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CHINESE ESTATES HOLDINGS LIMITED

(Incorporated in Bermuda with limited liability)
(Stock Code: 127)

FINAL RESULTS FOR THE FINANCIAL YEAR ENDED 31ST DEC EMBER, 2017

The board of directors (the “Board”) of Chinesedss Holdings Limited (the “Company”) would likeaanounce
the audited consolidated results of the Companyitarglbsidiaries (together, the “Group”) for theahcial year
ended 31st December, 2017 (the “Year”) pursuamatagraph 45 of Appendix 16 of the Rules Goverting
Listing of Securities on The Stock Exchange of H&womg Limited (the “Stock Exchange”) (the “Listifules”).
The Group’s consolidated statement of comprehenso@me 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, 2016 are set out as/follo

CONSOLIDATED STATEMENT OF COMPREHENSIVE INCOME

For the year ended 31st December, 2017

2017 2016

Notes HK$'000 HK$'000

Revenue 3 1,516,655 3,745,148
Cost of sales (546,813) (1,597,606)
Gross profit 969,842 2,147,542
Other income 5 132,020 102,914
Investment income, net 6 2,701,708 3,038,649
Administrative expenses (279,254) (331,484)
Gain on disposals of equipment, net 1,832 216
Fair value changes on investment properties 564,502 139,216
Finance costs 8 (295,173) (176,505)
Other gains and losses, net 9 140,283 2,176,425
Share of results of associates 189,922 161,182
Profit before tax 4,125,682 7,258,155
Income tax expense 10 (327,049) (564,966)
Profit for the year 7 3,798,633 6,693,189




CONSOLIDATED STATEMENT OF COMPREHENSIVE INCOME (continued)
For the year ended 31st December, 2017

2017 2016
Notes HK$'000 HK$'000
Other comprehensive income (expenses)
Items that will not be reclassified to profit or loss
Gains and losses on investments in equity instrismaeasured
at fair value through other comprehensive income 12,217,167 (2,368,729)
Share of other comprehensive income of associates 306 91
12,217,473 (2,368,638)
Items that may be reclassified subsequently to profit or loss
Exchange differences on translation of foreign apens 405,284 (570,994)
Reclassification adjustment related to foreign apens
disposed of 409 9,053
Share of other comprehensive income (expensessotates 16,658 (11,063)
422,351 (573,004)
Other comprehensive income (expenses) for the(peaiof tax) 12,639,824 (2,941,642)
Total comprehensive income for the year 16,438,457 3,751,547
Profit for the year attributable to:
Owners of the Company 3,708,886 6,360,312
Non-controlling interests 89,747 332,877
3,798,633 6,693,189
Total comprehensive income for the year attributabé to:
Owners of the Company 16,348,710 3,418,670
Non-controlling interests 89,747 332,877
16,438,457 3,751,547
Earnings per share (HK$) 12
Basic and diluted 1.944 3.33¢



CONSOLIDATED STATEMENT OF FINANCIAL POSITION
At 31st December, 2017

Non-current assets

Investment properties

Property, plant and equipment

Intangible assets

Goodwill

Interests in associates

Advances to associates

Financial assets measured at fair value througfit or 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

Financial assets measured at fair value througfit pr loss
Inventories

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

Tax recoverable

Pledged deposits

Time deposits, bank balances and cash

Sales proceeds held by stakeholders

Current liabilities

Creditors and accruals

Securities trading and margin payable
Deposits and receipts in advance

Tax liabilities

Borrowings

Net current (liabilities) assets

Total assets less current liabilities

2017 2016
Notet:  HK$000 HK$'000
15,649,991 12,887,25
43,117 45,43(
322,938 322,93t
2,115,228 1,955,121
49,199 49,485
13 2,049,276 373,05
14 24,141,960 5,442,591
605,204 596,35
14,908 14,90¢
15 - 1,102,338
2,419 2,69:
90,541 13,88«
45,084,781 22,806,04
206,513 1,273,47.
13 8,759,356 14,642,62
2,660 2,860
15 916,113 4,722,89
112,611 27,32
2,155 3,991
172,972 929,87
659,402 1,070,47.
56,792 296,176
10,978,574 22,969,69
16 345,201 408,702
116,983 9,24¢
241,168 252,13
316,502 294,511
12,763,546 10,797,50
13,783,400 11,762,093
(2,804,826) 11,207,599
42,279,955 34,013,64



CONSOLIDATED STATEMENT OF FINANCIAL POSITION
At 31st December, 2017

Equity attributable to owners of the Company
Share capital
Properties revaluation reserve
Financial assets measured at fair value through
other comprehensive income reserve
Statutory reserve
Other reserve
Special reserve
Capital redemption reserve
Translation reserve
Retained profits
- proposed final dividend
- special interim dividends declared
- others

Non-controlling interests
Total equity

Non-current liabilities
Borrowings
Loan from a director
Amounts due to associates
Amounts due to non-controlling shareholders
Deferred tax liabilities

(continued

2017 2016
Note: HK$'000 HK$'000
190,762 190,762
- 18,632
10,204,417 (2,255,201)
668 668
- (2,378)
2,499,685 2,499,685
138,062 138,062
(308,253) (728,226)
190,762 19,076
- 3,815,238
23,469,813 26,107,898
36,385,916 29,804,216
107,086 95,639
36,493,002 29,899,855
3,709,467 3,793,891
17 1,835,500 -
142,419 110,269
49,202 84,761
50,365 124,866
5,786,953 4,113,787
42,279,955 34,013,642



NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS
For the year ended 31st December, 2017

1. Basis of Preparation

These consolidated financial statements have begraped in accordance with Hong Kong Financial Riémp
Standards (“HKFRSs") (which include all Hong Konigdncial Reporting Standards, Hong Kong Accounting
Standards (“HKASs”) and Interpretations) issuedh®s Hong Kong Institute of Certified Public Accoants
("HKICPA”) and accounting principles generally apted in Hong Kong. In addition, these consolidated
financial statements include applicable disclostegsired by the Listing Rules and the disclosarpliirements

of the Hong Kong Companies Ordinance (Cap. 622).

As at 31st December, 2017, the Group’s currentilili@s exceeded its current assets by approximatel
HK$2,804,826,000. Notwithstanding the above resloét,consolidated financial statements have bespaped
on a going concern basis.

The management closely monitors the Group’s firemmrformance and liquidity position. The validithe
going concern basis is dependent upon the sucdebe dsroup’s future operations, its ability to gesite
adequate cash flows in order to meet its finaraiibations as and when they fall due, its abiidyefinance
or restructure its borrowings such that the Grauproeet its future working capital and financinguieements.

As at 31st December, 2017, the Group had unutilisetk facilities. Based on the latest communicatiaith
the banks, the directors of the Company (“Dire¢)aase not aware of any intention of the principainks to
withdraw their bank facilities or require early aginent of the borrowings, and the Directors beliga the
existing bank facilities will be renewed or rollered when their current terms expire given the gmack
records and relationships the Group has with tm&aurther, the Group has unutilised loan faedifrom a
Director. In addition, the Group held a portfoliblisted securities investments and treasury prtedpiesented
as non-current assets as at 31st December, 2@tjgiagate of approximately HK$25,090,117,000, whalid
be realised into cash, if necessary.

The Directors have reviewed the Group’s cash flogjgetions prepared by the management. The cash flo
projections cover a period of not less than twehanths from 31st December, 2017. Based on the$efloas
projections, the Group will have sufficient finaalciesources to meet its financial obligationsraahen they

fall due in the coming twelve months from 31st Dmeber, 2017. The management has made key assumptions
on the projections with regard to the anticipatadhcflows from the Group’s operations, capital exiieres

and the continuous availability of bank facilitide Group’s ability to achieve the projected déshis depends

on the continuous availability of bank facilitigsihn its banks.

In the view of the above, the Directors are ofdpmion that there will be sufficient financial ,egces available
to the Group to enable it to meet its liabilitiesand when they fall due and to continue as a goamgern.
Accordingly, the Directors have prepared the cddatgd financial statements on a going concerrsbasi

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

2. Application of New and Amended HKFRSs

The accounting policies adopted in these cons@dlfihancial statements for the Year are consistéhtthose
followed in the preparation of the Group’s consal@tl financial statements for the year ended 3&seMber,
2016 except as described below.

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

HKFRSs (Amendments) Annual Improvements to HKFRSs 2014-2016 Cycle isgatto
Amendments to HKFRS 12 Disclosure of Intereststime®Entities

HKAS 7 (Amendments) Disclosure Initiative

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



2. Application of New and Amended HKFRSgcontinued)
Amendmentsto HKAS 7 Disclosure I nitiative

The amendments introduced an additional disclothatewill enable users of financial statementsual@ate
changes in liabilities arising from financing adies.

The application of the Amendments had no mateffeceon how the results and financial position foe
current or prior accounting periods are preparetpmasented. Accordingly, no prior period adjusthies been
required.

The Group has not early adopted the following nékiFRSs, new interpretations and amendments to Bgisti
HKFRSs (“new and amended HKFRSs") that have bemrei but are not yet effective.

HKFRSs (Amendments) Annual Improvements to HKFRSs 2014-2016 Cycle exEg{-RS 12
(Amendments)

HKFRSs (Amendments) Annual Improvements to HKFR&E522017 Cyclé

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

HKFRS 4 (Amendments) Applying HKFRS 9 Financial Instruments with HKFRSIrsurance
Contract$

HKFRS 9 (Amendments) Clarifications to HKFR5 9

HKFRS 10 and HKAS 28 (2011) Sale or Contribution of Assets between an Investakits Associate or

(Amendments) Joint Venturé

HKFRS 15 Revenue from Contracts with Custorhers

HKFRS 15 (Amendments) Clarifications to HKFRS 15

HKFRS 16 Leasés

HKFRS 17 Insurance Contratts

HKAS 28 (2011) (Amendments) Long-term Interestd$sociates and Joint Ventufes

HKAS 40 (Amendments) Transfers of Investment Proyper

HK(IFRIC) — Int 22 Foreign Currency Transactionsl &uvance Consideratién

HK(IFRIC) — Int 23 Uncertainty over Income Tax Tre&nts

1 Effective for annual periods beginning on or aftst January, 2018
2 Effective for annual periods beginning on or aftst January, 2019
3 Effective for annual periods beginning on or aftst January, 2021
4 Effective for annual periods beginning on or afiedate to be determined

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 goodsesvices to a customer. The principles in HKFB$ovide

a more structured approach for measuring and régiognrevenue. The standard also introduces extensi
qualitative and quantitative disclosure requirersgimcluding disaggregation of total revenue, infation
about performance obligations, changes in contrssxtt and liability account balances between pedaod key
judgments and estimates. The standard will supersdidcurrent revenue recognition requirements unde
HKFRSs. In September 2015, the HKICPA issued amdment to HKFRS 15 regarding a one-year deferral of
the mandatory effective date of HKFRS 15 to 1suday) 2018. In June 2016, the HKICPA issued amemdsne
to HKFRS 15 to address the implementation issuadeniifying performance obligations, applicatiaridance

on principal versus agent and licences of intaligigbroperty, and transition. The amendments a@iatended

to help ensure a more consistent application whéties adopt HKFRS 15 and decrease the cost angleaity

of applying the standard.

The Directors are currently assessing the effdapplying HKFRS 15 and, at this stage, the Direcémticipate
that the application of HKFRS 15 would not resalainy significant impact on the results and finahposition
of the Group.



Application of New and Amended HKFRSgcontinued)
HKFRS 16 Leases

HKFRS 16 introduces a comprehensive model for tlemtification of lease arrangements and accounting
treatments for both lessors and lessees. It disiBhgs leases and service contracts on the bagikather an
identified asset is controlled by a customer. Sethie limited exceptions for short-term leases bovd value
assets, distinctions of operating and finance kaseremoved for lessee accounting, and is replaca model
where a right-of-use asset and a correspondintjtyalitave to be recognised for all leases by lesselowever,
the standard does not significantly change thewatowg of lessors.

As at 31st December, 2017, the Group has non-dabteloperating lease commitments of approximately
HK$41,812,000. A preliminary assessment indicdtas these lease arrangements will meet the defindf a
lease under HKFRS 16, and hence the Group willgmise right-of-use assets and corresponding liegsilin
respect of all these leases unless they qualifiof@ervalue or short-term leases upon the applicatiopHKFRS

16. In addition, the application of new requirensentay result changes in measurement, presentatidon a
disclosure as indicated above. However, it is matticable to provide a reasonable estimate ofittacial
effect until the Directors complete a detailed eswi

Save as described above, the Directors are inribeegs of assessing the potential impact of the aueav
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 changbe 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 otstments held-for-trading, commission from brokerag
settlement charges from brokerage, cosmetic goaldsless returns and interest income from loannfiag,

are analysed as follows:

2017 2016

HK$'000 HK$'000

Property rental income 505,743 823,856
Sales of properties held for sale 990,106 2,943,434
Loss on sales of investments held-for-trading, net - (37,434)
Brokerage and cosmetic income 20,748 15,240
Interest income from loan financing 58 52

1,516,655 3,745,148



4. Operating Segments

The Group determines its operating segments basddeoreports reviewed by the chief operating dewais
makers that are used to make strategic decisions.

The Group has six reportable segments — (i) prpmktelopment and tradingi) property leasing for retail
(iii) property leasing for non-retailiv) listed equity investments at fair value throughestcomprehensive
income (“FVTOCI); (v) listed investments and treasury products at &luevthrough profit or loss (“FVTPLY)
and (vi) unlisted investments, investment holdind brokerage. The segmentations are based orftihmation
about the operation of the Group that managemethteoGroup uses to make decisions.

Principal activities are as follows:

Property development and trading Property development and sales of trading profertie
Property leasing
- Retail — Property leasing from retail properties
- Non-retail — Property leasing from non-retail properties
Listed equity investments at FVTOCI -Listed equity securities at FVTOCI
Listed investments and treasury products- Listed securities investments in investments hetetfading,
at FVTPL over-the-counter trading and structured products

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

The Group evaluates performance on the basis dit pmoloss from operations after tax expense aod-n
controlling interests but not including the majamrcash items. The major non-cash items are useshfair
value changes on investment properties and otbpepies together with their, if applicable, redpecdeferred
tax. No intersegment revenue is accounted for agrttersegment revenue is mainly the rental incéone
administrative purpose.

