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CORPORATE INFORMATION (continued)
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RESULTS

The board of directors (the “Board”) of Chinese Estates Holdings
Limited (the “Company”) would like to announce the unaudited
consolidated interim results of the Company and its subsidiaries
(together, the “Group”) for the six months ended 30th June,
2016 (the "Period”) together with the comparative figures for the

corresponding period in 2015:—
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Chinese Estates Holdings Limited ([ AQR]|) 2 &
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CONDENSED CONSOLIDATED STATEMENT OF

COMPREHENSIVE INCOME

For the six months ended 30th June, 2016

Revenue
Cost of sales

Gross profit

Other income

Investment income, net

Administrative expenses

Other expenses

Gain (loss) on disposals of equipment, net
Fair value changes on investment properties
Finance costs

Other gains and losses, net

Share of results of associates

Profit before tax
Income tax expense

Profit (loss) for the period

Other comprehensive (expenses) income
Items that will not be reclassified to

profit or loss

Fair value changes on financial assets
measured at fair value through
other comprehensive income

Share of other comprehensive
expenses of associates

—hFERBZHLBRETF: —
HHGE2EKERE
BE—F-—ANFANA=1THIEANER

Six months ended 30th June,
BEAB=1+HLEAEA

2016 2015
—EB—XE —E—RF
Notes HK$'000 HK$'000
Bt & FET FET
(Unaudited) (Unaudited)
(REEX) (RgEZ)
WA 3 1,944,869 968,961
5 & AR (588,462) (201,286)
EF 1,356,407 767,675
H AW A 5 51,493 60,371
BEWNFE 6 1,170,183 181,529
THAX (192,835) (215,322)
HAth il 2 - (404)
HERE W= (BE)F8E 99 (1,646)
REWMEZ NTEE (891,210) (543,529)
M%BEA 8 (89,415) (185,408)
Hih e R EGEFRE 9 1,992,303 (97,018)
B(hE g N RIES 117,739 132,305
B 554 AT g A 3,514,764 98,553
FTgHi M 10 (352,087) (215,788)
RNEARE R A (B4R ) 7 3,162,677 (117,235)
Htt2mE (ZH) W
TEE 7 BEZEmEE
330 H At 2 TH A 2 A R Bk
ANTEFEZCRMEE
LN EEE (2,336,029) -
B QR E M
FEZH (2) -
(2,336,031) -




CONDENSED CONSOLIDATED STATEMENT OF

COMPREHENSIVE INCOME (continued)
For the six months ended 30th June, 2016

Other comprehensive (expenses) income
(continued)
Items that may be reclassified
subsequently to profit or loss
Fair value changes on available-for-sale
investments
Exchange differences on translation of
foreign operations
Reclassification adjustment related to
foreign operation disposed of
during the period
Share of other comprehensive (expenses)
income of associates

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

Total comprehensive income (expenses)
for the period

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

Total comprehensive income (expenses)
for the period attributable to:
Owners of the Company
Non-controlling interests

Earnings (loss) per share (HK$)
Basic and diluted
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Six months ended 30th June,
BEANAB=1+THLEAEA

2016 2015
—B-R"% —FT-IF
Notes HKS$'000 HK$'000
B = FET T
(Unaudited) (Unaudited)
(REEX) (REEEZ)
- (11,533)
(265,049) 23,868
9,053 —
(2,419) 1,325
(258,415) 13,660
(2,594,446) 13,660
568,231 (103,575)
2,931,016 (115,384)
231,661 (1,851)
3,162,677 (117,235)
336,570 (101,724)
231,661 (1,851)
568,231 (103,575)

12
1.537 (0.061)




CONDENSED CONSOLIDATED STATEMENT OF
FINANCIAL POSITION

AR MR | R

At 30th June, 2016 R-ZE—ANEXNA=+H
30th June, 31st December,
2016 2015
—E-XEF —T—hF
ANB=+H +ZA=+—H
Notes HKS$'000 HK$'000
B 5 FET FET
(Unaudited) (Audited)
(REER) (K FE%)
Non-current assets ERBEE
Investment properties KREWE 13 12,487,131 21,941,263
Property, plant and equipment Y ER NN 48,261 50,540
Intangible assets BILEE - -
Goodwill EES 14 322,938 322,938
Interests in associates - WNSIE 15 2,059,036 3,770,476
Advances to associates ﬁﬂﬁ Bt R RIFIA 16 78,732 55,482
Available-for-sale investments FEKRE 17 - 743,649
Financial assets designated as at ?EE%?E%@?E?&M&E%
fair value through profit or loss $TﬁZiﬂ:§F - 798,489
Financial assets measured at fair value BBEBETUARMKRAFE
through profit or loss EZERMEE 18 463,741 -
Financial assets measured at fair value ﬁi@ﬁ@’i@ﬂﬁlﬁé%&ﬁﬂ
through other comprehensive income NFEFEZEHBEE 19 5,421,490 -
Advances to investee companies BB ERNFRIE 423,584 413,579
Advance to a non-controlling shareholder B — R FEIE IR AR R FIE 14,908 14,908
Other receivables H {th B U BR 18 20 7,344,707 3,998,358
Deferred tax assets FEERRIBE E 3,715 4,280
Pledged deposits EIRF 72,666 24,557
28,740,909 32,138,519
Current assets REBEE
Stock of properties MEFE 2,181,865 2,595,987
Available-for-sale investment FERE 17 - 67,625
Investments held-for-trading BIEEBEZRE 39,337 364,244
Financial assets designated as at ?amﬁLﬂTE 5 DA F= B
fair value through profit or loss ANFEZEMEE - 10,270,781
Financial assets measured at fair value BBERUARKRAFEE
through profit or loss AEZEREE 18 9,229,940 -
Financial assets measured at fair value iﬂﬁﬁﬂi@ﬂﬁ( 5 DA S B
through other comprehensive income NFEFEZEHEE 19 53,801 -
Inventories FE 2,293 2,533
Debtors, deposits, other receivables and JEURERIE & - HibEUR
prepayments ARIE R FE T KIB 20 5,798,622 3,366,415
Securities trading receivables and deposits JE W 78 7522 5 BRTE R E K 263,032 86,175
Tax recoverable AT Y 18] Fi =X 3,956 3,955
Pledged deposits ERER 994,394 178,193
Time deposits, bank balances and cash TFHGFH FRITEHRERS 1,898,509 2,849,807
Sales proceeds held by stakeholders RE APTHH & P15 R 454,057 1,891,712
20,919,806 21,677,427
Assets classified as held for sale I RBEHECEE 21 10,681,698 9,239,271
31,601,504 30,916,698




CONDENSED CONSOLIDATED STATEMENT OF

FINANCIAL POSITION (continued)
At 30th June, 2016

Current liabilities
Creditors and accruals

Securities trading and margin payable

Deposits and receipts in advance
Tax liabilities

Borrowings

Provisions

Liabilities directly associated with
assets classified as held for sale

Net current assets

Total assets less current liabilities

Equity attributable to owners of
the Company
Share capital
Properties revaluation reserve
Securities investments reserve

Financial assets measured at fair value

through other comprehensive
income reserve

Statutory reserve

Other reserve

Special reserve

Capital redemption reserve

Translation reserve

Amounts recognised in other
comprehensive income and
accumulated in equity relating to
non-current assets held for sale

Retained profits
— declared/proposed dividends
— others

Non-controlling interests

Total equity

HEE &
1 BRI 21

HARS MR R ER (&)
RZB-ANEFANA=TH

Notes

B

22

BN EHFR %BEIE)SU%”V\

e MIBWFHIA
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faE

g

23

BRI ELEZEE

HEMEBZAE

RBEEFE
EERABEBRRBAE

21
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i 75 A (i 1
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ﬂﬁﬁiﬁw 5 DA S R
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Ry ) e 5
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[ 5 i 48

ERAFELEZERDEE
m/\fﬂiﬁj& Epﬁgnm
EY VN e Sl O

R & 4 A

—BIk/ BRI S

—Hftp

FERES
IR A fE 2 4L BR

30th June, 31st December,
2016 2015
—E—-XEF —E—RF
RAA=tH +ZA=+—H
HK$°000 HK$'000
F#ET FET
(Unaudited) (Audited)
(REEZX) (KEHE%)
379,039 1,081,746
6,589,452 11,181
677,033 2,106,924
332,603 239,906
7,609,428 8,651,773
467 1,249
15,588,022 12,092,779
4,870,102 1,857,996
20,458,124 13,950,775
11,143,380 16,965,923
39,884,289 49,104,442
190,762 190,762
98,162 98,162
- 16,044
(2,222,594) -
668 24,028
(2,407) (2,407)
2,499,685 2,499,685
138,062 138,062
(413,608) (155,193)
- 127,054
10,186,686 19,076
26,433,386 37,292,327
36,908,802 40,247,600
249,423 77762
37,158,225 40,325,362




CONDENSED CONSOLIDATED STATEMENT OF

FINANCIAL POSITION (continued)

At 30th June, 2016

Non-current liabilities
Borrowings
Amounts due to associates

Amounts due to investee companies
Amounts due to non-controlling shareholders

Deferred tax liabilities

FRBEE

e
R

NSSY: A NCIE /]
REEZREREK
RE IR IR FRIR
EXLEHRBAE

HARS MR R ER (&)
RZB-ANEFANA=TH

30th June, 31st December,

2016 2015

—EB-RF —T-RF
ANA=+H +ZA=+—H

Notes HK$’000 HK$'000
B 5 FET FET
(Unaudited) (Audited)
(REER) (fe&E=Z)

