s listed securities.
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RESTRUCTURING OF SHAREHOLDING IN THE COMPANY

On 1st March, 2017, after the distribution of &k tshares in the Company indirectly held undersarétionary
trust (the “Share Trust”) founded by Mr. Joseph taucertain eligible beneficiaries of the Sharestywr. Lau,
Ming-wai and Ms. Chan, Hoi-wan (as trustee for mmeinor children) indirectly hold shares representing
approximately 24.97% and 50.02% of the total issekdre capital of the Company as at 1st March, 2017
respectively. Details of the restructuring of siatding were set out in the announcement of the fg2zoy dated

1st March, 2017.

APPRECIATION

We would like to take this opportunity to express gratitude to the shareholders for their contigusupport. We
would also like to express our sincere thanksltetaff members for their dedication and hard work.

On behalf of the Board
Lau, Ming-wai
Chairman

Hong Kong, 9th March, 2017

As at the date of this announcement, the Board deatpMs. Chan, Sze-wan, Ms. Chan, Hoi-wan, Ms.nCha
Lok-wan and Mr. Lam, Kwong-wai as Executive DirestdMr. Lau, Ming-wai and Ms. Amy Lau, Yuk-wai as
Non-executive Directors, and Mr. Chan, Kwok-wai,.Mhillis Loh, Lai-ping and Mr. Ma, Tsz-chun as
Independent Non-executive Directors.

Websitehttp://www.chineseestates.com

This results announcement is published on the weeb$ithe Company (http://www.chineseestates).@md the
HKExnews website (http://www.hkexnewk.hk

Results Highlights will also be posted on the Comyfsawebsite on 9th March, 2017.
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