Unallocated corporate assets mainly comprised hedddand and building for own use, advance to a-no
controlling shareholder, deferred tax assets arddaoverable (2016: also included deferred comata®
receivables in respect of disposals of subsidiaiesdeposit paid in respect of a property).

Unallocated corporate liabilities mainly comprisex liabilities, bank borrowings, loan from a dit@g amounts
due to associates, amounts due to non-controliagebolders and deferred tax liabilities.

The Group’s measurement methods used to determpueted segment profit or loss remain unchanged fro
2016.

The Group’s reportable segments are strategic éssinnits that operate different activities. Theyraanaged
separately because each business unit has diffeggkets and requires different marketing strategie

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

There were three major customers (2016: one) whiviglually accounted for 10% or more of the Group’s
revenue. Revenues of approximately HK$321,160,000 dK$186,620,000 were derived from property
development and trading segment in Hong Kong fraohef the two customers, and revenue of approeimat
HK$175,744,000 was derived from non-retail propéesing segment outside Hong Kong from a customer
(2016: HK$377,836,000 was derived from propertyaliegment and trading segment in Hong Kong from a
customer).



Operating Segmentgcontinued)

Operating segment information is presented below:
Consolidated Statement of Comprehensive Income
For the year ended 31st December, 2017

Listed Unlisted
Listed investments investments,
Property equity and treasury  investment All
development Property leasing investments products  holding and other
and trading Retail Non-retail at FVTOCI at FVTPL brokerage segments Consolidated
HK$°000 HK$'000 HK$°000 HK$'000 HK$°000 HK$'000 HK$'000 HK$'000
Major cash items excluding in revenue
- Hong Kong - - - - 9,15(032 - - 9,15(,032
- Other countrie - - - - 1172,64% - - 1,172,64¢
- - - - 1G,322,677 - - 10,322,677
Revenu¢
Revenue from external custonr
- Hong Kong 99(,10€ 46,293 132,87¢ - - 1C,51¢€ 1C,29C 1,195,082
- United Kingdon - 3E,053 285597 - - - - 320,65C
- Mainland Chini - 2,92 - - - - - 2,92:
99(,10€ 87,268 418,47¢ - - 1C,51€ 1C,29C 1,51€,65%

Revenue from external customers

after non-controlling interests 752,590 8€,474 41€,162 - - 1C,51¢€ 1C,29C 1,276,032
Attributable property sales from

associates/investee company

- Hong Kong 134,637 - - - - - - 134,637
Attributable rental revenue from

associates/investee company

- Hong Kong - 19,986 33,86¢ - - - - 53,864
- MainlandChine - 78,96¢ 9,62€ - - - - 88,59¢
887,221 18E,43¢ 4€1,65€ - - 1C,51€ 1C,29C 1,555,12¢
Resuli
Segment rest
- Hong Kong 467,611 44,042 13(,81¢ 1€4,11C  1,567,66€ 18,221 21,151 2,413,621
- United Kingdon - 34,031 28(,01¢ - - 41 - 314,09C
- Mainland Chin: - 2,63( - - - 1,958 - 4,588
- Other countrie - - - - 185,850 792 - 184,642
467,611 8C,704 41(,837 1€4,11C 1,751,51€ 21,012 21,151 2,91€,941

Share of results of associe
- Attributable property sales, 1

- Hong Kong 87,73¢ - - - - - - 87,73¢
- Attributable gross incom:
- Hong Kong - 19,184 32,63€ - - - 2,276 54,09¢
- Mainland Chini - 78,96¢ 9,62€ - - - - 88,59t
- Attributable operating cos
- Hong Kong - (917) (7,641) - - - - (8,55¢)
- Mainland Chini - (31,382) (2,781 - - - - (34,163)
Non-controlling interest (101,129) (640) (25€) - - - - (102,025)
454,218 14£,018 442,421 1€4,11C 1,751,51€ 21,012 23427 3,002,622
Otherincome 14,72t - - - - - - 14,72t
Finance cos - - - (86,287)  (104,35¢) - - (190,645)
Other gain«anc losses, ni (3,830 - - - - - - (3,830)
Share of results of associe
- income tax and othe (9,23¢) (40,709 (31,311 - - - (477) (81,735
Income tax expen - - - (16,302 - - - (16,302
455,87¢ 105,20¢ 411,11( 61,521 1,647,15¢ 21,012 22,95(C 2,724,83
Unallocate items
Unallocated corporate expenses, net (178,115)
Unallocated finance costs (104,52¢)
Imputed interest income from deferred consideratémeivables 772,584
Gains on disposals of subsidiaries 144,12¢
Unallocated income tax expense (308,640)
Unallocated non-controlling interests 12,278
Operating profit for the year attributable to owners of the Company 3,062,541
Major non-cash items
- Unrealised fair value changes on investment pt@se(including share of results of associates) 648,45:
- Deferred tax expense (2,107
Profit for the year attributable to owners of the Company 3,70¢€,88€

Core profit (excluding major non-cash items)
Operating profit for the year attributable to owners of the Compan 3,062,541
Major accumulated realised fair value changes togaer with their respective deferred tax on disposalsf
investment properties and stock of properties inarrent year (including fair value changes recognise in
properties revaluation reserve) after non-controllng interest
- Recognised in prior years 336,18:

Core profit for the year attributable to owners of the Company 3,398,72.

-9 -



Operating Segmentgcontinued)

Consolidated Statement of Financial Position

At 31st December, 2017

Listed Unlisted
Listed investments investments,
Property equity and treasury  investment All
development Property leasing investments products  holding and other
and trading Retail Non-retail at FVTOCI at FVTPL brokerage segments Consolidated
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
Assets
Segment ass¢
- Hong Kon¢ 1,527,289 2,113,870 4,765,842 23,110,731 8,683,598 489,120 67,742 40,758,192
- United Kingdon - 1,684,765 8,174,205 - - - - 9,858,970
- Mainland Chin: 216,054 - 29,510 - - 2,967 6,023 254,554
- Other countrie - - - - 2,286,336 690,927 - 2,977,263
Interests in associa
- Hong Kon¢ 100,367 396,709 1,408,461 - - 2,322 7,404 1,915,263
- Mainland Chin: - 140,367 59,598 - - - - 199,965
Advances to associa
- Hong Kon¢ 1,047 - 77 - - 2 1,151 2,277
- Mainland Chin: - 32,937 13,985 - - - - 46,922
Reportable segment as: 1,844,757 4,368,648 14,451,678 23,110,731 10,969,934 1,185,338 82,320 56,013,406
Unallocated corporate ass 49,949
Consolidated total ass 56,063,355
Liabilities
Segment liabilitie
- Hong Kong 266,001 21,705 74,995 4,604,77. 4,602,587 119,839 6,552 9,696,452
- United Kingdon - 15,759 194,798 - - - - 210,557
- Mainland Chini 407 - 17 - - 5 80 509
- Other countrie - - 14 - 669,469 11 - 669,494
Reportable segment liabilities 266,408 37,464 269,824 4,604,77. 5,272,056 119,855 6,632 10,577,012
Unallocated corporate liabiliti 8,993,341
Consolidated total liabilitie 19,570,353
Additions to non-current assets
(other than financial instruments
and deferred tax assets) _ 1,424 1,783,806 _ _ 30 855
Other Material Items
For the year ended 31st December, 2017
Adjustments  Adjustments  Consolidated
for for major statement of
Reportable  unallocated non-cash comprehensive
segments items items income
HK$'000 HK$'000 HK$'000 HK$'000
Interest income 919,110 772,584 - 1,691,694
Finance costs (190,645) (104,528) - (295,173
Net incomi 728,465 668,056 - 1,396,521
Depreciation - (8,680) - (8,680)
Fair value changes on investment properties - - 564,502 564,502
Write-down of stock of properties (3,830) - - (3,830)
Share of results of associates 105,971 - 83,951 189,922
Income tax expense (16,302) (308,640) (2,107) (327,049)
Non-controlling interests (102,025) 12,278 - (89,747)

- 10 -



Operating Segmentgcontinued)

Consolidated Statement of Comprehensive Income
For the year ended 31st December, 2016

Listed Unlisted
Listed investments investments,
Property equity and treasury investment All
developmer Property leasin investment product:  holding ant othel
and trading Retail Non-retail at FVTOCI at FVTPL brokerage segments  Consolidated
HK$’000 HK$'000 HK$'000 HK$'000 HK$’000 HK$'000 HK$'000 HK$'000
Major cash items excluding in revenu
- Hong Kon¢ - - - - 10,001,35 - - 10,001,35
- Other countrie - - - - 2,087,553 - - 2,087,53
- - - - 12,088,88 - - 12,088,388
Revenue
Revenue from external custonr
- Hong Kon¢ 2,943,43. 236,49. 269,78 - (37,434 4,191 11,10: 3,427,57
- United Kingdon - 23,65¢ 236,35( - - - - 260,01(
- Mainland Chini - 38,53: 19,03¢ - - - - 57,56
2,943,43. 298,67 525,17! - (37,434 4,191 11,10: 3,745,14.
Revenue from external customers
after non-controlling interests 2,209,16: 297,49¢ 524,75¢ - (37,434 4,191 11,10: 3,009,27
Attributable property sales from associates
- Hong Kong 89,71 - - - - - - 89,71
Attributable rental revenue from
associates/investee company
- Hong Kong - 20,43 39,28: - - - - 59,71«
- Mainland Chini - 67,30¢ 8,117 - - - - 75,42(
2,298,87 385,23! 572,15, - (37,434 4,191 11,10: 3,234,12.
Resull
Segment rest
- Hong Kon¢ 1,402,25! 228,673 272,961 189,65: 704,72( 26,08:! 23,36¢ 2,847,71.
- United Kingdon - 22,906 230,691 - - 304 - 253,90:
- Mainland Chini - 35,519 16,637 - - 4,05:¢ - 56,20¢
- Other countrie - - - - 216,38! - - 216,38!
1,402,25! 287,09t 520,28¢ 189,65: 921,10! 30,44( 23,36¢ 3,374,20:
Share of results of associe
- Attributable property sales, |
- Hong Kong 5,11¢ - - - - - - 5,11¢
- Attributable gross incom:
- Hong Kon¢ - 19,50° 38,07¢ - - - 2,33( 59,91¢
- Mainland Chini - 67,30¢ 8,11z - - - - 75,42(
- Attributable operating cos
- Hong Kong - (793 (6,557 - - - - (7,350
- Mainland Chini - (28,135 (2,597 - - - - (30,732
Non-controlling interesi (392,395 (1,057 (376 - - - - (393,828
1,014,97 343,928 556,949 189,65: 921,10! 30,44( 25,69¢ 3,082,75:
Finance cos - (1,658 (70,241 - (16,123 - - (88,022
Other gains and losses, (134,542 (160 - - - - - (134,702
Shareof results of associal
- income tax and othe (28) (31,549 (5,644 - - - (465, (37,686
Income tax expen - - - (19,117 (117 - - (19,234
880,40! 310,56: 481,06 170,53t 904,86! 30,44( 25,23! 2,803,10:
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 6,155,501
Realised fair value changes on disposals of investiproperties (including share of results of aisées)
- Recognised in current year (372,677
Major non-cash items
- Unrealised fair value changes on investment pt@se(including share of results of associates) 6(8,38¢
- Deferred tax expense (30,900
Profit for the year attributable to owners of the Company 6,360,312
Core profit (excluding major non-cash items)
Operating profit for the year attributable to owners of the Company 6,155,500
Major accumulated realised fair value changes togaer with their respective deferred tax on disposalsf
investment properties and stock of properties inwrrent year (including fair value changes recognise in
properties revaluation reserve and share of resultef associates) after nc-controlling interest
- Recognised in current year (372,677
- Recognised in prior years 17,248,65
Caore profit for the year attributable to owners of the Company

23,031,47
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Operating Segmentgcontinued)

Consolidated Statement of Financial Position

At 31st December, 2016

Listed Unlisted
Listed investments investments,
Property equity and treasury  investment All
development Property leasing investments products  holding and other
and trading Retail Non-retail at FVTOCI at FVTPL brokerage segments Consolidated
HK$'000 HK$'000 HK$'000  HK$'000 HK$'000  HK$000  HK$'000 HK$’000
Assets
Segment ass¢
- Hong Kong 2,322,983 3,635,368 4,037,319 4,559,729 13,695,381 364,102 56,246 28,671,128
- United Kingdon - 1,508,649 5,551,717 - - - - 7,060,366
- Mainland Chin: - 388,955 27,045 - - - 6,133 422,133
- Other countrie - 11 - - 1,577,011 693,763 - 2,270,785
Interests in associa
- Hong Kong 81,330 373,778 1,318,165 - - 2,368 5,637 1,781,278
- Mainland Chin: - 120,649 53,193 - - - - 173,842
Advances to associa
- Hong Kong 1,139 - 210 - - 5 1,145 2,499
- Mainland Chin: - 32,611 14,375 - - - - 46,986
Reportable segment as: 2,405,452 6,060,021 11,002,024 4,559,729 15,272,392 1,060,238 69,161 40,429,017
Unallocated corporate ass 5,346,718
Consolidated total ass 45,775,735
Liabilities
Segment liabilitie
- Hong Kong 430,034 23,413 62,451 44 7,193,900 11,895 12,480 7,734,217
- United Kingdon - 13,399 103,813 - - - - 117,212
- Mainland Chini - 11,611 25 - - - 80 11,716
- Other countrie - 1 15 - 2,700,203 7 - 2,700,226
Reportable segment liabilities 430,034 48,424 166,304 44 9,894,103 11,902 12,560 10,563,371
Unallocated corporate liabiliti 5,312,509
Consolidated total liabilitie 15,875,880
Additions to non-current assets
(other than financial instruments
and deferred tax assets) 328 1,592,723 1,998,998 - - 15 738
Other Material Items
For theyear ended 31st December, 2016
Adjustments  Adjustments Adjustments  Consolidated
for for realised for major statement of
Reportable  unallocated fair value non-cash comprehensive
segments items changes items income
HK$'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 incomi 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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5. Other Income