23 2,416,381 5,880,000
25 119,819 1,789,647
prz] 25 - 27,085
25 99,003 523,768
90,861 558,580

2,726,064 8,779,080

39,884,289 49,104,442




CONDENSED CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

EHRERAEZEEB R

For the six months ended 30th June, 2016
BE-—E—-ANFNA=1+HIEANEA

At 1st January, 2015 (audited)

Loss for the period

Other comprehensive (expenses) income for the period

Total comprehensive (expenses) income for the period

PRC statutory reserve
Final dividend for 2014 paid

Special interim dividend for 2015 declared and

paid subsequently

At 30th June, 2015 (unaudited)

Profit (loss) for the period

Other comprehensive (expenses) income for the period

Total comprehensive (expenses) income for the period

PRC statutory reserve

Release of reserve upon disposals of subsidiaries

Interim dividend for 2015 paid
Special interim dividend for 2015 paid

At 31st December, 2015 and 1st January, 2016

(originally stated) (audited)

Effect on early adoption of Hong Kong Financial
Reporting Standard 9 (2014) (net of tax)

At 1st January, 2016 (restated)

Profit for the period

Other comprehensive expenses for the period

Total comprehensive (expenses) income for the period
Release of reserves upon disposals of subsidiaries
Dividend paid to a non-controlling shareholder

Final dividend for 2015 paid
Special interim dividend for 2016 paid

At 30th June, 2016 (unaudited)

RZE-RF-A—H(KE%)

THEEE
AERz A2 () ki

AEEz2E (XH) hERE
FEEERA
EN-E-WERERE
EERMERRNZ-F—0F
RHIRERE

RZZ-RFAAZ+B (REER)

THEE (B])
AERz AL 2E (H) ki

AHRZz2E () RERE
PEETERE
REERBRRREE 2 @R
ENZF-AFTHRE
ENZZ-RERAITHKE

R-Z-AF+-A=+—-H8EK
ZE-R"E-A-H(R%EZ)
(&%)

REFMBBUVBREERE5H
(0145 ) 2 Z & (BFifz)

RZE-RE-A—-RA(E&7)

REREN
AERABEEXH

AHRZ2E () RERE
REENBARNEE A
BN —REERRRES
ENZF-EERERE
BRZZ-REFHIPARE

RZB-REXAZTH (REER)

Attributable to owners of the Company

ARAEFAZBERSER
Financial assets
measured
at fair value
Properties Securities through other
Share revaluation investments comprehensive Statutory
capital reserve reserve income reserve reserve
BREMZEKE
URBRATE
FEZER
LAEN NEEMLRE BERERE BEZRE EERE
HK$'000 HK$'000 HK$000 HK$000 HK$'000
FAET FET FET FET FET
(note (i) (note (i) (note (ii))
GE0)) GE0)) GEIO)
190,762 225216 41,022 - 53,650
- - (11,533) - -
- - (11,533) - -
- - - - 41
190,762 225216 29,489 - 53,691
- (127,054) (13,445) - -
- (127,054) (13,445) - -
- - - - 2,546
- - - - (32,209)
190,762 98,162 16,044 - 24,028
- - (16,044) 113,437 -
190,762 98,162 - 113,437 24,028
- - - (2,336,031) -
- - - (2,336,031) -
- - - - (23,360)
190,762 98,162 - (2,222,594) 668



CONDENSED CONSOLIDATED STATEMENT OF CHANGES IN EQUITY (continued)
HRGREREAEZEH R (&)
For the six months ended 30th June, 2016
BE-_E—-ANEFNAF=1+HILENEA

Attributable to owners of the Company

ARNREFAZEERSESR
Amounts
relating to
Capital non-current Non-
Other Special redemption Translation assets Retained controlling Total
reserve reserve reserve reserve held for sale profits Total interests equity
BRREHES
FRBEE
Hitt BERE BEARE EXfA ZHE REEF B FERES REEZLE
HK$000 HK$000 HK$000 HK$000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TET TET T FET TET TET T T FET
(note (ii)) (note (iv)) (note (v))
GEO) (BizE(v)) GEION
(2,435) 2,499,685 138,062 1,026,504 - 37,394,888 41,567,354 85,239 41,652,593
- - - - - (115,384) (115,384) (1,851) (117,235)
10 - - 25,183 - - 13,660 - 13,660
10 - - 25,183 - (115,384) (101,724) (1851) (103,575)
_ . . _ . (41 - - -
- - - - - (19,076) (19,076) - (19,076)
- - - - - (4,959,810) (4,959,810) - (4959,810)
(2,425) 2,499,685 138,062 1,051,687 - 32,300,577 36,486,744 83,388 36,570,132
- - - - - 7,842,592 7,842,592 (5,626) 7,836,966
18 - - (1,206,880) 127054 - (1,220,307) - (1,220,307
18 - - (1,206,880) 127,054 7,842,592 6,622,285 (5,626) 6,616,659
- - - - - (2,546) - - -
- - - - - 32,209 - - -
- - - - - (572,286) (572,286) - (572,286)
- - - - - (2,289,143) (2,289,143) - (2,289,143)
(2,407) 2,499,685 138,062 (155,193) 127,054 37,311,403 40,247,600 77762 40,325,362
- - - - - 61,553 158,946 - 158,946
(2,407) 2,499,685 138,062 (155,193) 127,054 37,372,956 40,406,546 77762 40,484,308
- - - - - 2,931,016 2,931,016 231,661 3,162,677
- - - (258,415) - - (2,594,446) - (2,594,446)
- - - (258,415) - 2,931,016 336,570 231,661 568,231
- - - - (127054) 150,414 - - -
_ _ _ - - - - (60,000) (60,000)
- - - - - (19,076) (19,076) - (19,076)
- - - - - (3,815,238) (3,815,238) - (3,815,238)
(2,407) 2,499,685 138,062 (413,608) - 36,620,072 36,908,802 249,423 37,158,225




CONDENSED CONSOLIDATED STATEMENT OF
CHANGES IN EQUITY (continued)
For the six months ended 30th June, 2016

Notes:

0)

(i)

(iii)

(V)

V)

The carrying amount of the loss on fair value change of listed
equity investment included in financial assets measured at fair value
through other comprehensive income reserve was approximately
HK$2,314,494,000 as at 30th June, 2016 (31st December, 2015: in
securities investments reserve of nil).

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

The movement of other reserve for the period represented the release
of the negative reserve held by an associate of the Group upon the
disposals of the relevant properties.

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

Amount represented “Amount recognised in other comprehensive

income and accumulated in equity relating to non-current assets held
for sale”.

10

EHEERAEZEFTH XK (&)
BRE-—FE—-NFNA=Z+HIEANEA
MYt

() RZE—RFRA=Z+H ETRAREZRAFE
FEEEEMEL2,314,494,0008 LB BIEER
BEMEARENARBATEFECEREEY
BEN(ZE—RAE+-_A=+—H BIEEESL
REREBERNRT) -

(i) AEEREEFRBREPEARKME ([HE])E
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M8 A RDEEM B MROMRBR AN - T2 ET
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B IEAR R B T B M B QR M & AR Z250% %
EREBEDREHBEFEEE (WE)REH I
AEBERMBITRANLBRRTENBARZ

(i) REANZzEMRFEEESDERAEEZ —HBER
ARNEERFRMERBOMSAE 2 AERE-
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CONDENSED CONSOLIDATED STATEMENT OF

CASH FLOWS
For the six months ended 30th June, 2016

Net cash generated from operating activities

Net cash generated from investing activities
(Increase) decrease in pledged deposits
Contributions to available-for-sale
investments

Partial payment for purchase of a financial
asset measured at fair value through
other comprehensive income

Purchases of investment properties

Net cash inflow on disposals of subsidiaries

Deferred consideration received in respect
of disposals of subsidiaries in prior year

Other investing activities

Net cash used in financing activities
Bank loans and other loans repaid, net
Dividends paid
Other financing activities

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

Effect of foreign exchange rate changes

Cash and cash equivalents at 30th June

Analysis of the balances of cash and
cash equivalents
Time deposits, bank balances and cash
Bank balances and cash included in assets
classified as held for sale
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2016 2015
—E—-XE —E—FRF
HKS$000 HK8'000
FET TET
(Unaudited) (Unaudited)
(REEZ) (RE&EZ)
3,858,693 2,630,000
(951,819) 203,104
- (564,287)
(346,308) -
(3,554,052) -
3,696,330 2,206,293
1,562,500 -
520,545 199,935
927,196 2,045,045
(1,265,152)  (2,323,690)
(3,834,314)  (2,298,749)
(632,359) (240,450)
(5.731,825)  (4,862,889)
(945,936) (187,844)
2,862,041 4,742,903
(1,341) 3,665
1,914,764 4,558,724
1,898,509 4,513,606
16,255 45,118
1,914,764 4,558,724




NOTES TO THE CONDENSED CONSOLIDATED FINANCIAL
STATEMENTS
For the six months ended 30th June, 2016

1.

Basis of Preparation

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

These unaudited condensed consolidated financial statements have
been prepared under the historical cost basis, except for certain
properties and financial instruments, which are measured at their fair
values.

Application of New and Amended Hong Kong Financial
Reporting Standards (“HKFRSs”)

The accounting policies adopted in these unaudited condensed
consolidated financial statements for the Period are consistent with
those followed in the preparation of the Group's consolidated financial
statements for the year ended 31st December, 2015 except as
described below.