2017 2016
HK$'000 HK$'000
Included in other income are:
Building management fee income 34,675 80,252
Building management fee expenses (16,700 (60,359)
17,975 19,893
Rental services income 11,681 21,275
Property management services, leasing administratovices and
property administration services income 52,208 40,371
Asset management and maintenance services income 973 2,354
Advisory and consultancy services income 46 306
Consultancy fee income 12,073 225
Exchange gain, net 11,847 -
Reversal of impairment in respect of other recdeaind
interest thereon 4,687 3,494
Forfeiture of deposits received on sales of stdgkraperties 14,725 460

6. Investment Income, Net

2017 2016
HK$'000 HK$'000
Financial assets measured at fair value througfit prdoss
Unrealised gain (loss) arising on change in falugaf bonds 600,296 (126,183
Realised gain arising on change in fair value afdso
- Change in fair value 179,505 139,965
- Exchange component of change 47,488 2,999
Net gain arising on change in fair value of bonds 827,289 16,781
Unrealised gain (loss) arising on change in falug of club debentures, net 7,082 (269)
Loss on disposal of a club debenture - (53)
Other investment income, net 14,370 15,520
Dividends income on:
Listed investments 163,018 192,335
Unlisted investments 1,092 50,502
Interest income 1,688,857 2,763,833

2,701,708 3,038,649

Interest income mainly included interest incomenfrbonds of approximately HK$910,949,000 (2016:
HK$923,556,000) and imputed interest income fronfeded consideration receivables of approximately
HK$772,584,000 (2016: HK$1,831,876,000) of which pagimately HK$631,402,000 (2016:
HK$1,126,565,000) was arose from repayment of #ferded consideration receivables before theiraetbge
maturity date.
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7. Profit for the Year

2017 2016
HK$'000 HK$'000
Profit for the year has been arrived at after (gimgy) crediting:
Total staff costs:
Staff costs, including Directors’ emoluments (170,862 (185,798
Retirement benefits scheme contributions, net défie@d contributions of
approximately HK$213,000 (2016: HK$297,000) (9,817) (9,502)
(180,679) (195,300)
Auditors’ remuneration:
Auditors of the Company
- Current year (2,050) (2,306)
Other auditors
- Current year (467) (581)
- Overprovision (underprovision) in prior years 122 (150)
Depreciation (8,680) (10,304)
Exchange loss, net - (25,493)
Cost of trading properties recognised (420,044) (1,296,535)
Cost of cosmetic products recognised (3,625) (3,717)
Share of tax of associates (included in sharesufli®of associates) (49,600) (11,070)
Gross proceeds on disposals of investments helatédng - 608,587
Carrying amount of investments held-for-tradingpdised of - (644,717
Transaction costs on investments held-for-tradispased of - (1,304)
Net loss on disposals of investments held-for-trgdincluded in revenue - (37,434)
Gross rental income from investment properties 505,743 823,856
Less: Direct operating expenses from investmerpgntes that
generated rental income during the year (11,182 (42,112
Direct operating expenses from investment propettiat
did not generate rental income during the year (3,020 (4,357)
491,541 777,387
8. Finance Costs
2017 2016
HK$'000 HK$'000
Interest on:
Bank borrowings 96,362 152,644
Other borrowings 138,409 77,347
Total interest 234,771 229,991
Exchange loss (gain) on translation of foreign encly other borrowings, net 52,236 (61,224)
Other finance costs 8,306 10,251
295,313 179,018
Less: Interest capitalised to stock of propertieden development
held for sale (140) (2,513)
295,173 176,505

During the Year, the Group has capitalised borrgwiosts at a rate of 2.58% (2016: 2.28%) per annum

amounting to approximately HK$140,000 (2016: HK$3®00) on qualifying assets.
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9. Other Gains and Losses, Net

10.

2017 2016
HK$'000 HK$'000
Included in other gains and losses, net are:
Gain on disposal of subsidiaries - Pinecrest Gioape (i)) 114,368 -
Gain on disposal of subsidiaries - Win Kings Grdagpte (ii)) 28,958 -
Gain on disposal of a subsidiary - Union Wirfgsete (iii)) 800 -
Write-down of stock of properties (3,830) (128,457)
Gain on disposal of a subsidiary - Pioneer T{mate (iv)) - 1,276,903
Gain on disposal of a subsidiary - Evergo Shaniate (v)) - 721,294
Gain on disposals of subsidiaries - Windsor Gr(ngie (vi)) - 312,930
Impairment loss recognised in respect of interesind
advance to an associate, net - (6,083)
Underprovision for rental guarant@eote (vii)) - (160)

Notes:

@

(ii)

(iii)

(iv)

V)

(vi)

(vii)

Gain on disposal of subsidiaries arose fromdisposal of the Group’s entire issued share cdpit&®inecrest International Limited
(“Pinecrest”), an indirect wholly-owned subsidiary dfie Company, and its subsidiaries (collectivelyin@rest Group”)
(“Pinecrest Disposal”) on 10th February, 2017. Atet time of disposal, the Pinecrest Group held d¢erghops of Lowu
Commercial Plaza located in Shenzhen, the PeopégiiBRlic of China (“PRC"). Details of the Pinecrestdposal are set out in
Note 18(a).

Gain on disposal of subsidiaries arose frora tlisposal of the Group’s entire issued share edpitWin Kings Holding Ltd. (“Win
Kings”), an indirect wholly-owned subsidiary of ther@pany, and its subsidiary (collectively “Win Kingso@p”) (“Win Kings
Disposal”) on 10th February, 2017. At the time dfpbsal, the Win Kings Group held a property develept situated at No. 12
Shiu Fai Terrace, Mid-Levels East, Hong Kong. Dstaf the Win Kings Disposal are set out in Note 18(b

Gain on disposal of a subsidiary arose frohetdisposal of the Group’s entire issued sharetehpif Union Wings Investments
Limited (“Union Wings”), an indirect wholly-owned ssildiary of the Company (“Union Wings Disposal”) odtR July, 2017. At
the time of disposal, Union Wings held a vehictgsteation mark registered in Hong Kong. Detailstioé Union Wings Disposal
are set out in Note 18(d).

Gain on disposal of a subsidiary arose frore tlisposal of the Group’s entire issued share edmit Pioneer Time Investment
Limited (“Pioneer Time"), an indirect wholly-ownedissidiary of the Company (“Pioneer Time Disposal”) bsth January, 2016.
At the time of disposal, Pioneer Time held the prgpknown as MassMutual Tower (now known as Chinageaede Centre) in
Hong Kong.

Gain on disposal of a subsidiary arose fromdigposal of the Group’s entire issued share capit&vergo Real Estate (Shanghai)
Company Limited (“Evergo Shanghai”), an indirect wiyebwned subsidiary of the Company (“Evergo Shandbiaposal”) on
22nd June, 2016. At the time of disposal, Evergm&lmai held the property known as Evergo Tower @nghai, the PRC.

Gain on disposals of subsidiaries arose frdra tisposals of the Group’s entire issued sharetahpf Keep Speed Company
Limited and Jumbo Grace Limited (“Jumbo Grace”) thare indirect wholly-owned subsidiaries of the Compand Jumbo
Grace's subsidiary (collectively “Windsor Group”YWindsor Disposal’) on 1st September, 2016. At time of disposals, the
Windsor Group held the property known as Windsordédn Hong Kong.

The amount represented underprovision fortaéiguarantee provided to purchasers of certaingghor units of an investment
property in Hong Kong disposed of in prior years.

Income Tax Expense

2017 2016
HK$'000 HK$'000
The charge comprises:
Current tax:
Hong Kong Profits Tax 234,131 325,491
Other than Hong Kong 73,382 178,395
307,513 503,886
Underprovision (overprovision) in prior years:
Hong Kong Profits Tax (288) (700)
Other than Hong Kong 6,774 28,212
6,486 27,512
Deferred tax:
Current year charge 13,050 33,568

327,049 564,966

Hong Kong Profits Tax is calculated at 16.5% (201%6.5%) on the estimated assessable profits foveae

The PRC Enterprise Income Tax for the PRC subsidiaare calculated at the PRC Enterprise Income atax
of 25% (2016: 25%). Taxation arising in other jdiisions is calculated at the rates prevailinghie televant
jurisdictions.
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11.

12.

13.

Dividends

2017 2016
HK$'000 HK$'000
(a) Final dividend for 2016 paid on 12th June, 201HKfL cent
(2015: HK1 cent) per share 19,076 19,076
(b) Interim dividend for 2017 paid on 13th Septembéd 2of HK20 cents
(2016: HK1 cent) per share 381,524 19,076
(c) Special interim dividends for 2016 of HK$1.36 pkare and
2017 of HK$0.64 per share paid on 10th Februaryy 2
HK$2 in aggregate per share 3,815,238 -
(d) Special interim dividend for 2017 paid on 23rd JW2@17 of
HK$2.91 per share 5,551,172 -
(e) Conditional special interim dividend for 2016 deelhon
21st December, 2015 and paid on 20th January, @H&$2 per share - 3,815,238
(f) Special interim dividend for 2016 paid on 11th Asg2016 of
HK$2.1 per share - 4,006,000
(g9) Special interim dividend for 2016 paid on 1st Seyder, 2016 of
HK$3.23 per share - 6,161,610
Total dividends paid 9,767,010 14,021,000

Final dividend for the Year of HK10 cents (2016: HEent) per share has been proposed by the Bodri an
subject to shareholders’ approval at the forthcgnainnual general meeting of the Company.

Earnings per Share

The calculation of the basic and diluted earningisghare attributable to owners of the Companyaged on
the following data:

2017 2016
HK$'000 HK$'000
Earnings:
Earnings for the purposes of basic and dilutediegsrper share
Profit for the year attributable to owners of then@pany 3,708,886 6,360,312

Number of shares
2017 2016
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 endedi3dstmber, 2017 and 2016 were the same as thedaasings
per share as there were no diluting events duririy years.

Financial Assets Measured at Fair Value Through Prfit or Loss

2017 2016
HK$'000 HK$'000
Bonds 10,738,743 14,952,866
Club debentures 69,889 62,807
10,808,632 15,015,673

Analysed for reporting purpose as:
Non-current 2,049,276 373,050
Current 8,759,356 14,642,623
10,808,632 15,015,673
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13. Financial Assets Measured at Fair Value Through Prfit or Loss (continued)

Major terms of the bonds denominated in United Statollar (“US$”), Euro (“‘EUR”) and Pound Sterling
("GBP") are as follows:

Notional amount Maturity

US$33,500,000 2018
US$1,682,000 2019
US$5,000,000 2020
US$22,800,000 2021
US$28,000,000 2023
US$237,000,000 2024
US$133,000,000 2025
US$9,000,000 2036
US$21,000,000 2046
US$749,460,000 Perpetual
EUR2,000,000 Perpetual
GBP41,000,000 Perpetual

14. Financial Assets Measured at Fair Value Through Oter Comprehensive Income

15.

2017 2016
HK$'000 HK$'000
Listed investments:

- Equity securities listed in Hong Korfgotes (i) and (ii)) 23,110,730 4,559,726

Unlisted equity securities:
- Incorporated in Hong Kong 344,263 195,790
- Incorporated elsewhefaote (iii)) 686,967 687,075
24,141,960 5,442,591

Notes:

(i) During the Year, the Group disposed of a sulasjdwhose principal asset was its holding of a blo€lk77,180,500 H shares of
Shengjing Bank Co., Ltd. (Stock Code: 2066) (“Shegddank”) (“SJB Shares”), which represented approately 9.96% of the
total issued share capital of Shengjing Bank, gsragimately 37.5% of the total H shares of Shemgpank in issue as at the date
of the disposal. Details of the disposal of thesadiary are set out in Note 18(c). At the date ahptetion of the disposal, the SJB
Shares were carried at their fair value determineddd on the consideration of the disposal transactihe resulting gain on
fair value change of the SJB Shares amounting pregimately HK$2,125,982,000 and the transactiort<a$ the disposal of
approximately HK$1,687,000 were recognised in ottenprehensive income of the Group for the Year§26arrying amount
of approximately HK$4,559,726,000 represented theusiion consideration of the SJB Shares of apipmasely
HK$6,926,166,000 after deducting unrealised losgaanvalue change of approximately HK$2,366,440,600the year ended
31st December, 2016 which was determined basedated, price in active market).

(i) During the Year, the Group has acquired 857,800 shares of China Evergrande Group (Stock C@&833) (“China
Evergrande”) (“Evergrande Shares”) at a total codsration (including transaction costs) of approxielg HK$13,182,428,000.
The unrealised gain on fair value change of therghamde Shares of approximately HK$9,928,302,000 whias determined
based on quoted price in active market, was reabiddinancial assets measured at FVTOCI reservéndithe Year. The carrying
amount of the Evergrande Shares as at 31st Dece@BET was approximately HK$23,110,730,000.

(iii) As at 31st December, 2017, the carrying antamainly comprised investment in an exempted ldni@tnership formed under

the Exempted Limited Partnership Law (Revised)hef €Cayman Islands (“Cayman Islands Partnership”) g@peximately
HK$578,244,000 (2016: HK$584,510,000).

Debtors, Deposits, Other Receivables and Prepayment
Included in debtors, deposits, other receivabled prepayments are trade receivables of approxiynatel

HK$5,487,000 (2016: HK$5,894,000) comprised remémleivables billed in advance and settlements from
tenants which are expected upon receipts of bdlaugd receivables from cosmetic business.
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15. Debtors, Deposits, Other Receivables and Prepaymes{tontinued)

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

2017 2016

HK$'000 HK$'000

0- 30 day: 2,50t 2,371
31- 60 day: 998 794
61- 90 day: 391 69:<
Over 90 day 1,593 2,03¢

5,487 5,89«

As at 31st December, 2016, included in debtorspsiep other receivables and prepayments were aenagion
receivables in respect of deferred consideratidnth@ Chengdu Project Disposal (as defined beldisg,
Chongqging Project Disposal (as defined below) ahd Pioneer Time Disposal of approximately
HK$5,100,696,000 in aggregate, of which approximyat$3,998,358,000 to be received within one ywas
shown as current and HK$1,102,338,000 to be redeifter one year was shown as non-current. Therdefe
consideration receivables were initially recognisedair value and subsequently measured at aradrtest,
which were recorded as other receivables.

On 30th July, 2015, the Group disposed of the eigsued share capital of Lucky Benefit Limited &ising
Sheen Limited, both are indirect wholly-owned sdlagies of the Company, and their respective sidrbic
(“Chengdu Project Disposal”). The consideratiorttef Chengdu Project Disposal was HK$6,500,000,000 o
which 10% was received from Shengyu (BVI) Limité8i{engyu”), a wholly-owned subsidiary of Evergrande
Real Estate Group Limited (now known as China Enaarde Group) which is independent of and not catieiglec
with the Company, up to the date of completiorhef €hengdu Project Disposal. In accordance witletuety
and debt transfer agreement of the Chengdu PrDjepbsal dated 14th July, 2015, the remaining 90%
cash consideration receivable from the ChengdueBr@isposal amounting to HK$5,850,000,000 would be
received in 4 instalments within 24 months fromdlage of the disposal agreement. During the Yaar@roup
received all the remaining balance of HK$3,250,000,(2016: HK$2,600,000,000).

On 27th October, 2015, the Group disposed of thieeeissued share capital of Million Castle Investits
Limited, an indirect wholly-owned subsidiary of th@ompany (“Chongqging Project Disposal”). The
consideration of the Chongging Project Disposal W&$1,750,000,000 of which 15% was received from
Shengyu up to the date of completion of the Chamg&iroject Disposal. In accordance with the ecarity debt
receivable transfer agreement of the Chongqgingeerd@isposal dated 19th October, 2015, the remgi8&%o

of the cash consideration receivable from the ChomgProject Disposal amounting to HK$1,487,500,000
would be received in 4 instalments within 24 morftbe the date of the disposal agreement. Duriegvisar,
the Group received all the remaining balance of 8K&000,000 (2016: HK$612,500,000).

The consideration of the Pioneer Time Disposal agmoximately HK$12,448,280,000 (after adjustmefit)
which HK$5,000,000,000 was received from Shengytoupe date of completion of the Pioneer Time Dssp.

In accordance with the equity and debt transfee@ment of the Pioneer Time Disposal dated 12th Mbee,
2015, the remaining cash consideration receivabla the Pioneer Time Disposal amounting to apprexeaty
HK$7,448,280,000 would be received in 6 instalmevitkin 6 years from the date of completion of Bieneer
Time Disposal. During the Year, the Group receivall the remaining balance of approximately
HK$1,748,280,000 (2016: HK$5,700,000,000).

16. Creditors and Accruals
Included in creditors and accruals are trade pagatfl approximately HK$2,549,000 (2016: HK$24,8109)0

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

2017 2016

HK$'000 HK$'000

0- 90 day: 2,53¢ 96¢
Over 90 day 10 23,91«
2,548 24,87¢
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17. Loan from a Director

The loan from a Director was unsecured and intdrest The loan would be repayable after one yadrthe
amount was therefore shown as non-current. Subsetut¢he end of the reporting period, the loan fully
repaid.

18. Disposals of Subsidiaries

(@)

Pinecrest Disposal

On 5th December, 2016, (i) New Silver Limited (“N&iver”), an indirect wholly-owned subsidiary of
the Company; (ii) the Company, being the guarantor of New Silver; (iii) Strong Point Ventures Limited
(“Strong Point Ventures”), a company wholly and é&ksially owned by Mr. Lau, Ming-wai (“Mr. MW
Lau”), being a non-executiveiidctor; and (iv) Mr. MW Lau, being the guarantor of Strong Point Vensure
entered into a sale and purchase agreement, pttsuahich New Silver agreed to sell and StrongiPoi
Ventures agreed to acquire the entire issued slagital of Pinecrest.

The Pinecrest Disposal was completed on 10th Fehr2817 at a consideration of approximately
HK$352,221,000. Upon completion, the Pinecrest @reeased to be subsidiaries of the Company and
its consolidated results, assets and liabilitiereveeased to be consolidated with those of the gisrou

Details of the Pinecrest Disposal were set outénannouncements of the Company dated 5th December,
2016, 13th January, 2017 and 10th February, 20d Thencircular of the Company dated 28th December,
2016.

2017
HK$'000
The consolidated net assets of the Pinecrest Gasap the date of disposal
were as follows:
Investment properties 347,162
Equipment 22
Debtors, deposits, other receivables and prepayment 681
Bank balances and cash 5,805
Amount due from the Group 289,856
Creditors and accruals (613)
Deposits and receipts in advance (13,392)
Tax liabilities (281)
Deferred tax liabilities (104,419)
Consolidated net assets disposed of 524,821
Release of translation reserve upon disposal 409
Assumption of amount due from the Group (289,856)
Gain on disposal of subsidiaries 114,368
349,742
Satisfied by:
Cash consideration 352,221
Expenses incurred for disposal (2,479)
349,742
Net cash inflow arising from disposal:
Cash consideration 352,221
Settled by special interim dividerfdote) (240,786)
Net cash consideration received 111,435
Expenses incurred for disposal (2,479)
Bank balances and cash disposed of (5,805)
103,151

The gain on the Pinecrest Disposal was includedtirer gains and losses, net (Note 9(i)) in the
consolidated statement of comprehensive income.

Note: Strong Point Ventures has elected to setletmsideration by procuring the entitlement ofteatGlobal King (PTC)
Ltd. (“Global King”) and Joseph Lau Luen Hung Invesnts Limited (“JLLHIL"), both were shareholders thie
Company, on the special interim dividend (Note 1lifcgn amount of approximately HK$240,786,000.
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18. Disposals of Subsidiariegcontinued)

(b)

Win Kings Disposal

On 5th December, 2016, (i) Paul Y. Holdings Compéanyited (“Paul Y.”), a direct wholly-owned
subsidiary of the Company; (ii) the Company, being the guarantor of Paul Y.; (iii) Creative Dragon
Ventures Limited (“Creative Dragon Ventures”), amqany wholly and beneficially owned by Ms. Chan,
Hoi-wan (“Ms. Chan”), being an associate of thrae€iors (Ms. Chan, Sze-wan, Ms. Chan, Lok-wan
and Mr. MW Lau) and an associate of Mr. Joseph Laen-hung (“Mr. Joseph Lau”), the then substantial
shareholder and controlling shareholder of the Gomgpat the time of entering into the agreemantl

(iv) Ms. Chan, being the guarantor of Creative Drag/entures, entered into a sale and purchase
agreement, pursuant to which Paul Y. agreed tcasellCreative Dragon Ventures agreed to acquire the
entire issued share capital of Win Kings.

The Win Kings Disposal was completed on 10th Fatyyu2017 at a consideration of approximately
HK$889,554,000. Upon completion, the Win Kings Graeased to be subsidiaries of the Company and
its consolidated results, assets and liabilitiereveeased to be consolidated with those of the gisrou

Details of the Win Kings Disposal were set outia announcements of the Company dated 5th December,
2016, 13th January, 2017 and 10th February, 20d Thencircular of the Company dated 28th December,
2016.

2017
HK$'000
The consolidated net assets of the Win Kings Gemugt the date of disposal
were as follows:
Stock of properties 859,061
Deposits and prepayments 1,048
Bank balance 1,291
Creditors and accruals (2,434)
Amount due to the Group (624,967)
Consolidated net assets disposed of 233,999
Sale of amount due to the Group 624,967
Gain on disposal of subsidiaries 28,958
887,924
Satisfied by:
Cash consideration 889,554
Expenses incurred for disposal (1,630)
887,924
Net cash inflow arising from disposal:
Cash consideration 889,554
Settled by special interim dividerfdote) (615,342)
Net cash consideration received 274,212
Expenses incurred for disposal (1,630)
Bank balance disposed of (1,291)
271,291

The gain on the Win Kings Disposal was includediher gains and losses, net (Note 9(ii)) in the
consolidated statement of comprehensive income.

Note: Creative Dragon Ventures has elected to st#tdeconsideration by procuring the entitlement are of Global King
and JLLHIL on the special interim dividend (Notec)L{n an amount of approximately HK$615,342,000.
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18. Disposals of Subsidiariegcontinued)

(©)

(d)

Great Captain Disposal

On 15th March, 2017, (i) China Entertainment andd-&nvestment Company, Limited (“CELIC"), a
direct whollyowned subsidiary of the Company; (ii) the Company, being the guarantor of CEL{Gi)
Perfect Sign Investments Limited (“Perfect Sigrd)company wholly and beneficially owned by Ms.
Chan, being an executive Director and a substastii@ieholder of the Company (as trustee for her two
minor children) and (iv) Ms. Chan, being the guarantor of Perfect Sign, entered into a sale and purchase
agreement, pursuant to which CELIC agreed to sellRerfect Sign agreed to acquire the entire issued
share capital of Great Captain Limited (“Great @ap), an indirect wholly-owned subsidiary of the
Company (“Great Captain Disposal”).

The Great Captain Disposal was completed on 23n#,JR017 at a consideration of approximately
HK$5,567,687,000. Upon completion, Great Captaised to be a subsidiary of the Company and its
results, assets and liabilities were ceased tmbsatidated with those of the Group.

Details of the Great Captain Disposal were setimuhe announcements of the Company dated 15th
March, 2017, 4th May, 2017 and 23rd June, 201 7lamdircular of the Company dated 13th April, 2017.

2017
HK$'000
The net assets of Great Captain as at the datiepgsal were as follows:
Financial asset measured at fair value througtr @itraprehensive income 6,685,708
Other receivable 146,696
Borrowing (1,264,717)
Amount due to the Group (5,501,013)
Net assets disposed of 66,674
Sale of amount due to the Group 5,501,013
5,567,687
Satisfied by:
Cash consideration 5,567,687
Net cash inflow arising from disposal:
Cash consideration 5,567,687
Settled by special interim dividerfdote) (4,163,339)
Net cash consideration received 1,404,348
Expenses incurred for disposal (1,687)

1,402,661

Note: Perfect Sign has elected to settle the coredida by procuring the entitlement of each of $d@aight Ltd., JLLHIL
and Century Frontier Limited, all are shareholderfsttoe Company, on the special interim dividend (Ndfl)) in an
amount of approximately HK$4,163,339,000.

Union Wings Disposal

On 24th July, 2017, the Group disposed of its ensisued share capital and amount due to the Gnoup
Union Wings to an independent third party.

The Union Wings Disposal was completed on 24th, Ry 7 at a consideration of HK$800,000. Upon
completion, Union Wings ceased to be a subsidiaithe Company and its results, assets and liadliti
were ceased to be consolidated with those of tloeisr

2017
HK$'000
The net liability of Union Wings as at the datedifposal was as follows:

Amount due to the Group (721)
Net liability disposed of (721)
Sale of amount due to the Group 721
Gain on disposal of a subsidiary 800
80C
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18. Disposals of Subsidiariegcontinued)

(d)  Union Wings Disposal(continued)

2017
HK$'000

Satisfied by:
Cash consideration 800

Net cash inflow arising from disposal:
Cash consideration received 800

The gain on the Union Wings Disposal was includedther gains and losses, net (Note 9(iii)) in the
consolidated statement of comprehensive income.

19. Acquisition of Assets Through Acquisition of a Suligliary

On 5th May, 2017 (London time), the Group acquagatoperty located in the United Kingdom and itatesd
assets and liabilities by way of acquisition of é#méire issued share capital of Knightlights Propkrternational
S.A. ("KPI") (*Acquisition”). The Acquisition was a@mpleted on 5th May, 2017 (London time) at a cash
consideration of approximately GBP96,830,000 (egjent to approximately HK$965,984,000) and repaymen
of loan due to former shareholder on behalf of K®lapproximately GBP77,049,000 (equivalent to
approximately HK$773,106,000). KPI holds a mixe& Gieehold building located in 11 and 12 St James’s
Square and 14 to 17 Ormond Yard, London, the Urkieddom. Details of the Acquisition were set authe
announcement of the Company dated 7th May, 2017.

Under HKFRSs, the Acquisition was accounted formasacquisition of assets and liabilities as KPIingei
acquired by the Group does not constitute an atiguif business. The Group identified and recegdithe
individual identifiable assets acquired and lidigii assumed. The cost of the Acquisition was athkxt to the
individual identifiable assets and liabilities dretbasis of their relative fair values as at thie d& acquisition.
Such a transaction does not give rise to goodwill.

2017
HK$'000
The net assets of KPI as at the date of acquisitene as follows:
Investment properties 1,779,563
Debtors, deposits, other receivables and prepagmnent 22,108
Bank balances 65,619
Creditors and accruals (8,565)
Deposits and receipts in advance (86,761)
Tax liabilities (273)
Loan due to former shareholder (773,106)
Deferred tax liabilities (16,253)
Net assets acquired 982,332
Repayment of loan due to former shareholder 773,106

Consideration for acquisition:

1,755,438

Cash consideration 965,984
Repayment of loan due to former shareholder 773,106
Expenses incurred for acquisition 16,348

Net cash outflow arising from acquisition:

1,755,438

Cash consideration paid 965,984
Repayment of loan due to former shareholder 773,106
Expenses incurred for acquisition 16,348
Bank balances acquired (65,619)

1,689,819
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20.

21.

Capital Commitments

2017 2016
HK$'000 HK$'000

Authorised and contracted for:
Renovation of properties 2,111 5,656
Capital investment in limited partnerst{ipote) 119,224 125,434
Development expenditure of properties in Hong Kong - 15,026

121,335 146,116

Note: The Group had committed to make a capitalrdmution of US$100,000,000 (equivalent to approxiehaHK$781,680,000)
in the Cayman Islands Partnership. Up to the endhef reporting period, approximately US$84,748,0equjvalent to
approximately HK$656,936,000) (2016: US$83,825,0equivalent to approximately HK$649,768,000)) amohg t
contribution has been paid by the Group. The outfitegy amount was approximately US$15,252,000 (etpnvao
approximately HK$119,224,000, after exchange adjestjn (2016: US$16,175,000 (equivalent to approxétyat
HK$125,434,000, after exchange adjustment)).