In the current period, the Group has applied, for the first time, the
following amendments to existing HKFRSs (“Amendments”) issued by
the HKICPA, which are effective for current accounting period of the
Group. The Amendments adopted by the Group in these unaudited
condensed consolidated financial statements are set out below:
HKFRSs (Amendments) Annual Improvements to
HKFRSs 2012-2014 Cycle

HKFRS 10, HKFRS 12 and
HKAS 28 (2011)
(Amendments)

Investment Entities: Applying the
Consolidation Exception

HKFRS 11 (Amendments) Accounting for Acquisitions of

Interests in Joint Operations

HKAS 1 (Amendments) Disclosure Initiative
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Application of New and Amended Hong Kong Financial
Reporting Standards ("HKFRSs") (continued)

HKAS 16 and HKAS 38
(Amendments)

Clarification of Acceptable Methods of
Depreciation and Amortisation

HKAS 16 and HKAS 41
(Amendments)

Agriculture: Bearer Plants

HKAS 27 (2011)
(Amendments)

Equity Method in Separate Financial
Statements

Amendments to HKAS 1 Disclosure Initiative

Amendments to HKAS 1 include narrow-focus improvements in
respect of the presentation and disclosure in financial statements. The
amendments clarify:

«  the materiality requirements in HKAS 1;

«  that specific line items in the statement of comprehensive
income and the statement of financial position may be
disaggregated;

»  that entities have flexibility as to the order in which they present
the notes to financial statements; and

«  that the share of other comprehensive income of associates
and joint ventures accounted for using the equity method must
be presented in aggregate as a single line item, and classified
between those items that will or will not be subsequently
reclassified to profit or loss.

Furthermore, the amendments clarify the requirements that apply
when additional subtotals are presented in the statement of financial
position and the statement of comprehensive income.

The application of the Amendments had no material effect on how
the results and financial position for the current or prior accounting
periods are prepared and presented. Accordingly, no prior period
adjustment has been required.

HKFRS 9 Financial Instruments
During the Period, the Group has early adopted HKFRS 9 (2014)
that is effective for annual periods beginning on or after 1st January,

2018. The Group has chosen 1st January, 2016 as its date of initial
application.
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Application of New and Amended Hong Kong Financial
Reporting Standards ("HKFRSs") (continued)

HKFRS 9 Financial Instruments (continued)
Accounting policies applied from 1st January, 2016

HKFRS 9 addresses the classification, measurement and recognition
of financial assets and financial liabilities. The final version of HKFRS 9
was issued in September 2014. It replaces the guidance in HKAS 39
“Financial Instruments: Recognition and Measurement” that relates to
the classification and measurement of financial instruments. HKFRS 9
retains but simplifies the mixed measurement model and establishes
three primary measurement categories for financial assets: amortised
cost, fair value through other comprehensive income (“FVTOCI") and
fair value through profit or loss (“FVTPL"). The basis of classification
depends on the entity's business model and the contractual cash
flow characteristics of the financial assets. Investments in equity
instruments (that are not held-for-trading) are measured at fair values
with an irrevocable election at inception to present changes in fair
value in other comprehensive income not recycling. There is now
a new expected credit losses model that replaces the incurred loss
impairment model used in HKAS 39. For financial liabilities, there
were no changes to classification and measurement except for the
recognition of changes in own credit risk in other comprehensive
income, for liabilities designated at FVTPL. HKFRS 9 relaxes the
requirements for hedge effectiveness by replacing the bright line
hedge effectiveness tests. It requires an economic relationship
between the hedged item and hedging instrument and for the
"hedged ratio” to be the same as the one management actually uses
for risk management purposes.

Financial Assets
(i) Classification

From 1st January, 2016, the Group classifies its financial assets
in the following measurement categories:

those to be measured subsequently at fair value (either
through other comprehensive income, or through profit or
loss), and

. those to be measured at amortised cost.

The classification depends on the entity's business model for
managing the financial assets and the contractual terms of the
cash flows.

For assets measured at fair value, gains and losses will either
be recorded in profit or loss or other comprehensive income.
For investments in debt instruments, this will depend on the
business model in which the investment is held. For investments
in equity instruments, this will depend on whether the Group has
made an irrevocable election at the time of initial recognition to
account for the equity investments (that are not held-for-trading)
at FVTOCI.

The Group reclassifies debt investments when and only when its
business model for managing those assets changes.
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Application of New and Amended Hong Kong Financial
Reporting Standards ("HKFRSs") (continued)

HKFRS 9 Financial Instruments (continued)

Accounting policies applied from 1st January, 2016 (continued)

Financial Assets (continued)

(i)  Measurement
At initial recognition, the Group measures a financial asset at
its fair value plus, in the case of a financial asset not at FVTPL,
transaction costs that are directly attributable to the acquisition of
the financial asset. Transaction costs of financial assets measured
at FVTPL are recognised in profit or loss.
Debt instruments
Subsequent measurement of debt instruments depends on the
Group's business model for managing the assets and the cash

flow characteristics of the assets. There are three measurement
categories into which the Group classifies its debt instruments:

Amortised cost: Assets that are held for collection of
contractual cash flows, where the assets’ cash flows
represent solely payments of principal and interest, are
measured at amortised cost. A gain or loss on a debt
investment that is subsequently measured at amortised
cost and is not part of a hedging relationship is recognised
in profit or loss when the asset is derecognised or impaired.
Interest income from these financial assets is included in
investment income using the effective interest rate method.

FVTOCI: Assets that are held for collection of contractual
cash flows and for selling the financial assets, where the
assets’ cash flows represent solely payments of principal
and interest, are measured at FVTOCI. Movements in the
carrying amount are taken through other comprehensive
income, except for the recognition of impairment gains
or losses, interest income and foreign exchange gains or
losses which are recognised in profit or loss. When the
financial asset is derecognised, the cumulative gain or loss
previously recognised in other comprehensive income is
reclassified from equity to profit or loss and recognised in
investment income/expenses. Interest income from these
financial assets is included in investment income using the
effective interest rate method.

FVTPL: Assets that do not meet the criteria for amortised
cost or FVTOCI are measured at FVTPL. A gain or loss on a
debt investment that is subsequently measured at FVTPL
and is not part of a hedging relationship is recognised
in profit or loss and presented net in the consolidated
statement of comprehensive income within investment
income/expenses in the period in which it arises.
Interest income from these financial assets is included in
investment income.
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Application of New and Amended Hong Kong Financial
Reporting Standards ("HKFRSs") (continued)

HKFRS 9 Financial Instruments (continued)

Accounting policies applied from 1st January, 2016 (continued)

Financial Assets (continued)

(i)

(iii)

Measurement (continued)

Equity instruments

The Group subsequently measures all equity investments at fair
value. Where the Group’s management has elected to present
fair value gains and losses on equity investments (that are not
held-for-trading) in other comprehensive income/expenses,
there is no subsequent reclassification of fair value gains and
losses to profit or loss. Dividends from such investments
continue to be recognised in profit or loss as investment income
when the Group's right to receive payments is established.

Changes in the fair value of financial assets measured at
FVTPL are recognised in investment income/expenses in the
consolidated statement of comprehensive income as applicable.
Impairment losses (and reversal of impairment losses) on equity
investments measured at FVTOC| are not reported separately
from other changes in fair value.

Impairment

The Group assesses on a forward looking basis the expected
credit losses associated with its assets measured at amortised
cost and FVTOCI. The impairment methodology applied depends
on whether there has been a significant increase in credit risk.

In accordance with HKFRS 9, the Group did not restate prior
periods and the cumulative effect of initially applying the standard
as an adjustment was recognised in either retained earnings or an
appropriate equity reserve as of the opening balance as at 1st January,
20176.
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Application of New and Amended Hong Kong Financial
Reporting Standards ("HKFRSs") (continued)

HKFRS 9 Financial Instruments (continued)

Accounting policies applied from 1st January, 2016 (continued)

Financial Assets (continued)

The following summarises the classification and measurement
changes for the Group's financial assets on Tst January, 2016, the

Group's date of initial application of HKFRS 9:

(i) Unlisted equity securities previously classified as available-for-

sale investments

The Group elected to present in other comprehensive
income changes in the fair value of all its unlisted equity
securities previously classified as available-for-sale
investments because these investments are not held-for-
trading. As a result, the financial assets were reclassified
from available-for-sale investments with original carrying
amount of approximately HK$794,693,000 to financial assets
measured at FVTOCI and were remeasured at fair value of
approximately HK$891,653,000. Fair value gain of approximately
HK$16,044,000 was reclassified from the securities investments
reserve to the financial assets measured at FVTOCI reserve
and additional fair value gain of approximately HK$97,393,000
(including share of other comprehensive income of associates
of approximately HK$433,000) was recognised in the financial
assets measured at FVTOCI reserve upon remeasurement on 1st

January, 2016.

(i) Club debentures previously classified as available-for-sale

investments

The Group elected to present in profit or loss changes in the
fair value of all its club debentures previously classified as
available-for-sale investments because the Group considered
their investment purpose at the date of initial application of
HKFRS 9. As a result, the financial assets were reclassified
from available-for-sale investments with original carrying
amount of approximately HK$16,581,000 to financial assets
measured at FVTPL and were remeasured at fair value of
approximately HK$78,134,000. Fair value gain of approximately
HK$61,553,000 was recognised in retained profits upon

remeasurement on Tst January, 2016.

(iii) Bonds previously classified as financial assets designated as at

fair value through profit or loss

The Group reclassified the financial assets designated as at fair
value through profit or loss to financial assets measured at FVTPL

and no change in their measurement on 1st January, 2016.
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Application of New and Amended Hong Kong Financial
Reporting Standards ("HKFRSs") (continued)

The Group has not early adopted the following new HKFRSs and
amendments to existing HKFRSs (“new and amended HKFRSs") that
have been issued but are not yet effective.