Contingent Liabilities and Assets

Contingent Liabilities

2017 2016
HK$'000 HK$'000
Guarantee given to a bank in respect of bankinijjitfes in lieu of
the cash public utility deposit jointly utilised Bybsidiaries 15,000 15,000
Guarantee given to a bank in respect of bankinijtfas utilised by
an investee company 5,025

20,025 15,000

Contingent Assets

Post-completion development upside sharing or compeation upside sharing on the case of Moon Ocean

On 1st September, 2014, (i) Data Dynasty Limitddata Dynasty”), an indirect wholly-owned subsidiadfy
the Company; (ii) the Company, being the guarantor of Data Dynasty; (iii) One Midland Limited (“One
Midland”), a company whollywned by Mr. Joseph Lau; and (iv) Mr. Joseph Lau, being the guarantor of One
Midland, entered into a sale and purchase agreemamely “Moon Ocean SP Agreement”, pursuant talvhi
Data Dynasty agreed to sell and One Midland agteextquire the entire issued share capital of Vaght
Limited (“Value Eight”), Value Eight held investmisnrelating to the Macau Land (as defined belowdugh
Moon Ocean Ltd. (“Moon Ocean”) (“Moon Ocean Dispdfsa

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

of Moon Ocean in the appeals to its legal casedrMacau Special Administrative Region of the PRatau”)
(“Appeals”) and have become final and the titlehte Macau land previously held by Moon Ocean (“Maca
Land”) is vested on Moon Ocean again, One Midldradlpay to Data Dynasty the development upsidesta
pursuant to the Moon Ocean SP Agreement; or (b) if judgments are made against Moon Ocean in the Appeals
and have become final, One Midland shall pay ta@3tnasty the compensation upside sharing pursodné
Moon Ocean SP Agreement.

The Appeals comprise (i) the appeal against thefhiecutive of Macau’s declaration of the previags 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 andrtiendments of the related land concession costiract
March 2006 invalid (“First Decision Appeaj’and (ii) the appeal against the notice from thed, & ublic Works
and Transport Bureau of Macau that the Chief Exeewf Macau declared the previous act of appro¥dhe
increase of residential gross floor area of the &idcand and an exchange of land in March 2011 &yCimief
Executive of Macau was invalid (“Second DecisiorpAgl”).

The arrangement of the development upside shariigegocompensation upside sharing (as the casebsjay

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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21.

22.

Contingent Liabilities and Assets(continued)

Contingent Assets (continued)

Post-completion development upside sharing or compeation upside sharing on the case of Moon Ocean
(continued)

The aggregate amount of all the development upsideing or the compensation upside sharing (asdbe
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 ¢fi@ltlevelopment upside sharing or the compensafisiae
sharing (as the case may be) payable by One MidtanBata 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 interesteed€ompany and the shareholders of the Compaaywasle.

The Last Instance Court of Macau denied the Fiestiflon Appeal in its judgment on 22nd June, 2Qj6to
the date of this announcement, the Second Dedigipral is still in progress.

Details of the Moon Ocean Disposal, the developrapside sharing and the compensation upside shagng
set out in the announcement of the Company daté@&2ptember, 2014 and the circular of the Compatgdd
23rd September, 2014.

Financial Assets Measured at Fair Value Through Prfit and Loss and Financial Assets Measured at Fair
Value Through Other Comprehensive Income

Included in non-current assets, there are finaragaéts measured at FVTPL and financial assetsuneebat
FVTOCI in the sum of approximately HK$2,049,276,@0@ approximately HK$24,141,960,000 respectively.
They are included in non-current assets accordintheir intended holding periods. Notwithstandimg t
presentation of the above assets as non-curregetsasese financial assets to the extent of appeigly
HK$25,090,117,000 are listed securities investmantstreasury products and could be realised imdet

at any time within twelve months from the end & teporting period.
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DIVIDENDS

The Board has recommended the payment of a finadetid of HK10 cents per share (2016: HK1 centgbere)
for the Year (the “Final Dividend”).

The Group has recorded a total comprehensive indoméhe Year attributable to owners of the Compaiy
approximately HK$16,348.7 million (2016: approximlgt HK$3,418.7 million), of which unrealised gain &air
value change of listed equity investments in CHiavargrande Group (Stock Code: 3333) was approxignate
HK$9,928.3 million (as detailed in Note 14(ii) tioet consolidated financial statements of this ancement), as
such gain was unrealised and was a non-cash itgmieidend declaration or recommendation on suulealised
gain is not currently intended by the Board.

During the Year, the Company had paid total diviteaf HK$5.12 per share in the total amount of epipnately

HK$9,767.0 million to shareholders, which includegl 2016 final dividend of HK1 cent per share (paptndate:
12th June, 2017) (2015 final dividend: HK1 cent gleare), (b) special interim dividends of (i) HK$@ per share
in the total amount of approximately HK$2,594.3lioil (payment date: 10th February, 2017), (ii) HK&hts per
share in the total amount of approximately HK$1,228illion (payment date: 10th February, 2017);amnection
with the completion of the Win Kings Disposal ahé Pinecrest Disposal (both as defined in “Oth&rination

and Events After the Reporting Period” of this ammmement) of which gains on disposals of subsiesam

aggregate of approximately HK$143.3 million wereameled, and (iii) HK$2.91 per share in the totabant of

approximately HK$5,551.2 million (payment date:@3une, 2017), in connection with the completiothefGreat
Captain Disposal (as defined in “Other Informatand Events After the Reporting Period” of this ammmement)
of which a substantial realised gain attributabberf its principal asset of 577,180,500 H shareShangjing Bank
Co., Ltd. (Stock Code: 2066) (through the Greatt@iapDisposal) of approximately HK$2.1 billion wescorded
as an other comprehensive income (2016 speciainmtividends: HK$7.33 per share in total) and2@)7 interim
dividend of HK20 cents per share (payment dateh Bptember, 2017) (2016 interim dividend: HK1 caet

share). To preserve more cash for the Group’s dufimancial, property investment or securities stagent
opportunities, the Board has recommended the payofi¢ime Final Dividend of HK10 cents per sharel@0HK1

cent per share) .

In respect of the Group’s listed equity investm@nChina Evergrande Group, the Board recognisegtssible
potential fluctuation in the Hong Kong stock marlkéet and when the share price of China Evergrandeyeaches
a satisfactory and attractive level, the Group rmagsider realise part of the listed equity investteen China
Evergrande Group. Subject to the then businesmdial and cashflow position of the Group, the Baaay further
consider declaration or recommendation of dividend(and when appropriate upon realisation of gtreents in
listed equity investments at fair value througheottomprehensive income including the net proceétie intended
realisation of the cost and profit arising from #teares in China Evergrande Group (if any), astameo the
shareholders of the Company. Further announcemeatfarding any proposal of such dividend(s) (if)anill be
made by the Company pursuant to the Listing Rules.

Subject to shareholders’ approval at the forthcgmaimnual general meeting of the Company to bedrelBth May,

2018 (the “2018 AGM"), dividend warrants for thenkl Dividend will be posted on or about 6th Jur@l&to
shareholders whose names appear on the registegrobers of the Company on 28th May, 2018.
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CLOSURE OF REGISTER OF MEMBERS

For the purpose of ascertaining the members’ dlligibo attend and vote at the 2018 AGM, and dertitent to the
recommended Final Dividend, the register of membaide closed during the following periods respesaly:

(1) For ascertaining dligibility to attend and vote at the 2018 AGM:
Latest time to lodge transfers documents for teggisn 4:30 p.m. on 14th May, 2018

Closure of register of members 15th May, 2018 to 18th May, 2018
(both days inclusive)

(2) For ascertaining entitlement to the recommended Final Dividend:
Latest time to lodge transfers documents for teggisn 4:30 p.m. on 24th May, 2018

Closure of register of members 25th May, 2018 to 28th May, 2018
(both days inclusive)

Record date 28th May, 2018

To be eligible to attend and vote at the 2018 A@NY to qualify for the recommended Final Dividealiproperly
completed share transfers documents accompanititelyglevant share certificates must be lodgedefgistration
with the Company’s Branch Registrar and Transfefic®fin Hong Kong, namely Computershare Hong Kong
Investor Services Limited, at Shops 1712-1716, Fitdor, Hopewell Centre, 183 Queen’s Road East,dain
Hong Kong not later than the respective latest timstated above.

FINANCIAL OPERATION REVIEW
Results
Revenue

Revenue for the Year amounted to HK$1,516.7 mil{[@d6: HK$3,745.1 million), a decrease of 59.5%rdast
year and comprised gross rental income of HK$508lI8n (2016: HK$823.9 million), property salestdk$990.1
million (2016: HK$2,943.4 million), sales of inves¢nts held-for-trading on a net basis was nil (20a§s of
HK$37.4 million) and others of HK$20.8 million (261HK$15.2 million). The substantial decline in eeve was
mainly due to the decrease in sales of tradinggutis and gross rental income.

Gross Profit
Gross profit for the Year amounted to HK$969.8 imill (2016: HK$2,147.5 million), a decrease of 54.8%
compared with last year which was mainly due toddxerease in profit from property sales and ndatemcome of

HK$934.6 million and HK$285.8 million respectively.

Property Leasing

For property leasing, the rental revenue in redaill non-retail section has decreased significantly0.8% to
HK$87.3 million and 20.3% to HK$418.5 million regpigely during the Year. The total rental incomeré@wvenue
for the Year recorded a decrease of 38.6% to HK$b@#llion as compared with last year of HK$823.8liom.

Together with the attributable rental revenue gateer from associates and an investee company oflHKS$
million (2016: HK$135.1 million), the total attribable rental revenue to the Group after non-colimigpinterests
amounted to HK$647.1 million (2016: HK$957.4 milijp which representing a decline of 32.4% overyasi.

Attributable net rental income for the Year showt$588.3 million, a 34.7% decrease over HK$900.Bioni in
last year.

Notwithstanding the acquisitions of properties tedain London, the United Kingdom (including a mixase
freehold building located in 11 and 12 St Jamegisa®e and 14 to 17 Ormond Yard in May 2017, mixeslfeeehold
building located in 61-67 (odd) Oxford Street arid1# Soho Street in May 2016 and freehold officéding

located in 14 St George Street in April 2016) whicimtributed rental revenue and net rental incofrték$140.0
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million (2016: HK$60.0 million) and HK$137.9 millio (2016: HK$58.3 million) respectively during theaf,
subsequent to completion of the disposals of sigrgd holding certain shops of Lowu CommercialzBlan
Shenzhen, the PRC in February 2017, Windsor HaouSsauseway Bay in September 2016 and a propertyrkno
as Evergo Tower at the time of disposal in ShanghaiPRC in June 2016, it led to the decline tinbattable rental
revenue and net rental income.

Property Development and Trading

During the Year, the attributable property salegeneie from the Group, its associates and an invesimpany
recorded a decrease of 61.4% to HK$887.2 milli@162 the Group and its associates had contribukgt298.9
million) and the relevant attributable profit frothe Group and its associates recorded a decreass.2% to
HK$454.2 million (2016: HK$1,015.0 million), thetabutable profit from investee company to be ratsgd in
investment income upon receipt of dividend income.

Sales of One South Lane in the Western Distridd¥aihterest) generated profit of HK$48.6 millio®(5: HK$53.2
million) was recorded in gross profit.

Sales of 55 Conduit Road in Mid-Levels West (70%rest) and commercial accommodation and unitstlyiou
parking area and parking spaces at The Zenith imcWé (87.5% interest) had contributed an attribletgrofit to
the Group of HK$108.0 million (2016: HK$954.4 nolti (including 1 unit and 1 parking space sold tmanected
person)) and HK$239.4 million (2016: HK$2.7 milljorespectively.

In respect of properties held by associates, s#lgmrking spaces at Greenville Residence in YuengL(50%
interest) and parking spaces at Mount Beacon inl&@wTong (33.33% interest) generated profit of HK$million
and HK$57.1 million respectively (2016: sales afkiag spaces at Greenville Residence and parkiagespat The
Hermitage in West Kowloon (25% interest) genergtedit of HK$0.5 million and HK$4.2 million respeetly) as
reflected in the share of results of associates.

During the Year, the forfeited deposit received36rConduit Road of HK$14.7 million (2016: deposéseived for
One South Lane of HK$0.5 million) was recorded timeo income.

In summary, the Group together with its associatesan investee company executed properties sederagnts,
including contracted for sales agreements to thadies, recorded an attributable contracted saflé$K$181.4
million (after cash rebate) (2016: the Group togethith its associates of HK$1,608.1 million (aftash rebate or
discount)) during the Year. Total attributable pedp sales profit recognised for the Year was HK&25million
(2016: HK$1,015.0 million).

Securities Investments

The Group has in the ordinary and normal courdmisiness conducted its securities investment siesyias at 31st
December, 2017, comprised of bonds and listed yquestment. During the Year, the gain recognisenh listed
securities investments and treasury products wadl#08.7 million (2016: HK$1,075.4 million), compeid gain
on listed equity investments at FVTOCI of HK$61.5llion (2016: HK$170.5 million) and gain on listed
investments and treasury products at FVTPL of HE4Z,2 million (2016: HK$904.9 million).

During the Year, the Group did not dispose of astgd investments held-for-trading (2016: realisss of HK$37.4
million was included in revenue), but a realisethdeom sales of bonds of HK$227.0 million (2016K$1.42.9

million) was recognised. The net realised gairttierYear was HK$227.0 million (2016: HK$105.5 nafl). During

the Year, the Group had acquired 29 bonds (201Bbt8&ds) in the sum of HK$5,281.3 million (2016: $1k5,347.1
million), and disposed of/redeemed 75 bonds (2046:bonds) (including those with partial disposéth carrying

amounts in the sum of HK$10,095.7 million (2016: $14,337.3 million). Bonds acquired were mainly lire t
industries of overseas financial institutions (38)32016: 41.1%) and PRC-based real estate conpésie5%)

(2016: 15.4%). Realised gain from bonds disposgédademed were mainly in the industries of over§ieascial

institutions (16.0%) (2016: 2.8%) and PRC-basetastate companies (38.9%) (2016: 3.7%).

Furthermore, the Group recorded an unrealised gaidK$600.3 million (2016: unrealised loss of HK®12
million) representing the changes in fair valuebohds, which had no effect on the cash flow of@reup. The
Group believes that the increase in bond priceoofls mainly issued by overseas financial instingim the Year,
among othersywas owing to the European banking sector has k@ng a more stable political environment
and ongoing economic recovery during the Y&ae unrealised gain (2016: unrealised loss) on ogpresented
39 bonds (2016: 73 bonds), mainly comprising umsedl gain from overseas financial institutions §98) and
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PRC-based real estate companies (4.3%), and ws@edbss from insurance companies (1.4%) (201&alised
loss from insurance companies (135.9%) and ovefseaial institutions (43.4%), and unrealisedgaom PRC-
based real estate companies (46.3%)).