HKFRS 10 and HKAS 28
(2011) (Amendments)

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

HKFRS 15 Revenue from Contracts with
Customers?
HKFRS 16 Leases®

HKAS 7 (Amendments) Disclosure Initiative'

HKAS 12 (Amendments) Recognition of Deferred Tax Assets for

Unrealised Losses!

! Effective for annual periods beginning on or after 1st January,
2017

2 Effective for annual periods beginning on or after st January,
2018

3 Effective for annual periods beginning on or after Ist January,
2019

4 Effective for annual periods beginning on or after a date to be
determined

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

The amendments to HKFRS 10 and HKAS 28 (2011) address an
inconsistency between the requirements in HKFRS 10 and in HKAS
28 (2011) in dealing with the sale or contribution of assets between
an investor and its associate or joint venture. The amendments require
a full recognition of a gain or loss when the sale or contribution
of assets between an investor and its associate or joint venture
constitutes a business. For a transaction involving assets that do not
constitute a business, a gain or loss resulting from the transaction is
recognised in the investor's profit or loss only to the extent of the
unrelated investor's interest in that associate or joint venture.
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Application of New and Amended Hong Kong Financial
Reporting Standards ("HKFRSs") (continued)

HKFRS 15 Revenue from Contracts with Customers

HKFRS 15 establishes a new five-step model to account for revenue
arising from contracts with customers. Under HKFRS 15, revenue
is recognised at an amount that reflects the consideration to which
an entity expects to be entitled in exchange for transferring goods
or services to a customer. The principles in HKFRS 15 provide a
more structured approach for measuring and recognising revenue.
The standard also introduces extensive qualitative and quantitative
disclosure requirements, including disaggregation of total revenue,
information about performance obligations, changes in contract asset
and liability account balances between periods and key judgments and
estimates. The standard will supersede all current revenue recognition
requirements under HKFRSs. In September 2015, the HKICPA issued
an amendment to HKFRS 15 regarding a one-year deferral of the
mandatory effective date of HKFRS 15 to 1st January, 2018.

HKFRS 16 Leases

HKFRS 16 introduces a comprehensive model for the identification
of lease arrangements and accounting treatments for both lessors
and lessees. It distinguishes leases and service contracts on the basis
of whether an identified asset is controlled by a customer. Subject
to limited exceptions for short-term leases and low value assets,
distinctions of operating and finance leases are removed for lessee
accounting, and is replaced by a model where a right-of-use asset
and a corresponding liability have to be recognised for all leases by
lessees. However, the standard does not significantly change the
accounting of lessors.

The directors of the Company (“Directors”) are in the process of
assessing the potential impact of the new and amended HKFRSs but
are not yet in a position to determine whether the new and amended
HKFRSs will have a significant impact on how the Group's results of
operations and financial position are prepared and presented. The
new and amended HKFRSs may result in changes in the future as to
how the results and financial position are prepared and presented.
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Revenue

Revenue represents the aggregate amounts received and receivable
from property rental income, sales of properties held for sale, gain/
loss on sales of investments held-for-trading, hotel operation income,
commission from brokerage, settlement charges from brokerage and
cosmetic goods sold less returns, analysed as follows:

L' ON

WARRB W R ER 2 MEBRSRA - FEHEWE
ZHE HEREEEZRENRS BE EEXE
BRA BRMe BRERB 2R 5E B RIOE
BERZ(CHMEE DT

Six months ended 30th June,
BEANA=1THLAXEA

2016 2015

—EB-AE —T—-hF

HK$'000 HK$'000

FET FHET

Property rental income MEBS WA 482,046 760,380

Sales of properties held for sale FEHEWEZHE 1,480,363 146,981
(Loss) gain on sales of investments LEREEEZHRE

held-for-trading (E1E) = (24,351) 9,989

Hotel operation income BIEEB A - 41,724

Brokerage and cosmetic income B4 RS oAb st m 85 & WA 6,811 9,887

1,944,869 968,961

Operating Segments

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

The Group has six reportable segments — (i) property development
and trading; (ii) property leasing for retail; (iii) property leasing for
non-retail; (iv) listed equity investments at FVTOCI (2015: listed
available-for-sale equity investments); (v) listed investments held-
for-trading and treasury products; and (vi) unlisted investments,
investment holding and brokerage. The segmentations are based on
the information about the operation of the Group that management of
the Group uses to make decisions.

Principal activities are as follows:

Property development and

Property development and sales of trading properties

trading
Property leasing
— Retail - Property leasing from retail properties
— Non-retail - Property leasing from non-retail properties
Listed equity investments - Listed equity securities at FVTOCI
at Fv10CI (2015: listed equity securities in available-for-sale
(2015: listed available-for- investments)

sale equity investments)

Listed investments Listed securities investments in investments held-

held-for-trading and for-trading, over-the-counter trading and structured
treasury products products

Unlisted investments, - Unlisted securities investments, trading and brokerage
investment holding and
brokerage
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Operating Segments (continued)

The Group evaluates performance on the basis of profit or loss from
operations after tax expense and non-controlling interests but not
including the major non-cash items. The major non-cash items are
unrealised fair value changes on investment properties and other
properties together with their, if applicable, respective deferred tax. No
intersegment revenue is accounted for as the intersegment revenue is
mainly the rental income for administrative purpose.

Unallocated corporate assets mainly comprised leasehold land and
building for own use, deposit paid in respect of a property, advance to
a non-controlling shareholder, deferred tax assets, tax recoverable and
deferred considerations in respect of disposals of subsidiaries.

Unallocated corporate liabilities mainly comprised tax liabilities, bank
loans (excluding a bank loan originated in the United Kingdom),
amounts due to associates, amounts due to investee companies,
amounts due to non-controlling shareholders and deferred tax
liabilities (31st December, 2015: also included deposit received in
respect of disposal of a subsidiary).

The Group's measurement methods used to determine reported
segment profit or loss remain unchanged from 2015.

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

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

There were two major customers (2015: nil) who individually
accounted for over 10% of the Group’s revenue. Revenue of
approximately HK$377,836,000 and HK$333,909,000 (2015: nil)
were derived from property development and trading segment from
each of the two customers in Hong Kong.
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Operating Segments (continued)

Operating segment information is presented below:

Condensed Consolidated Statement of Comprehensive Income
For the six months ended 30th June, 2016

Major cash items excluding in revenue WA EEREER
~ Hong Kong &%

~ Other countries -EfER
Revenue
Revenue from external customers X E NEBEP 2K
- Hong Kong &k
- Mainland China N
- United Kingdom —%E

Revenue from external customers after REMBHERRER R

non-controlling interests SHBEPYA
Attributable property sales from associates  FEASH AR A £ 5

- Hong Kong &k
Attributable rental revenue from (- UNGVEE3E

associates/investee company iR N

- Hong Kong &k

- Mainland China —REAKE
Result ES
Segment result PREE

- Hong Kong &R

- Mainland China —EAKE

- United Kingdom ~EH

- Other countries -EtBR

Share of resuls of associates BEBEARRE
- Attributable property sales, net -EENEHEFR
- Hong Kong BB
- Attributable gross income *J‘ﬁﬁuﬁl}\ﬁ@ #
- Hong Kong
- Mainland China
- Attributable operating cost
- Hong Kong
- Mainland China
Non-controlling interests FEIERRAE Eﬁn

4, EENIE(E)
BESBRENEINNT:
BHFEEZERBERE
BE—F—AEXH=+HLANES
Listed
investments Unlisted
Property leasin Listed held-for-  investments,
Property Bm%ﬂﬁ g equity  tradingand investment
development investments treasury  holding and All other
and trading Retail Non-retail at Fvtocl products brokerage segments  Consolidated
5 REUEN  BEREZ FLARE
NERRE RRAYEZ  LWRER  REZRER ]
REE 2E *EE LakrkE HEER BLKRH AAR g8
HK$'000 HK$ 000 HKS$'000 HKS$'000 HK$'000 HK$ 000 HKS$'000 HK$ 000
TE7 TEx TET TEx TE7 TEx FET TEx
- - - - 6,014,754 - - 6,014,754
- - - - 1,346,222 - - 1,346,222
- - - - 1,360,976 - - 1,360,976
1,480,363 165,786 169,641 - (24,351) 1,989 4,822 1,798,250
- 23,834 19,036 - - - - 42,870
- 6,344 97,405 - - - - 103,749
1,480,363 195,964 286,082 - (24,351) 1,989 4,822 1,944,869
1,036,254 195,390 285,867 - (24,351) 1,989 4,822 1,499,971
635 - - - - - - 635
- 10,170 20,056 - - - - 30,226
- 34,411 4,309 - - - - 38,720
1,036,889 239,971 310,232 - (24,351) 1,989 4,822 1,569,552
929,352 164,757 176,814 189,653 348,001 491,901 12,415 2,312,893
- 21,276 16,637 - - 2,648 - 40,561
- 5,880 93,800 - - 88 - 99,768
- - - - 84,266 - - 84,266
929,352 191,913 287,251 189,653 432,267 494,637 12,415 2,537,488
528 - - - - - - 528
- 9,662 19,463 - - - 1,132 30,257
- 34,411 4,309 - - - - 38,120
- (329) (3,611) - - - - (3,939)
- (14,142) (1,525) - - - - (16,267)
(272,020) (504) (189) - - - - (@n,m3)
657,860 220,412 305,698 189,653 432,267 494,637 13,547 2,314,074
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Operating Segments (continued) 4.

Condensed Consolidated Statement of Comprehensive Income

(continued)

For the six months ended 30th June, 2016

Finance (costs) income
Other gains and losses, net
Share of results of associates

- income tax and others
Income tax expense

Unallocated items
Unallocated corporate expenses, net
Unallocated finance costs
Gain on disposals of subsidiaries
Income tax expense
Unallocated non-controlling interests

Operating profit for the period
attributable to owners of
the Company

Major non-cash items
- Unrealised fair value changes on
investment properties (including
share of results of associates)
- Deferred tax credit

Profit for the period attributable to
owners of the Company

Core profit (excluding major
non-cash items)

Operating profit for the period
attributable to owners of
the Company

Major accumulated realised

fair value changes together with
their respective deferred tax on
disposals of investment properties
in current period (including fair

value changes recognised in

properties revaluation reserve)

— Recognised in prior years

Core profit for the period attributable

to owners of the Company

EEIR (&)
HRGREEERERER (&)

BEZE-—ANFANA=THIENEA

Listed
investments Unlisted
Property leasing Listgd hgld-for- inyestments,
Property NERE equity  tradingand investment
development investments treasury  holding and All other
and trading Retail Non-retail at FVTOE products brokerage segments  Consolidated
BEY
2EREN  BEEEZ FLTRE:
NERR RBAYEZ  LHRER  REBRR i
REH 2L *BE LARARE HEER BLRERH 2R E G4
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HKS$'000 HK$'000 HK$ 000
FET FET FET FET FET FET FET FET
B (BR) KA - (1,278) (#5212) - 1,579 - - (44,971)
HiphaREEEE (6,085) (60) - - - - - (6,145)
BUEBENREE
-FERREM (84) (16,622) (3,247) - - - (254) (20,207)
FEREY - - - (19,117) - - - (19,117)
651,691 202,452 257,179 170,536 433,846 494,637 13,203 2,223,634
FABER
FAOBY RARRFR (152,141)
RO HBER (44,448)
HERBARzME 1,998,448
RS (335,278)
KOBYERRER 41,052
KARBAARERSE
by
3,731,211
TEFERSER
~RERIRENEL
ATEEE (BERE
BENFER) (802,563)
-ERHERE 2,308
KARRAAELESH 2 ER
2,931,016
BORN (FREXE
¥HSEA)
KAREEARERERZ
Fd-yed]
3,731,211
REPHHERENE
TEERCERATE
SHERALRBETHE
(BEEARNEELHE
ZATESH)
-RBEFERA 8,682,033
RAARAANELTSY 2
BER 12,413,304
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4.

Operating Segments (continued)

Condensed Consolidated Statement of Financial Position

At 30th June, 2016

Assets
Segment assets
- Hong Kong
- Mainland China
- United Kingdom
- Other countries
Interests in associates
- Hong Kong
- Mainland China
Advances to associates
- Hong Kong
- Mainland China

Reportable segment assets

Assets classified as held for sale
Unallocated corporate assets

Consolidated total assets

Liabilities

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

Reportable segment liabilities

Liabilities directly associated with
assets classified as held for sale
Unallocated corporate liabilities

Consolidated total liabilities

Additions to non-current assets

(other than financial instruments

and deferred tax assets)

KE
NRAE
-&R
-PEKE
— %
-EHER
BENAER
-Ek
—hEARE
BNBERTRE
-&R
-REKE

NERHRAE

JIARELEZBE
APEZRTEE

8
SEAM
-5%
- EAR
-8
~E1ER

NERHEEE

2t (-
AEERMBCER
APBZRAREE

GARELE

FRBEERE
(8MIAR
BEHEEERD)

EEIR (&)

GRS B BRI BEK
R-E-—ANFAA=1AH
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Listed
investments Unlisted
Proverty leasi Listed held-for-  investments,
Property roe&%ﬂeésmg equity  tradingand investment
development investments treasury  holding and All other
and trading Retail Non-retail at Fv1oCI products brokerage segments  Consolidated
REREN  BEEEZ FLTRE
NEER R®ATEZ  LHRER  REERR &
RE® 2E *EE LaRFRE HEER BLR% AHAE ga
HK$ 000 HKS$ 000 HKS$'000 HKS$'000 HK$'000 HKS$ 000 HKS$ 000 HK$ 000
FiEx FEx FEn TET FiEx FEx TEn TEx
3,161,770 4,160,791 3,648,757 4,782,210 8,255,473 518,059 43,153 24,570,813
- 385,609 28,730 - - - 6,561 420,900
- 1,636,118 5,669,478 - - - - 7,305,596
- 1 - - 1,847,207 670,831 - 2,518,049
119,776 312,917 1,382,932 - - 2,117 4,943 1,882,685
- 114,648 61,703 - - - - 176,351
1,248 - 218 - - 5 1,141 2,612
- 49,512 26,608 - - - - 76,120
3,282,794 6,719,606 10,818,426 4,782,210 10,102,680 1,191,012 56,398 36,953,126
10,681,698
12,707,589
60,342,413
807,105 29,970 62,917 6,579,858 109 12,267 9,544 1,501,770
- 12,388 9 - - - 11 12,408
- 81,798 2,512,353 - - - - 2,594,151
- 1 - - 4,959,878 6 - 4,959,885
807,105 124,157 2,575,279 6,579,858 4,959,987 12,273 9,555 15,068,214
4,870,102
3,245,872
23,184,188
328 1,686,876 1,877,761 - - - 45



4. Operating Segments (continued) 4, EEDIE(E)

Other Material Items HihEKEE
For the six months ended 30th June, 2016 BE-E—ANFNXA=+HIEAEA
Condensed
Adjustments consolidated
Reportable Adjustments for major statement of
segments for non-cash  comprehensive
total unallocated items income total
EEiESS
CES: EiE TEERS 2EKE
PEEH ZHRE HAZHR RREH
HK$'000 HK$'000 HK$'000 HK$'000
FE FET FET FE7
Interest income FIEWA 928,087 - - 928,087
Finance costs HHEER (44,971) (44,444) - (89,415)
Net income (expenses) WA (R%) 58 883,116 (44,444) - 838,672
Depreciation e - (5,795) - (5,795)
Fair value changes on BRENMEZRTEED
investment properties - - (891,210) (891,210)
Share of results of associates BEmEARER 29,092 - 88,647 117,739
Income tax (expense) credit FEH (A% #E (19,117) (335,278) 2,308 (352,087)
Non-controlling interests IR = (272,713) 41,052 - (231,661)
Condensed Consolidated Statement of Comprehensive Income BHFAES2ZEHKRERR
For the six months ended 30th June, 2015 BE-—ZF—AaFNA=1HINEA
Listed
| e e
Property Pro%%!ﬁe%smg avfa(:r?sq\e trading and \nvgstment’
development - equity treasury  holding and All other
and trading Retail Non-retail investments roducts brokerage segments  Consolidated
fEz  KEEEZ KLTRE
NEER FWBA ETRER  REERR biR:]
REE 2E *ZE RE HEEm BRRB Et A% &a
HK$ 000 HKS 000 HKS 000 HKS$ 000 HK$ 000 HKS 000 HKS 000 HKS$000

TET FEx FEr TET TET FEx FEr TET
Major cash items excluding in revenue KA %%Ziiﬁﬁlﬁ B

- Hong Kong - - - - 681,646 - - 681,646
- Other countries —EtER - - - - 4,275,946 - - 4,275,946
- - - - 4957592 - - 4957592
Revenue KA
Revenue from external customers RENPEREZKA
- Hong Kong -&% 46,909 390,014 221,986 - 9,989 4,844 5,043 678,785
- Mainland China —REAKE 100,072 31,861 23,550 - - - 41,724 197207
- United Kingdom —~%H - 2,553 90,416 - - - - 92,969
146,981 424428 335,952 - 9,989 4844 46,767 968,961

Revenue from external customers after RENBIHERER R

non-controlling interests FISESTON 135254 423,832 335,736 - 9,989 4,844 46,767 956,422
Attributable property sales from associates  FE B &R RMEHE

- Hong Kong -k 5,864 - - - - - - 5,864

- Mainland China —mEAKE 89,279 - - - - - - 89,279
Attributable rental revenue from EEBENR/ ERREDA

associates/investee company G ON

- Hong Kong -&% - 9,880 18,952 - - - - 28,832

- Mainland China —REARE - 35,625 43319 - - - - 78,944

230,397 469,337 398,007 - 9,989 4,844 46,767 1,159,341
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4. Operating Segments (continued)

Condensed Consolidated Statement of Comprehensive Income

(continued)

For the six months ended 30th June, 2015

Result

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

Share of results of associates
- Attributable property sales, net
- Hong Kong
- Mainland China
- Attributable gross income
- Hong Kong
- Mainland China
- Attributable operating cost
- Hong Kong
~ Mainland China
Non-controlling interests

Other income and expenses, net
Finance costs
Other gains and losses, net
Share of results of associates

- Income tax and others

Unallocated items
Unallocated corporate expenses, net
Unallocated finance costs
Loss on disposals of subsidiaries
Income tax expense
Unallocated non-controlling interests

Operating profit for the period
attributable to owners of
the Company

Major non-cash items
- Unrealised fair value changes on
investment properties (including
share of results of associates)
- Deferred tax expense

Loss for the period attributable to
owners of the Company

Core profit (excluding
major non-cash items)