Interest income from bonds amounted to HK$910.%iomil(2016: HK$923.6 million), represented 7.719918:
7.45%) return on average market value of bondhgldiring the Year.

Summing up the above and adding the net income fir@individend income, interest income, other ne¢stiment
income and net finance costs of HK$881.4 milliof1@& HK$1,096.1 million), the gain recognised fréisted
securities investments and treasury products wa1k#08.7 million (2016: HK$1,075.4 million).

The respective income/expense from securities imesgts under different categories are further etaied below.
Listed Equity Investments at Fair Value Througheé®dtbomprehensive Income

The listed equity investments at FVTOCI recordeded profit of HK$61.5 million (2016: HK$170.5 miin)
comprised after-expenses dividend income of HK$16dllion (2016: HK$189.6 million) and the withhaihdy tax
of HK$16.3 million (2016: HK$19.1 million), makirgnet dividend income of HK$146.7 million (2016: $70.5
million) from the SJB Shares, and net expenses &thrar net investment income and net finance addtK$85.2
million (2016: nil).

During the Year, the Group has acquired 857,5414es of China Evergrande (representing appragiyna
6.51% of the total issued share capital of Chinargrande as at 31st December, 2017) at a totaldmyaton
(including transaction costs) of HK$13,182.4 mitlio

During the Year, gains on fair value changes ¢édisequity investments at FVTOCI of HK$12,054. 3l was
recognised in other comprehensive income, whichpeim®d realised gain on fair value change of tHg Sdares
of HK$2,126.0 million and unrealised gain on fa@lue change of the Evergrande Shares of HK$9,228lidn
(2016: unrealised loss of HK$2,366.5 million franetSJB Shares). Realised gain/loss on fair valaegshis a cash
item while unrealised fair value change is a noshdgem and will not affect the cash flow of theoGp. The Group
believes that the increase in share price of Clhusgrande from April to the end of December 2@tidpng others,
was owing to the encouraging operating data amdptetion of redemption of all its perpetual bondsing the
Year which implied improvement in profitabilitin addition, the overall optimistic prospectletPRC real estate
industry was demonstrated by increase in share pficompanies in the same industry during the.Year

Listed Investments and Treasury Products at Falu&d@hrough Profit or Loss

The listed investments and treasury products at HFVTecorded a profit before and after finance casts
HK$1,751.5 million and HK$1,647.2 million (2016: I$&21.0 million and HK$904.9 million) respectivelyrfthe
Year.

Profit from the listed investments and treasurydpais at FVTPL reflected in the consolidated stateof

comprehensive income for the Year comprised asedlgain on bonds of HK$227.0 million, an unredligain on

fair value changes of bonds of HK$600.3 million ameérest income and other net investment incoméks$924.2

million (2016: a realised loss on listed investnsemld-for-trading of HK$37.4 million, a realisedig on bonds of
HK$142.9 million, an unrealised loss on fair vatilanges of bonds of HK$126.2 million and net dindiéxcome,

interest income and other net investment incomék$941.7 million). Net relevant finance costs fbetYear was
HK$104.3 million (2016: HK$16.1 million) includingterest expense of HK$60.4 million and exchangss lof

HK$43.9 million (2016: including interest expendeHK$77.3 million and exchange gain of HK$61.2 oifi).

Other Income and Expenses

Other income for the Year, which mainly came froet building management fee income, rental seniitasme,
property management services, leasing administragervices and property administration servicernme,
consultancy fee income, exchange gain, net aneiforé of deposits received on sales of stock operties,
increased to HK$132.0 million (2016: HK$102.9 naitl), representing an increase of 28.3% as compeithdast
year.

During the Year, administrative expenses decreageil5.8% to HK$279.3 million (2016: HK$331.5 miltip
Finance costs increased by 67.2% to HK$295.2 mil([016: HK$176.5 million) during the Year, incladi
exchange loss of HK$52.2 million (2016: exchange gdHK$61.2 million) on foreign currency otherrpowings
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hedged for foreign currency securities investmerite. decrease in administrative expenses was maimyto the
disposals of subsidiaries during the Year and #a gf 2016 and absence of exchange loss, netgdieriyear. The
increase in finance costs was mainly due to thénamge loss (2016: exchange gain) on translatioforeign
currency other borrowings.

Other gains and losses recorded a net gain of H&8aillion mainly comprised gains on the Pineci@isposal
and the Win Kings Disposal of HK$143.3 million iotal (2016: HK$2,176.4 million mainly comprised ggion
the Pioneer Time Disposal, the Evergo Shanghaid3smand the Windsor Disposal of HK$2,311.1 milliototal)
and write-down of stock of properties of HK$3.8 it (2016: HK$128.5 million).

Disposals of Subsidiaries to Connected Persons

(a) The Pinecrest Disposal and the Win Kings Disposakveompleted on 10th February, 2017 at a congidera
of HK$352.2 million and HK$889.6 million respectlyeUpon completion, the Pinecrest Group and tha Wi
Kings Group ceased to be subsidiaries of the Cognpad their respective consolidated results, assads
liabilities were ceased to be consolidated witts¢hof the Group.

Details of the Pinecrest Disposal and the Win Kibggposal were set out in the announcements dttdmpany
dated 5th December, 2016, 13th January, 2017 athdFEbruary, 2017 and the circular of the Compaated
28th December, 2016.

(b) The Great Captain Disposal was completed on 23rd, 2017 at a consideration of HK$5,567.7 milliopon
completion, Great Captain ceased to be a subsidfatye Company and its results, assets and lisdsilivere
ceased to be consolidated with those of the Group.

Details of the Great Captain Disposal were setimtihe announcements of the Company dated 15thharc
2017, 4th May, 2017 and 23rd June, 2017 and tlealair of the Company dated 13th April, 2017.

Associates

The share of results of associates for the Yearan@®fit of HK$189.9 million as compared to HK$1Billion
for last year, the increase was mainly due torthesiase in profit from property sales.

Fair Value Changes on Investment Properties

Investment properties of the Group in Hong Kong Btainland China were revalued at 31st Decembery 231
B.1. Appraisals Limited (“B.l. Appraisals”) whereas/estment properties in the United Kingdom wereatued by
Peak Vision Appraisals Limited (“Peak Vision Apmals”). B.l. Appraisals and Peak Vision Appraisal®
independent property valuers. A gain on fair vathanges of investment properties of HK$564.5 mill{2016:
HK$139.2 million) was recorded during the Year. Tigealised fair value changes will not affect ¢ash flow of
the Group.

Profit, Core Profit, Dividends, Repurchase, Cash Pament Ratio and Total Comprehensive Income
Profit

Profit for the Year attributable to owners of then@pany was HK$3,708.9 million as compared to HK66,3
million for last year. The decrease in profit of 2% for the Year was mainly arising from (i) de@e#n attributable
net rental income; (ii) decrease in attributable property sales profit; (iii) decrease in gains on disposals of subsidiaries
(iv) decrease in imputed interest income from deferred consideration receivables; despite (v) increase in fair value
gain on investment properties; and (vi) increase in net profit from the segment of the listed investments aeddury
products at FVTPL. Earnings per share for the Ve HK$1.94 (2016: HK$3.33).

Core Profit

The Group disposed of certain investment propettiesigh disposals of subsidiaries during the Yeer,costs of
which are stated at fair value. In addition, theo@r disposed of stock of properties which weresifi@sl as
investment properties and/or land and buildingriorpyears. Before disposal, such gain/loss onvalue change
is unrealised and recognised at the end of eadntieg period, but excluded from core profit as fwash items. In
the yearf disposal, such unrealised gain/loss has become realised; and in computating core profit, accumulated fair
value gain/loss from prior years and current yearncluded as cash items.
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If the net gain on the major non-cash items of H&&%8 million (2016: HK$577.5 million) are excluddalt the
major accumulated net realised fair value gainttogrewith their respective deferred tax on disp@séinvestment
properties and stock of properties from the Groegognised in prior years of HK$336.2 million (2016e
accumulated realised fair value gain together thigr respective deferred tax on disposals of itnaest properties
and stock of properties from the Group and its @ases recognised in prior years of HK$17,248.7liom)
(including those recognised in properties revatuateserve) are included, the Group will have & qoofit for the
Year attributable to owners of the Company of HK$8,7 million (2016: HK$23,031.5 million) and a eaarnings
per share of HK$1.78 (2016: HK$12.07), which wenthldecreased by 85.2% to those in the year of.2016

The major non-cash items represented the attriteitairealised fair value gain on investment prapsriogether
with their respective deferred tax from the Grong #@s associates of HK$646.4 million (2016: HK$Z&/million).

Dividends

Final dividend of HK1 cent (year ended 31st Decemb@l5: HK1 cent) per share in total amount of HB3
million for the year ended 31st December, 2016 pad in cash on 12th June, 2017.

Interim dividend of HK20 cents (half year ended83dine, 2016: HK1 cent) per share in total amotintk$381.5
million for the half year ended 30th June, 2017 paisl in cash on 13th September, 2017.

Special interim dividends of HK$2 in aggregate steare in total amount of HK$3,815.2 million and HXSEL per
share in total amount of HK$5,551.2 million weradpa cash on 10th February, 2017 and 23rd Jun&7 20
respectively (2016: a conditional special interiwidend of HK$2 per share in total amount of HKEH& million
was paid in cash on 20th January, 2016 and speté&im dividends of HK$2.1 per share in total ambof
HK$4,006.0 million and HK$3.23 per share in totalcunt of HK$6,161.6 million were paid in cash othlAugust,
2016 and 1st September, 2016 respectively).

Total dividends of HK$9,767.0 million were paiddash during the Year.

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$B.3 million (2016: HK$23,031.5 million) or HK$1.42016:
HK$12.0% per share; (b) cash final dividend for the Year of HK10 cents (BOHK1 cent) per share proposéd)
cash interim dividend for 2017 of HK20 cents (20081 cent) per sharend (d) cash special interim dividends of
HK64 cents in aggregate per share and HK$2.91hzeesvere paid (2016: HK$2, HK$2.1 and HK$3.23gbare
were paid and HK$1.36 per share was declaredyati®of such cash payment to the core profit 8.2% (2016:
72.2%).

Total Comprehensive Income

Total comprehensive income for the Year attrib@abl owners of the Company was HK$16,348.7 mil(2016:
HK$3,418.7 million)or HK$8.57 (2016: HK$1.79) per share, an increé&8times over last year which comprised
(a) profit for the Year attributable to owners lo¢ tCompany of HK$3,708.9 million (2016: HK$6,36@8lion); and
(b) other comprehensive income for the Year attaible to owners of the Company of HK$12,639.8 omll{(2016:
expenses of HK$2,941.6 million) which mainly inahadgains on fair value changes of listed equitgstmients at
FVTOCI of HK$12,054.3 million (2016: unrealised $oef HK$2,366.5 million), details are disclosedtle sub-
paragraph headed “Listed Equity Investments at ¥alue Through Other Comprehensive Income” of paaly
headed “Securities Investments” above.

Net Asset Value

As at 31st December, 2017, the Group’s net assituaable to owners of the Company amounted to 88¢$85.9
million (2016: HK$29,804.2 million), an increase BK$6,581.7 million or 22.1% when compared with 31s
December, 2016. With the total number of ordindrgres in issue of 1,907,619,079 as at 31st Deceb&r and
2016, the net asset value per share attributaldevteers of the Company was HK$19.07 (2016: HK$16.6Be
movement in net asset value was mainly due toofa) tomprehensive income for the Year attributablewners
of the Company of HK$16,348.ifillion; and (b) final, interim and special interim dividends recognised
distribution during the Year totaling HK$9,767.0llion.
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During the Year, gains on fair value changes orished equity investments categorised as finarasaéts measured
at FVTOCI of HK$12,054.3 million (2016: unrealisks of HK$2,366.5 million) as well as the trangatiosts
of the Great Captain Disposal of HK$1.7 million eeecorded in other comprehensive income. Upon t=iop
of the Great Captain Disposal, the Group transfietine negative balance of financial assets measured TOCI
reserve of HK$242.2 million to retained profits €ltarrying amount of the gain on fair value chavfgisted equity
investment included in financial assets measuréd/anCl reserve was HK$9,928.3 million as at 31et&mber,
2017 (2016: loss of HK$2,366.5 million).

Other than the existing projects and those disdaséhe final results, the Group did not have matecquisition
or disposal of assets and any future plans formahiavestment or capital assets.

Net Current Liabilities

The Group recorded net current liabilities as at Blecember, 2017 of HK$2,804.8 million (2016: eugtrent assets
of HK$11,207.6 million), of which current assets reeeHK$10,978.6 million and current liabilities were
HK$13,783.4 million. The position was mainly duectrtain of the Group’s current liabilities had begitised to
finance the Group’s non-current assets.

In the consolidated statement of financial positm withinsecurities investment activities, which compriséd o
bonds and listed equity investment, the total ¢gaggmount as at 31st December, 2017 was HK$3H84Blion.
Included in non-current assets were part of thelbamthe sum of HK$1,979.4 million presented aatiicial assets
measured at FVTPL and listed equity investmenhésum of HK$23,110.7 million presented as findressets
measured at FVTOCI. Included in current assets wareof the bonds in the sum of HK$8,759.4 millpmesented
as financial assets measured at FVTPL. Margin ledifised to finance the securities investment®ath non-
current and current assets in the sum of HK$9,8@libn were presented as borrowings in curregbilities.

If the margin loans of HK$9,873.7 million were aéted into the securities investmeséxured according to the
respective non-current and current assets pregamntatk$5,221.0 million and HK$4,652.7 million wesecured
by the non-current assets securities investmemts@ament assets securities investments respegctivel

If the margin loans secured by the non-currenttasseurities investments of HK$5,221.0 million evegclassified
as non-current liabilities, the net current ligi@l position of the Group would become net curemsets position
of HK$2,416.2 million as at 31st December, 2017.

The ratio of margin loans against securities inwestts was loan-to-value ratio, which was 29.2% ta81sat
December, 2017. In accordance with the terms andittons of margin loans facility agreements of @r@up with
financial institutions, among others, as long @&sscurities investments maintained market valuehwh in excess
of pre-defined loan-to-value ratios as set outh®yfinancial institutions, the margin loans upoteiast payment
due date would be roll-overed month-for-month, eemhyment of margin loans by the Group to finanagtitutions
would not be required. As such, very often margank of the Group which were presented as cunianitities
would not be current and would be repayable overya@ar. In the event that the Group intends tocedu repay
part of the margin loans, the Group might, amoingis, dispose of some of the securities investniergffect the
payment.