Operating profit for the period
attributable to owners of the
Company

Major accumulated realised

fair value changes on disposal of

investment properties in
current period
~ Recognised in prior years

Core profit for the period attributable

to owners of the Company

&
REEE
-FR
—REAKE
—&H
-EfER

Eﬁ%%’&?%ﬁ
~RENEHEFE
7%/%

N
-EERAEE

/%

—HE
~[EfkE §W$
—E,
—EKE
FiER R
wﬁ%A&ﬁi@%
HMW@&E 3

BEREATEE
*% RRA

EE
ZRARXFR

KOR2 FERES

FARERARERAE L
geEd

TEFREEER
ﬁi BIRENEZ

LFEES (RERE

P,L/\j%i
—ERRER X

FRTRAARESDBZER

BLaR (TeETE
*58E8)

ARREEAREASEL

Epev]

RESBHERENE L
TEZRERRATEED

“RBEFERER

¢“7ﬁﬁkﬁﬁ$%ﬁz

BRI

4, EENE(E)
BHEE2EHRERE (£)
BE_—FE—aFNHA=1HIEA
Listed
Listed  investments Unlisted
. available- held-for- investments,
Property PFOE; %Iﬁe%s "8 for-sale trading and investment
development - equity treasury holding and All other
and trading Retail Non-retail mvestments products brokerage segments  Consolidated
) fEz  KEEEz HLTRA:
ES S FwERE ERRAR  REBBRR g
REE TE FTE RE BEER BRRB Etn g g4
HK$000 HK$000 HK$000 HKS 000 HKS000 S0 HkS000 HKS000
TET TET FET TET TET TE7 FEx TET
30,461 363,679 211,694 - (51,181) 24720 10,703 590,076
31,354 27,187 13,057 - - 16,596 (14,296) 73,898
2,486 88,057 - - 17 90,560
- - - - 203,964 - - 203,964
61815 393,352 312,808 - 152,783 41,333 (3,593) 958,498
3,762 - - - - - - 3,762
4322 - - - - - - 4322
- 9315 18,349 - - - ,056 28,720
- 35,625 43319 - - - - 78,944
- (525) (2997) - - - - (3522)
(15,098) (7695) - - - - (22,793)
(7616) (535) (194) - - - (8,345)
62,283 422,134 363,590 - 152,783 41,333 (2,537) 1,039,586
3,671 768 - - - 14 4,453
- (1,387) (49,133) - (2818) - - (53,338)
- 217 - - - - - 217
(6,937) (19,296) (19,340) - - - (47) (45,720)
59,017 402,436 295117 - 149,965 41,347 (2,684) 945,198
(170,748)
(1 32,070)
(97235)
(61,766)
10,196
493,575
(454,937)
(154,022)
(115384)
493,575
8,507,756
9,001,331
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4. Operating Segments (continued) 4, EEDIE(E)

Condensed Consolidated Statement of Financial Position BHAGEMBRRER
At 31st December, 2015 R-ZF—pF+=-_A=+—H
Listed
Listed investments Unlisted
property leasi available- held-for-  investments,
Property rozg% ef: g for-sale trading and investment
development = equity treasury holding and All other
and trading Retail Non-retail investments products brokerage segments  Consolidated
B8z HEEEz ELTRE
NEER thRE  EARER  REBRR g
REE g *ZE 3 HEER LERE Eng &8
HK$000 HK$ 000 HK$000 HKS$000 HK$000 HK$ 000 HK$000 HK$ 000
FET FET FET FET FET FET FET FET
Assets gE
Segment assets PREE
- Hong Kong -&% 5,006,542 10,607,954 8,230,890 - 8,624,769 333,733 41915 32,845,803
- Mainland China -~ FEKE - 975,946 828,809 - - - 6,654 1811,409
- United Kingdom & - 116,573 4,319,308 - - - - 4,435,881
- Other countries -HitER - 11 - - 3,088,898 725,873 - 3,814,782
Interests in associates NGl
- Hong Kong -5% 142,755 357486 13656871 - - 1722 5029 1872863
~ Mainland China ~hEARE - 131,621 1,765,992 - - - - 1,897613
Advances to associates BRBERARE
- Hong Kong -5% 7208 - 181 - - 2 1,126 8517
- Mainland China —EAKE - 30575 16,390 - - - - 46,965
Reportable segment assets NEHSREE 5,156,505 12,220,166 16,527441 - 11,713,667 1,061,330 54,724 46,733,833
Assets classified as held for sale JARELECEE 9,239,271
Unallocated corporate assets FRPBZNRAE 7082,113
Consolidated total assets GAREERE 63,055,217
Liabilities a8
Segment liabilities AHEE
- Hong Kong -5% 1,533,734 140,762 153,900 - 210 14,006 6,273 1,848,885
- Mainland China —-hEKE - 19,086 12,667 - - - 19 31772
- United Kingdom -& - 73,862 2,748,353 - - - - 2822215
- Other countries -EHER - 1 - - 5,389,995 6 - 5,390,002
Reportable segment liabilities UERHEEE 1,533,734 233,711 2,914,920 - 5,390,205 14,012 6292 10,092,874
Liabilttes directly associated with BRI AR EHE
assets classified as held for sale BEERRE BE 1,857,996
Unallocated corporate liabilities APBZARERE 10,778,985
Consolidated total liabilities LABELE 22,729,855
Additions to non-current assets FRBDEERE
(other than financial instruments (SRIAR
and deferred tax assets) BEHREEERD) 219,801 16,451 933,700 - - - 38,927
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Operating Segments (continued)

Other Material Items

For the six months ended 30th June, 2015

4. EEBEIR(#E)

HEKREE

BHE—F—RFNA=ZFHIEANEA

Adjustments

Condensed
consolidated

Reportable Adjustments for major statement of
segments for non-cash  comprehensive
total unallocated items income total
BAZE
BES Ro# TEFRE 2E R
DiRERE 2T HE2HE mREHE
HK$'000 HK$'000 HK$'000 HK$'000
FET FET FET FET
Interest income B A 235,043 - - 235,043
Finance costs HEER (53,338) (132,070) - (185,408)
Net income (expenses) WA (FX) %8 181,705 (132,070) - 49,635
Depreciation e - (41,718) - (41,718)
Fair value changes on REMEZNTFEED
investment properties - - (543,529) (543,529)
Share of results of associates Ay AIEE 43713 - 88,592 132,305
Income tax expense iR = - (61,766) (154,022) (215,788)
Non-controlling interests FEPE IR (8,345) 10,196 - 1,851
Other Income 5. Hftilg A

Included in other income are:

Building management fee income
Building management fee expenses

Rental services income

Property management services,
leasing administration services and
property administration services income

Asset management and maintenance
services income

Advisory and consultancy services income

Exchange gain, net

Reversal of impairment in respect of
other receivable and interest thereon

Forfeiture of deposits received on sales of
stock of properties

Six months ended 30th June,
BZXA=1+RHILAMEA

2016 2015
—E—REF —E—RF
HK$'000 HK$'000
FET FET
Hib W ABHE:
BFEEERA 50,978 96,525
BFERERX (40,080) (87,231)
10,898 9,294
HERBWA 11,220 12,996
MEERRS
MABITHRS &
21T AR S A 17,091 9,761
BEEEMRERBEA
2,120 9,101
5 58 & R R A A 277 937
FE 5 U a5 5 58 - 1,320
151 H b FE UK IR 2 R E
il RAIRSS - 3,717
BB HEMEFERS
- 12
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Investment Income, Net 6. REWAZEHE

Financial assets at fair value through profit or loss BiBE#= A RM A FER S ER
classified as held-for-trading: FIEEECZERMEE
Unrealised loss arising on change in fair value NP EEHMEE 2 RKPIRER

Financial assets measured at fair value through ~ BBEZURKMAFEFEZ
profit or loss (2015: financial assets designated SBMEE(—ZT—RF ETAH
as at fair value through profit or loss): BBBEENUARBRATEEZ

TREE) :
Unrealised (loss) gain arising on change in BEFEZATELIMEEY
fair value of bonds ANER (R ks
Realised gain (loss) arising on change in BEHECATESIMEES
fair value of bonds BEER = (BE)
— Change in fair value — R EZS
— Exchange component of change —ERHSEH
Net gain arising on change in fair value of bonds E# 2 A FEEBMEE Y
W s R
Other investment income, net Hih e B WA FH
Dividend income on: REWAKE :
Listed investment FHRE
Unlisted investments ELMIRE
Interest income MEWA

Included in interest income are interests from bonds of approximately
HK$448,785,000 (2015: HK$210,163,000) and imputed
interest income from deferred considerations of approximately
HK$474,001,000 (2015: nil).
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Six months ended 30th June,
BEARNA=1+TAHLAKEA

2016 2015
—E-RF —ET—REF
HK$000 HK$'000
FET FET
(14,154) (104,515)
(89,713) 65,008
87,057 (35,185)
8,716 (5,775)
6,060 24,048
14,358 13,098
191,167 -
45,306 15,840
927,446 233,058
1,170,183 181,529

FEWAZFRBIEESF B4 H448,785,000%
T (ZZE—H4F:210,163,000% 70 ) MIELEAR BT
EEZBEFBWAL /474,001,0008 L (=ZF
—RFE) -




Profit (Loss) for the Period

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

Total staff costs:

Staff costs, including Directors” emoluments
Retirement benefits scheme contributions, net
of forfeited contributions of approximately

HK$215,000 (2015: HK$275,000)

Auditors’ remuneration:
Auditors of the Company
— Current period
Other auditors
— Current period
— Underprovision in prior years
Depreciation
Exchange loss, net
Cost of trading properties recognised
Cost of cosmetic products recognised
Cost of inventories for hotel recognised
Share of tax of associates
(included in share of results of associates)

Gross proceeds on disposal of investments
held-for-trading

Carrying amount on investments held-for-trading
disposed of

Transaction costs on investments held-for-trading
disposed of

Net (loss) gain on disposal of investments
held-for-trading included in revenue

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

7. FAHEER (B8)

AEREERN (&BE)
2 (k) E A

BEKALRE:
EBEXNEK (BRESTWE)
BRI ET B4 5 0Bk
B R I 30 49215,0005% 7T
—ZT— R :27500087T)

ZBED BN < -
AR AR EED

— A B
H fth 1 BEm

— 7R HfE

- BEFEBRETR
e
PE B 1% R
BEMERAER
1 4 B AN HE B2
B 5 13 B A FERR
B E RRITIA
(BRFABEB R RRIES)

HEREEEZREZ
IRk

HERIFEEZRE 2REE

HERIFEEZREZRGRA

FARARZHERIEEEZ
K&z (BE)KaEFHE

REWHEMES WA BE
W AHEEEAEERAZ
BREMEEBERLERAX

AHEAEELESWAZ
REMEEERLERX
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Six months ended 30th June,
BEARNA=T+THLAEA

2016 2015
—E-XRE —E—RF
HK$'000 HK$'000
FHET FET
(108,200) (159,738)
(5,026) (5,155)
(113,226) (164,893)
(1,214) (1,284)
(173) (84)
(127) (118)
(5,795) (41,718)
(23,512) -
(481,437) (70,184)
(1,586) (1,691)
- (4,631)
(5,899) (14,589)
568,085 608,180
(591,227) (597,410)
(1,209) (781)
(24,351) 9,989
482,046 760,380
(29,448) (50,849)
(3,434) (3,371)
449,164 706,160




Finance Costs

Interest on:
Bank loans
Other loans
Amount due to a non-controlling shareholder

Total interest

Exchange gain on translation of
foreign currency loans, net

Other finance costs

Less: Interest capitalised to stock of properties
under development
Interest capitalised to investment properties
under development

8. HMKEHR

FLB :
RITER
HE®
R B — SRR B A R R

F B AR
SN B R 2 T B W s R R

Hipf 158 A

BB ERRTWESFE
Bz H B

BABERTRENME
Bz HE

Six months ended 30th June,
BEARNA=1+THLAEA

2016 2015
—E-RF —ZET—RfF
HK$000 HK$'000
FET FET
85,609 213,013
31,999 4,603
- 10,074
117,608 227,690
(33,578) (1,785)
6,618 26,669
90,648 252,574
(1,233) (285)
- (66,881)
89,415 185,408

During the Period, the Group has capitalised borrowing costs at a
rate of 2.25% (2015: ranging from 2.24% to 6.76%) per annum
amounting to approximately HK$1,233,000 (2015: HK$67,166,000)

on qualifying assets.

Other Gains and Losses, Net

Included in other gains and losses, net are:

Gain on disposal of a subsidiary
— Pioneer Time (note (i))
Gain on disposal of a subsidiary
— Evergo Shanghai (note (ii))
Impairment loss recognised in respect of
interest in and advance to an associate, net
(Underprovision) overprovision for
rental guarantee (note (iii))
Loss on disposals of subsidiaries
— Silvercord Group (note (iv))

RABE AEBERFFE225B(ZF—1
F N T224EE676B )T ERTRAEREESR
KL 2 EBERAX,233,0008 70 (—E—RHF:
67,166,000/ 7T ) °

Hit k& B RFHE

Six months ended 30th June,
BEXNA=THLXEAR

2016 2015
—E-RE —T-REF

HK$'000 HK$'000
FHETT FHET

Hilam MR FERE

s - E ARz W

—Pioneer Time (Hf5E@) ) 1,277,154 -

HE—FEHE AR Z WS

—EBEm B8 (MFEG)) 721,294 -

F—EEBE QR RS RS R

NEIFIEBERZFEEEFE (6,083) -

HeER(BETRE)

FRRER A (MIRECI)) (60) 217

HEWNB AR ZERE

— R (FEEdGy)) - (97,235)
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10.

Other Gains and Losses, Net (continued)

Notes:

0)

(i)

(iii)

(v)

Gain on disposal of a subsidiary arose from the disposal of the
Group's entire issued share capital of Pioneer Time Investment
Limited (“Pioneer Time"), an indirect wholly-owned subsidiary of
the Company (“Pioneer Time Disposal”) on 15th January, 2016.
Pioneer Time held the property known as MassMutual Tower in
Hong Kong. Details of the Pioneer Time Disposal are set out in
Note 26(a).

Gain on disposal of a subsidiary arose from the disposal of
the Group's entire issued share capital of Evergo Real Estate
(Shanghai) Company Limited (“Evergo Shanghai”), an indirect
wholly-owned subsidiary of the Company (“Evergo Shanghai
Disposal”) on 22nd June, 2016. Evergo Shanghai held the
property known as Evergo Tower located in Shanghai, the PRC.
Details of the Evergo Shanghai Disposal are set out in Note
26(b).

The amount represented (underprovision) overprovision for
rental guarantee provided to purchasers of certain shops or units
of an investment property in Hong Kong disposed of in prior
years.

Loss on disposals of subsidiaries arose from the disposals of
the Group's entire issued share capital of Brass Ring Limited
(“Brass Ring"), Union Leader Limited (“Union Leader”) and
Chinese Estates and Finance, Limited (now known as Silvercord
Finance Limited), all are indirect wholly-owned subsidiaries of
the Company, and their respective subsidiaries (collectively
"Silvercord Group") (“Silvercord Disposal”) on 13th January,
2015. Silvercord Group held the property known as Silvercord in
Hong Kong. Details of the Silvercord Disposal are set out in Note
26(c).

Income Tax Expense

The charge comprises: X HBE:

Current tax: EHEINIE
Hong Kong Profits Tax EB NS
Other than Hong Kong EHB AN &

Underprovision (overprovision) in prior years:

Hong Kong Profits Tax BEENEH
Other than Hong Kong EHB AN R
Deferred tax: RAETR IR :

Current period (credit) charge
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AHEIR (B [E) X

B b 38 RSIA R ()
b

0]

(i)

(iii)

(V)

BEFERETRE GBREE)

HE—RBARZWEIRAR -ZE—
F— A+ RHHBHEXREERPioneer Time
Investment Limited ([ Pioneer Time|) (AR
Rz EEE2EBRENEBRAR) 2 2B %
77R% A ([ Pioneer TimetH & |) ° Pioneer Time
REMREERZRAEREBREZYE-
Pioneer Time ! & 2 51585 WM 5E26(a) °

HE-—HHBARZERREIKAER —F—X
FRAZT-_RHEXAKRERNEXRFILE
(EB)BERRAR([EX/LE]) (KRFZ
—HEEEZERENBLRR) 222 ET
BEA(TEXELBHRE]) BEXR LERE
URPEEETRREXESAREZNE -F
o LBHEZHBHIINHE26() °

REDERBEFERLE —BUREEZ
KREMEZETERABELRERAEHRE
SRR (BETR)BREEE-

HEMBARIZEEDIRER-_ZE—RF
—A+T=AEEREEMNBrass Ring Limited
([Brass Ringl) *Union Leader Limited
(IUnion Leader]) R EHBAR DA (R
BMARSVBERAT) (REAHAR/RAAQT
ZEE2EBRBENBRAR) 22 MBEETR
ARFEEEAZHBAR (FHE[REEE])
([REHE]) BeEEFEUNRNEELR
MEROZYE - BeHE 2 F BRI
F26(c) ©

10. FIB88iMAx

Six months ended 30th June,
BEAB=1+TRHIEAREA

2016 2015
—E-RE —E—hF
HK$'000 HK$'000
FET FEL
163,829 45318
167,444 8,387
331,273 53,705
(308) (290)
22,869 (16,482)
22,561 (16,772)
(1,747) 178,855
352,087 215,788




10. Income Tax Expense (continued)

11.

Hong Kong Profits Tax is calculated at 16.5% (2015: 16.5%) on the
estimated assessable profits for the Period. PRC Enterprise Income
Tax for PRC subsidiaries are calculated at PRC Enterprise Income Tax
rate of 25% (2015: 259%). Taxation arising in other jurisdictions is

10.

FRE®mx (&)

EBFEHDRERNPE 2 G ERBR IR
&165% (ZE—HF:165%)tE -FEHEAR
Az RBI R EMEH TR B EATEH E25%
(ZE—RF 250)itE -EMrlEERBREE 2

calculated at the rates prevailing in the relevant jurisdictions.