Listed securities investments and treasury procafctise Group were frequently traded in the markat formed
part of the Group’s treasury management. They wargented as non-current assets and current assetsling to
their intended holding periods.

If the entire listed securities investments andstey products of the Group as at 31st Decembedr7 2@re
presented as current assets, current assets weultieased by HK$25,090.1 million, and net curteitilities
position of HK$2,804.8 million would become netmant assets position of HK$22,285.3 million.

The Group believes that the net current liabilifsition as at 31st December, 2017 would not reaxerse
financial effect to the Group’s liquidity or geagiposition and the Group has ability to continua gsing concern.
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Securities Investments

The Group’s strategy is to maintain securities steent portfolio for treasury management and inuesisted
securities investments and treasury products withdive yield and good prospect in order to bratgble and
satisfactory return in long run. During the Yedre tGroup made a substantial investment in shareShofa
Evergrande owing to its encouraging operating dathcompletion of redemption of all its perpetuahtbs during
the Year which implied improvement in the profitéiiof China Evergrande. The Group also acquiredds mainly
issued by overseas financial institutions and PR€keU real estate companies. It is expected thaEuhapean
banking sector has been facing a more stable galgnvironment and ongoing economic recovery &@-Based
real estate companies will continue to benefit framstrong property market with an apparently rising
macroeconomic growth in the PRC. Meanwhile, theugrdivested the SIB Shares because the Group dxetieat,
among other things, the challenging environmentigin management and the reduction of local enteepridebt
burdens in the PRC banking industry which led ®glummet in market price of the SIB Shares.

The respective securities investments under differategories are elaborated below.

Listed Equity Investments at Fair Value Throughedtbomprehensive Income

During the Year, the Group disposed of the SIB&hidnrough disposal of a subsidiary, details ofdheat Captain
Disposal are disclosed in paragraph headed “Dispo$&ubsidiaries to Connected Persons” above.

During the Year, the Group has acquired 857,541sb@@es of China Evergrande at a total consideréticluding
transaction costs) of HK$13,182.4 million, aftedisu) the fair value gain of HK$9,928.3 million fthre Year, the
carrying amount of listed equity investment catéggt as financial assets measured at FVTOCI was2dK$0.7
million as at 31st December, 2017. China Evergrasmgencipally engaged in development of largdesoasidential
properties and integrated commercial propertiegherPRC.

Listed Investments and Treasury Products at Falu&’@hrough Profit or Loss

As at 31st December, 2016, the carrying amountisedbonds presented as financial assets measurs@ BL was
HK$14,952.9 million. During the Year, the bondstfalio was decreased by a net disposal of HK$4 8dllion.
After adding the fair value gain of HK$600.3 milidor the Year, thebonds portfolio of the Group became
HK$10,738.8 million as at 31st December, 2017, Wharmed part of the Group’s cash management #sietviAs

at 31st December, 2017, the bonds portfolio coragdrid bonds issued by overseas financial institstiaf 62.7%,
PRC-based real estate companies of 30.2% and wotHestries of 7.1%. They are denominated in differe
currencies with 95.5% in US$, 4.3% in GBP and 0i@%UR. The bonds denominated in US$ carry at firatd
range from 4.750% to 13.250% per annum of whiclonat amount of US$1,181.0 million are callables tonds
denominated in GBP carry at fixed rate range fraB75% to 7.250% per annum are callable and the bond
denominated in EUR carries at fixed rate of 12.5@annum is callablés at 31st December, 2017, the bonds
portfolio comprised of 38onds (2016: 73 bonds); in terms of credit rating, investment grade, non-investment grade
and unrated were 10 bonds, 22 bonds and 7 bond$§:(20 bonds, 28 bonds and 15 bonds) respectivetgrms

of maturity, 27 bonds (2016: 32 bonds) were comtitigconvertible bonds issued by overseas finairgstitutions

of which 25 bonds (2016: 28 bonds) were perpetoditae remaining 2 bonds (2016: 4 bonds) will mainr2023
(2016: between 2022 to 2026). 12 bonds (2016: 4d&owere issued by issuers other than overseascial
institutions of which 4 bonds (2016: 17 bonds) weeepetual and the remaining 8 bonds (2016: 24 $owd|
mature between 2018 to 2046 (2016: between 202816).

As at 31st December, 2017, the portfolio of listedurities investments and treasury products of 33&19.5
million (2016: HK$19,512.6 million) comprised (aprds (financial assets measured at FVTPL (non-otiaed
current assets in aggregate)) of HK$10,738.8 mil{R016:HK$14,952.9 million); and (b) listed equity investment
(financial assets measured at FVTOCI) of HK$23,118illion (2016: HK$4,559.7 million), representit.4%
(2016: 42.6%) of total assets.

Unlisted Securities Investments

The Group had committed to make a capital contdbubf US$100.0 million (equivalent to approximatel
HK$781.7 million) in the Cayman Islands Partnerstfig at 31st December, 2016, the carrying amourg wa
HK$584.5 million. During the Year, the Group hastibuted US$0.9 million (equivalent to approximatd K$7.2
million) (net of recallable distribution) less réged distribution of US$3.0 million (equivalent &pproximately
HK$23.4 million) (which was included in financisgdsets measured at FVTOCI), after adding the fadirevgain for
the Year of HK$9.9 million (which was recognisedfimancial assets measured at FVTOCI reserve)cénging
amount was HK$578.2 million as at 31st Decembet/2€epresenting 1.0% (2016: 1.3%) of total assets.
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Risk Management

The Group has established adequate risk managemgdures 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 31srblser, 2017 and 2016 were 1,907,619,079.
Debt and Gearing

As at 31st December, 2017, the Group’s bank anerdibrrowings (including loan from a director) amted to
HK$18,308.5 million (2016: HK$14,591.4 million). €& and deposits at banks amounted to HK$659.4omilli
(2016: HK$1,070.5 million), pledged deposits amednto HK$263.5 million (2016: HK$943.7 million) amabt
borrowings amounted to HK$17,385.6 million (201&%12,577.2 million).

Total debt to equity ratio was 50.2% (2016: 48.8% net debt to equity ratio was 47.6% (2016: 42, 1%ich are
expressed as a percentage of total borrowingsyeirtabrrowings, respectively, over the total eqaftitK$36,493.0
million (2016: HK$29,899.9 million). The increase hoth ratios was mainly due to increase in toddtcnd net
debt during the Year.

If the listed securities investments and treasuoglpcts of HK$33,849.5 million (2016: HK$19,512.dlion) are
included, there would be a net cash position of HK$63.9 million (2016: HK$6,935.4 million).

As at 31st December, 2017, the Group’s bank anet tbrrowings (including loan from a director) ok$t18,308.5
million, 69.7%, 10.6%, 12.9% and 6.8% were repagatthin 1 year, 1 to 2 years, 2 to 5 years and &wears
respectively. Of which the Group’s bank and othemdwings were denominated in HK$ (71.7%), GBP 426).
and US$ (1.9%). HK$, GBP and US$ securities investsiwere hedged by HK$, GBP and US$ borrowings. Th
Group’s bank borrowings in HK$ and GBP were caraethterest rates calculated mainly with referetacklong
Kong Interbank Offered Rate (“HIBOR#nd London Interbank Offered Rate respectively; other borrowings were
carried at interest rates calculated with refereaa®st of fundand HIBOR; and loan from a director was interest-
free. As at 31st December, 2017, all the Groupisdwings were on floating rate basis (except fanldrom a
director). No hedging for interest rate is subsistethe end of the reporting period.

Pledge of Assets
As at 31st December, 2017, the Group had pledgetbttowing assets with their respective carryimgoants:

(&) The Group’s investment properties of HK$14,234 . 3ion and bank deposits of HK$209.7 million (2016:
investment properties of HK$10,231.4 million, staxfkproperties of HK$858.4 million and bank depesit
HK$77.3 million) were pledged to the Group’s batiksecure general banking and loan facilities gt the
Group.

(b) The Group’s bonds and listed equity investmentS\&EOCI with carrying amounts of HK$33,176.6 million
(2016: HK$18,713.3 million) and cash deposits of#3R.8 million (2016: HK$866.4 million) were pledgex
the Group’s financial institutions to secure margimd securities facilities granted to the Groupespect of
securities transactions, of which HK$9,873.7 milli2016: HK$9,893.3 million) was utilised as at 31s
December, 2017 as borrowings due within one year.

(c) Interests in certain subsidiaries of the Comparveligeen pledged as part of the security to se@staie bank
borrowings granted to the Group.

Financial and Interest Income/Expenses

Interest income was included in revenue, othernmmea@and investment income. Interest income for thar Yvas
HK$1,691.7 million, representing a decrease of @8®¥er last year of HK$2,766.6 million.

Finance costs included interest expenses on bank and other borrowings; exchange difference on translation of foreign
currency otheborrowings; and arrangement fee and facility and commitment fee expenses. Interest expenses for the
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Year amounted to HK$234.6 million, representingramease of 3.1% over last year of HK$227.5 millibrierest
capitalised for the Year was HK$0.1 million as camgd to HK$2.5 million for last year. The increasénterest
expenses was mainly due to increase in averagedsalaf other borrowings despite of the decreaskaink
borrowings following certain disposals of subsigiarduring the Year and the year of 2016. The @esnaterest
rate over the year under review was 1.55% (20B2%), which was expressed as a percentage ofriteadst paid
over the average total interest-bearing borrowings.

Remuneration Policies, Share Option Scheme and ShaAward Scheme

As at 31st December, 2017, the Group employedhdd528 staff (2016: 552 staff) in Hong Kong imding about
254 staff (2016: 257 staff) employed under thetesteanagement company in Hong Kong and no empi@@ks:
4 staff) in the offices in Mainland China.

Employees were remunerated on the basis of theforpeance, experience and prevailing industry pcact
Remuneration packages comprised salary and yeadmsgdetionary bonus based on market conditions and
individual performance. The executive Directorstoured to review employees’ contributions and tovinte them
with necessary incentives and flexibility for thbetter commitment and performance. No share ogttbeme was
adopted during the Year.

The Company had adopted a share award scheme ¢‘8hard Scheme”) in 2009. The Share Award Schenw is
recognise and reward certain employees for theitritmtions to the Group and to give long-term imees for
retaining them for the continued operations ancetigpment of the Group. Details of the Share Awarle®ne were
set out in the Company’s circular dated 23rd Deam®008. No share was granted under the Shared/8areme
during the Year.

United Kingdom and Mainland China

The Group further acquired an investment properthe United Kingdom in May 2017. As at 31st DecemB017,
the Group’s investment properties in the Unitedgdiom with carrying amount of GBP878.3 million (eealent to
approximately HK$9,231.2 million) (2016: GBP690.1limn (equivalent to approximately HK$6,586.0 rokh))
contributed a net profit of HK$291.5 million (20118K$507.6 million) to the Group for the Year, th@fit mainly
included in gross profit, fair value changes orestment properties, finance costs and taxation. &8Range gain
of foreign operations included in other comprehem@ncome for the Year amounted to HK$385.6 mill{@016:
loss of HK$554.0 million). As at 31st December, 20the Group’s net investment in the United Kingdmmounted
to HK$5,095.2 million (2016: HK$3,609.2 million)peesenting 14.0% (2016: 12.1%) of the Group’s tetplity.

Profit contribution from the Group’s investment Mainland China (mainly included in gross profitjrfaalue
changes on investment properties, gain on dispdsaubsidiaries, share of results of associatestaxation) for
the Year amounted to HK$68.6 million (2016: HK$36&illion). Renminbi exchange gain of foreign opmas
included in other comprehensive income (includinare of an associate) for the Year amounted to Hi3illion
(2016: loss of HK$28.1 million). The Group’s netv@stment in Mainland China as at 31st Decembery 201
amounted to HK$533.3 million (2016: HK$749.5 mitijorepresenting 1.5% (2016: 2.5%) of the Grouptalto
equity.

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 itmesnt properties in Hong Kong and Mainland Chinata31st
December, 2017 and 2016 were carried out by B.praigals, independent qualified professional valker the
investment properties in the United Kingdom, theperty valuations as at 31st December, 2017 an@ 2@&te
carried out by Peak Vision Appraisals, another freshelent qualified professional valuer. Their vétuzsd were
based on investment method and/or direct comparisethod as the valuation methodologies and werd imse
preparing 2017 final results.

The Group’s investment properties were valued aBHi650.0 million (2016: HK$12,887.3 million), a2%b
increase over 2016 after adjusted for the additidisposals and exchange adjustments of investpreperties
during the Year. The increase in fair value of HE$% million was recognised in the consolidatedestent of
comprehensive income for the Year. The Group dissesl an increase in fair value of investment pitagse of
associates of HK$84.0 million (adjusted deferredaedit of HK$1.8 million) for the Year.
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The increase in fair value of HK$564.5 million waainly derived from increase in fair value of HardoHouse.
The fair value change is a non-cash item and willaffect the cash flow of the Group.

FINANCIAL INFORMATION

The financial information in this announcement doest constitute the Group’s consolidated finanstatements
for the Year, but represents an extract from tlomsesolidated financial statements. The final rasoftthe Group
for the Year have been reviewed by the Audit Coraaitf the Company.

Scope of work of HLB Hodgson Impey Cheng Limited

The figures in respect of the Group’s consolidastatement of financial position, consolidated stetet of
comprehensive income, and the related notes thfretbe Year as set out in the preliminary annewmnent have
been agreed by the Group’s auditors, HLB HodgsgoeyrCheng Limited, to the amounts set out in theus
audited consolidated financial statements for th&YThe work performed by HLB Hodgson Impey Chieingjted

in this respect did not constitute an assurancagargent in accordance with Hong Kong Standardsumfitiig,
Hong Kong Standards on Review Engagements or Hamg Standards on Assurance Engagements issueé by th
HKICPA and consequently no assurance has been ssqutdoy HLB Hodgson Impey Cheng Limited on the
preliminary announcement.

BUSINESS REVIEW
Hong Kong Property Investment
Rentals from investment properties continued totee of the major sources of our income.

During the Year, the average occupancy rate ofllops of Causeway Place was approximately 89.66%.

Olympian City 3 (25% interest), the retail mall Tthe Hermitage residences in West Kowloon, the a@eera
occupancy rate was approximately 96.43% during/éeae.

Coronation Circle (15% interest), the retail mall The Coronation residences in West Kowloon, theragye
occupancy rate was approximately 70.20% during/éeae.

The average occupancy rate for the Group’s offiopgrty, Harcourt House was approximately 91.80%nduhe
Year.

Hong Kong Property Development
In general, the Group’s development projects haenlprogressing satisfactorily.

One South Lane is located in the Western Distridtenjoys close proximity to the HKU MTR Statiohisla luxury
residential/retail tower with a total gross flooea of around 41,353 square feet which providegSi2lential units.
As at 31st December, 2017, all residential uniteeveeld and handed over to individual purchasers.

55 Conduit Road (70% interest) is a luxury residétevelopment in Mid-Levels West with total residial gross
floor area of around 87,800 square feet which plewB5 residential units. As at 31st December, 2R vesidential
units were sold and handed over to individual paseins, representing 97.14% of total units. 1 resiaeunit was
contracted for sales subsequent to the Year.

The Hermitage (25% interest) is one of the Groypiat venture development projects in West Kowlodn.
comprises 6 residential tower blocks and providesggregate 964 residential units and retail ptasewith a total
gross floor area of around 1,095,980 square feeatB81st December, 2017, 99.79% of total unitewetd.

The Coronation (15% interest) is another joint uemtdevelopment project of the Group in West Kowilott

comprises 6 residential tower blocks and providesggregate 740 residential units and retail ptasewith a total
gross floor area of around 650,600 square feeatA4d st December, 2017, 99.86% of total units gete.
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Kwun Tong Town Centre Project (Development Areas@ 3) (10% interest) is a joint venture developnpeoject

of the Group awarded by the Urban Renewal Authdtiytotal site area is approximately 234,160 sgfeet. Total
gross floor area of around 1,853,561 square fdebavideveloped. 4 residential tower blocks wit@9B, residential
units in aggregate will be built and will be lauedhin two phases. Excavation and lateral supporksvand pile
cap works were completed. Superstructure worksnapeogress. As at 31st December, 2017, the presalsent
applications of both phases were pending for afgrdivis expected that the presale will be laumcimethe second
half of 2018. The whole project will be completedhe first quarter of 2021.

In February 2017, the Group disposed the compaidirftpthe property development situated at No. b2l Fai
Terrace.

Mainland China Property Investment

Hilton Beijing (50% interest), a five-star interiwatal hotel having 502 rooms, average occupanoy ves
approximately 77.17% for the Year.

Oriental Place (50% interest), a 10-storey offieglding next to Hilton Beijing, average occupan@ter was
approximately 98.17% for the Year.

In February 2017, the Group disposed the compdroklng 79 retail outlets with a total area of appmately
29,000 square feet in Lowu Commercial Plaza, Shemzhhe average occupancy rate of such retailtsute the
Year immediately before disposal was approxima@81¥2%.

Overseas Property Investment
The Group’s investment properties in the Unitedgdiom were fully let during the Year.

River Court is a Grade A freehold office buildinguated at 116-129 Fleet Street, London, Unitedgdiom. It
provides a total net internal area of approximade¥,324 square feet, together with certain cakipgrspaces.

“14 St George Street” is a Grade A freehold offieelding located in London, United Kingdom. The Iding
comprises approximately 51,861 square feet of ®ficcommodation arranged over lower ground, gramadfour
upper floors.

“61-67 (odd) Oxford Street and 11-14 Soho Stregtaimixed use freehold building located in Londdnited
Kingdom, comprising approximately 55,162 squard faeaggregate. The building provides retails, aafiand
residential accommodation, occupying approximaddy850 square feet, 13,735 square feet and 7,5&fesdeet
respectively, over lower ground, ground and sixasgfoors.

“11 and 12 St James’s Square and 14 to 17 Ormortti ¥aa mixed use freehold building located in don, United
Kingdom. The building provides around 80,000 squfast Grade A office accommodation arranged ovesefo
ground, ground and six upper floors. The Group &eduhe holding company of this property in MaylZz0

Securities Investments

The Group’s strategy is to maintain securities streent portfolio for treasury management, as at Bésember,
2017, comprised of bonds and listed equity investmehe Group’s primary objectives when managingtehare
to safeguard the abilities of the entities in thiewp to continue as a going concern, so that icoatinue to provide
returns for shareholders of the Company. The Geosategy for future investments is to invest idiveersified
portfolio to minimise risks with attractive yieldood liquidity and issuers from reputable entit&sas to maintain
a healthy financial status and grasp every gooelstmeent chance. No investments are made for speeybarposes.

The gain recognised on such securities investnfenthe Year was approximately HK$1,708.7 milli@etails of
the performance of securities investment are diedainder “Financial Operation Review” of this ammcement.

The Group will continue to closely monitor its dolio of securities investments to achieve satisfacreturns.
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OTHER INFORMATION AND EVENTS AFTER THE REPORTING PE RIOD

Disposal of Subsidiaries holding the Property Devepment situated at No. 12 Shiu Fai Terrace and Cegain
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, Mitlevels East, Hong Kong; and (ii) certain shops of Lowu Commercial Plaza located in
Shenzhen, the People’s Republic of China (the “BR&the companies wholly-owned by (i) Ms. Chanj-itan,
an associate of Mr. Joseph Lau, Luen-hung (the shiastantial shareholder and controlling sharemabdfiehe
Company) (“Mr. Joseph Lau”) and an associate oé@ors at the time of entering into relevant sale jpurchase
agreement (the “Win Kings Disposaljnd (ii) Mr. Lau, Ming-wai (“Mr. MW Lau”), the Chairman of the Board
and a Non-executive Director (the “Pinecrest Disfidgespectively. The Win Kings Disposal and thaderest
Disposal constituted major and connected transatd the Company under the Listing Rules and ei¢hem
was approved by the independent shareholders @dhgany at the special general meeting of the Gompeld
on 13th January, 2017. The Win Kings Disposal &edRinecrest Disposal were completed on 10th Febr2@l?
at the final consideration of approximately HK$8Billion and HK$352.2 million respectively. Detibf the Win
Kings Disposal and the Pinecrest Disposal werewwsn the Company’s announcement dated 5th Decer20&6,
circular dated 28th December, 2016 and announcetia¢ed 10th February, 2017.

Appointment of Executive Director

As announced on 13th February, 2017, the BoardiafggbMs. Chan, Hoi-wan (“Ms. Chan”) as an Exeoeitiv
Director with effect from 13th February, 2017.

Restructuring of Shareholding

On 1st March, 2017, after the distribution of b# shares in the Company indirectly held undeserdiionary trust
(the “Share Trust”) founded by Mr. Joseph Lau tdaie eligible beneficiaries of the Share Trust, MW Lau and
Ms. Chan (as trustee for her minor children) inctisehold shares representing approximately 24.9r%50.02%
of the total issued share capital of the Compangtdst March, 2017 respectively. Details of thetrecturing of
shareholding were set out in the announcemento€tmpany dated 1st March, 2017.

Disposal of a Subsidiary holding of Equity Interestin Shengjing Bank Co., Ltd. — Major and Connected
Transaction

The Group has on 15th March, 2017 entered intdeaa® purchase agreement, in relation to the dadpaf a
wholly-owned subsidiary of the Company that held,380,500 H shares in Shengjing Bank Co., Ltd.dS@ode:
2066) to the company wholly-owned by Ms. Chan (iBeeat Captain Disposal”). The Great Captain Digthos
constituted major and connected transaction ofGbmpany under the Listing Rules and was approvethey
independent shareholders of the Company at theasgmmneral meeting of the Company held on 4th N2&y.,7.
The Great Captain Disposal was completed on 23nd,J2017 at a consideration of approximately HK63%,%
million. Details of the Great Captain Disposal wee¢out in the Company’s announcement dated 1aticiM 2017,
circular dated 13th April, 2017 and announcemetaal23rd June, 2017.

Acquisition of Knightlights Property International S.A. holding a Property in the United Kingdom —
Discloseable Transaction

As announced on 7th May, 2017, the Group has oaty) 2017 (London time) entered into a sale andhmse
agreement, in relation to, inter alia, acquisitiohthe entire issued share capital of Knightligftsoperty
International S.A. (“KPI1”), a company that heldradhold property situated at 11 and 12 St Jamegiar® and 14

to 17 Ormond Yard, London, United Kingdom, with amlependent third party, at a cash consideration of
approximately GBP96.8 million (equivalent to apprmoately HK$966.0 million) and repayment of loan dioe
former shareholder on behalf of KPI of approximat®BP77.0 million (equivalent to approximately HK&s71
million) (the “Acquisition”). The Acquisition constited a discloseable transaction of the Compauguthe Listing
Rules. Completion of the Acquisition took placeith May, 2017 (London time).

Acquisition of Shares in China Evergrande Group

During the Year, the Group acquired 857,541,000eshimm China Evergrande Group (Stock Code: 3333 tatal
consideration (including transaction costs) of agpnately HK$13.2 billion in the open market. Latepdate on
the acquisition was set out in the announcemetiteo€Company dated 2nd January, 2018.
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Contract for Services — Continuing Connected Transetions

On 31st October, 2017, the Group entered into &&cifor services (the “Contract”) with Mr. Josdpdu, whereby
the Group agreed to provide to Mr. Joseph Lautegasiiministration services, sale administratiomises, property
management services, property administration sesyasset management and maintenance services sexmtces,
advisory and consultancy services and other ordisarvices for a term of 3 years commenced on bsehber,
2017. An announcement was made on 31st October, 201

At the time of entering into the Contract, Mr. Jolsd.au is the spouse of, and accordingly an assoofdvis. Chan
(an Executive Director and a trustee of the sulbisteshareholders of the Company). Therefore, Mseph Lau is
a connected person of the Company and the Cordratthe transactions contemplated thereunder tatesti
continuing connected transactions of the Comparleuthe Listing Rules.

Forfeiture of Unclaimed Dividends

As announced on 1st February, 2018, all divideratdagled on or before 17th August, 2011 remainingjaimed
on 28th February, 2018 will be forfeited and wélert to the Company.

PROSPECTS

The Group sees bright prospects for the Hong Kassgdential property market. Despite the local Gorent's
control measures as well as the interest ratebgistne U.S. Federal Reserve, there was no sigallifig house
prices throughout the Year. Looking ahead, in 2B, likely that the housing market will continte flourish
along with rising home prices and the impact ofeptill increase of interest rate on properties staskould be
moderate.

The Group is optimistic for its core businesses2Mi6 and 2017, the Group had been actively expgnoliir
property investment business through acquisitiocoofimercial buildings in the United Kingdom. Renzdly, all
investment properties of the Group in the Unitedd€iom were fully let during the Year. It is expetthat the
business of overseas property leasing will contiougring about stable and considerable revenuth®oGroup in
the coming year.

As for the business of securities investment, theu@ acquired shares in PRC-based enterprise thootighe Year
given the prosperous outlook of the PRC real estatestry demonstrated by the increase in shae i that
sector during the Year. The Group will continuectosely monitor the securities market and seizeyegeod
investment opportunity with a view to generatingipige returns.

In spite of disposals of several major assets 20d®, the Group’s financial condition remains sband stable.
In future, the Group will keep an eye on the propemnarkets, striving to expand its land bank angegtment
property portfolio at opportune times to attaingeerm sustainable growth.

CORPORATE GOVERNANCE

Throughout the Year, the Company had applied theciptes and complied with the code provisions aedain
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 Directors and Non-exetue Directors Attending General Meetings

Mr. MW Lau, a Non-executive Director (‘“NED”), wasable to attend the special general meetings attmepany
held on 13th January, 2017 and 4th May, 2@hd the annual general meeting of the Companydrelith May,
2017 (“AGM") as he had business engagement. Ms. Bawy Yuk-wai, another NED, was also unable tormtiéne
AGM as she was not in Hong Kong on that day. MdlliPhoh, Lai-ping, an Independent Non-executividator,
was unable to attend the AGM as she had busingsgiement.
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Code Provision E.1.2
— Chairman Attending Annual General Meeting

Mr. MW Lau, the Chairman of the Board, was unablattend the AGM as he had business engagementhdn,
Kwok-wai, the chairman of the Audit Committee ahd Remuneration Committee, was elected as thenchaiof
the AGM to ensure effective communication with gerlders of the Company at the AGM. Although thaiichan
of the Nomination Committee, Ms. Phillis Loh, Larg had not attended the AGM due to business emgagg all
other members of the Nomination Committee had dédrihe AGM.

MODEL CODE FOR SECURITIES TRANSACTIONS

The Company has adopted a code of conduct regassiogrities transactions by Directors on terms auith
deviation from the required standard set out inMelel Code for Securities Transactions by Directoir Listed
Issuers contained in Appendix 10 to the ListingdRuthe “Model Code”). All Directors, after speciénquiries by
the Company, confirmed that they had complied withrequired standard set out in the Model Codetlamdaid
code of conduct during the Year.

The Company has also adopted a code of conduatdiagasecurities transactions by relevant employgeterms
no less exacting than the required standard sehdbe Model Code. All the relevant employees (Relevant
Employees”) who, because of office or employmer likely to be in possession of unpublished ingndermation
in relation to the Group’s securities had been estpd to follow such code when dealing in the séesirof the
Company. All Relevant Employees, after specificugngs by the Company, confirmed that they had d@adpvith

the required standard set out in the said codeguhie Year.

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

During the Year, neither the Company nor any ofsitbsidiaries had purchased, sold or redeemed fatheo
Company’s listed securities.

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, 22nd February, 2018

As at the date of this announcement, the Board deatpMs. Chan, Sze-wan, Ms. Chan, Hoi-wan, MsnChak-
wan and Mr. Lam, Kwong-wai as Executive Directdvs, Lau, Ming-wai and Ms. Amy Lau, Yuk-wai as Non-
executive Directors, and Mr. Chan, Kwok-wai, MsillRhLoh, Lai-ping and Mr. Ma, Tsz-chun as Indegdent Non-

executive Directors.

Websitehttp://www.chineseestates.com

This results announcement is published on the weeb$ithe Company_(http://www.chineseestates.caord)the
HKExnews website (http://www.hkexnews.hk).

Results Highlights will also be posted on the Comyfsawebsite on 22nd February, 2018.
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