Dividends

Interim dividend for 2016 declared after
interim period end of HK1 cent
(2015: HK30 cents) per share

Special interim dividends for 2016 declared after
interim period end of HK$2.1 and HK$3.23
(2015: HK$1.2) per share

Final dividend for 2015 paid on 6th June, 2016
of HK1 cent (2014: HK1 cent) per share

Conditional special interim dividend declared
on 21st December, 2015 and paid on
20th January, 2016 of HK$2 per share

Special interim dividend declared on
16th December, 2014 and paid on
13th January, 2015 of HK$4 per share

Total dividends paid

Special interim dividend for 2015 declared
on 15th June, 2015 and subsequently paid
on 15th July, 2015 of HK$2.6 per share

1. BE

RAHPREERZ T —RF
AR B BRI
(ZZE—HF : FR30EM)

RAHBPREERZ ZZE—RF
R EANR B B M2 18 T &
323 L (ZE—H&F:
BFR1.287T)

R-ZE—XNENAXNBEBEERMNZ
—E-REREREFRIB
(ZZ—m&F : /1B

R—ZZE—RF+=-_A=+—H
ERER-_ZT—X"F—A=1+8H
BRI 2 B B A& 2 55 Bl B
A% B R 278 7T

RZE—NFE+ A+ HEIRK
R-ZE—RAF—A+=ZBERNM
ZERIR R EEBR4AE T

BB AR

R-ZE—AFXA+RHEZRE
BER_—_ET—AFt+tA+HHA
BRftZ —_ZT—RF
Rl ER B EFR2.6/8 T
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BB RAER ZRITREFE -

Six months ended 30th June,
BEANA=THLXEAR

2016 2015

S —2-nF
HK$'000 HK$'000
FHT FHT
19,076 572,286
10,167,610 2,289,143
10,186,686 2,861,429
19,076 19,076
3,815,238 -
- 7,630,476
3,834,314 7,649,552
- 4,959,810




12. Earnings (Loss) per Share 12. BREF (FH)

The calculation of the basic and diluted earnings (loss) per share ARBEBANELHCGRERNRBEERRN (FE)
attributable to owners of the Company is based on the following data: TR A T 8IRT &

Six months ended 30th June,
BZEZXA=1+RHILLAMEA

2016 2015
—E-XE —ZE—hF
HKS$'000 HK$'000
FET FET
Earnings (loss): BF ()
Earnings (loss) for the purposes of basic and AEBRERKEE AR
diluted earnings (loss) per share (BB 28 (FHE)
Profit (loss) for the period attributable to RRTER ANEIEARERREZ
owners of the Company w A (E18) 2,931,016 (115,384)
Number of shares
KRG EE
Six months ended 30th June,
BEANA=THLAEA
2016 2015
—B-REF “T-nF
Number of shares: fRHEE -
Weighted average number of ordinary shares SAAESRERAREEERN (BE)Z
for the purposes of basic and diluted R N T8
earnings (loss) per share 1,907,619,079 1,907,619,079
Diluted earnings (loss) per share for the six months ended 30th June, HE-_ZT—A"ER-ZE-—AFA=THIERE
2016 and 2015 were the same as the basic earnings (loss) per share R BRI EEEEE - i EamEE . BREE
as there were no diluting events during both periods. BF (R BERERET (EE)EE -
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13. Investment Properties 13. REW=

Fair value Cost
AEHE B2
Properties Properties
Completed under under
properties  construction  construction Total
ERYE BERY ¥ FERYE B
HK$'000 HK$'000 HK$'000 HK$'000
FHET FHET FHET FHET
At 1st January, 2015 R-ZE—HF—A—H 34,739,240 633,000 4,156,683 39,528,923
Additions wE 19,203 - - 19,203
Construction costs incurred EEZBERAE - 95,570 124,231 219,801
Transfer to stock of properties BEREEYEFE - (958,000) - (958,000)
Transfer from properties under TEHRB AR 2 B i %
construction at cost to completed ERERATEIENNME
properties at fair value 840,901 - (840,901) -
Transfer to assets classified as HRZIARIELECEE
held for sale (8,657,600) - - (8,657,600)
Exchange adjustments PE KR (218,246) - (4,410) (222,656)
(Decrease) increase in fair value RiEE2EBHREER
recognised in the consolidated DNEE O ) B
statement of comprehensive income
— realised = ) (4,860) - - (4,860)
- unrealised —RER 4,464,654 229,430 - 4,694,084
Disposals of subsidiaries & KB A A (9,171,029) - (3,435,603)  (12,606,632)
Disposal & (71,000) - - (71,000)
At 31st December, 2015 RZBE-RAF+-A=+—H 21941263 - - 21,941,263
Additions NE 3,559,296 - - 3,559,296
Transfer to assets classified as HERZIARBIELHECEE
held for sale (10,873,550) - - (10,873,550)
Exchange adjustments PE KR E (627,374) - - (627,374)
Decrease in fair value recognised REBGE 2 EREERE
in the condensed consolidated BRzZAFERD
statement of comprehensive income
— unrealised —KRER (475,447) - - (475,447)
Disposal of a subsidiary HE—FHE QT
(Note 26(b)) (KizE26(b)) (1,037,057) - - (1,037,057)
Carrying amounts BRE B
At 30th June, 2016 R-ZE-R"EXA=1+H 12,487,131 - - 12,487,131
All of the Group's property interests held under operating leases to BEFAEEEROUARDESNEREEZARE
earn rentals or for capital appreciation purposes (including those EREMERER (BEIAFFELEEZWE) IR
classified as held for sale) are measured using the fair value model BAATEERGE WO BERARIEREDE -

and are classified and accounted for as investment properties.
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13. Investment Properties (continued)

Property valuations as at 30th June, 2016 were carried out by B.l.
Appraisals Limited (“B.l. Appraisals”) (31st December, 2015: B.I.
Appraisals and Vigers Appraisal and Consulting Limited (“Vigers
Appraisal”)), independent qualified professional valuer, in respect of
the Group's investment properties in Hong Kong and Mainland China.
For the investment properties in the United Kingdom, the valuations
as at 30th June, 2016 and 31st December, 2015 were carried out
by Peak Vision Appraisals Limited (“Peak Vision Appraisals”), another
independent qualified professional valuer. The valuers have recent
relevant experience in the valuation of similar properties in the
relevant locations.

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

The valuation reports for the investment properties as at 30th June,
2016 are signed by the respective director of B.l. Appraisals and
Peak Vision Appraisals (31st December, 2015: B.l. Appraisals, Vigers
Appraisal and Peak Vision Appraisals), who are members of The Hong
Kong Institute of Surveyors and/or The Royal Institution of Chartered
Surveyors. The valuations were performed in accordance with “The
HKIS Valuation Standards 2012 Edition” published by The Hong Kong
Institute of Surveyors and/or “The RICS Valuation — Professional
Standards January 2014" published by The Royal Institution of
Chartered Surveyors.

The fair value of each investment property is individually determined
at the end of each reporting period based on its market value and by
adopting investment method, and/or direct comparison method, as
appropriate. The investment method relying on the capitalisation of
rental income is based upon estimates of future results and a set of
assumptions specific to each property to reflect its tenancy status. The
fair value of each investment property reflects, among other things,
rental income from current term leases, term yield rate, assumptions
about rental income from future reversion leases in light of current
market conditions, the assumed occupancy rate and reversionary yield
rate. Judgment by the valuers is required to determine the principal
valuation factors, including term vyield rate and reversionary yield
rate. Such vyield rates were adopted after considering the investment
sentiments and market expectations of properties of similar nature.
Direct comparison method assumes each of these properties is
capable of being sold in its existing state with the benefit of vacant
possession and by making reference to comparable sales evidence as
available in the relevant markets.
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13.
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13. Investment Properties (continued) 13. REWE (&)

The following tables analysed the investment properties which TRERBERRUATEFECREMEZ=
are measured at fair value at the end of the reporting period B (ERR BBV BRESERNE IR [AF
into the three-level hierarchy as defined in HKFRS 13 “Fair Value B2 1) D R EE301E#E — 3 it o

Measurement” which is further elaborated in Note 30.

At 30th June, 2016
R-ZB-REXA=TH

Fair value Level 1 Level 2 Level 3
DFE EF—& et 1 B=R
HKS$'000 HK$'000 HK$'000 HKS$'000
FET FHET FET FET
Recurring fair value measurements: EEMEAFPETE:
Completed properties (note) ERE (MH3E) 22,966,131 - 1,679,067 21,287,064

At 31st December, 2015
RZZE—RF+-A=+—H

Fair value Level 1 Level 2 Level 3
NEE E—1 F_H F=H
HK$'000 HK8'000 HK8'000 HK$'000
FHET FET FET FET
Recurring fair value measurements: ZE AL EFE:
Completed properties (note) BRI E (F5T) 30,598,863 - 2,016,554 28,582,309
Note: Included those classified as held for sale of approximately M B R EAE=ZRA2FETEY
HK$10,479,000,000 (31st December, 2015: HK$8,657,600,000) 10,479,000,0008 T (ZE—HF+=A
which were categorised as Level 3 fair value measurement. =+—H:8,657,600,000 7T ) Z 5| A1
HEZWEE-
Certain investment properties located in Hong Kong and Mainland PERFE_RATFEFAZEZETUREARSEH
China categorised as Level 2 fair value measurement are determined REREYHEABRLBOEET  2Z R HEEY
using direct comparison method with reference to the recent selling ¥R EE MEBRLCHBRURMEEME L
prices of comparable properties on a price per square foot basis which MARMEZBTFHREE-
are adjusted to reflect the conditions and locations of the related
properties.
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Details of valuation techniques used and key inputs to valuation on
investment properties which are categorised as Level 3 fair value

13. Investment Properties (continued)

13. REWE (&)

measurement at the end of the reporting period are as follows:

Properties held for
investment
in Hong Kong
URERZBERENE

Properties held for
investment
in the United Kingdom
UREEZFERENE

Properties held for
investment
in Mainland China
URPEKREZ
FEREME

Total
ko)

Reversionary yield is the rate taking into account the capitalisation of
rental income potential, nature of the property and prevailing market
condition. Market rent per square foot is the market rent taking into
account the direct comparable market transactions to the related

properties.

The fair value measurements are negatively correlated to the
reversionary yield, while positively correlated to the market rent per

square foot.

Fair value
AYE

30th June, 31st December,
2016 2015
ZB-RE¥ ZT-RF
~A=+H +ZA=+—H
HK$'000 HK$'000
FET FET
14,076,070 23,156,440
6,865,916 4,037,118
345,078 1,388,751
21,287,064 28,582,309

Valuation
techniques

HER

Combination of direct
comparison method and
investment method

BERUBERREARZAH

Combination of direct
comparison method and
investment method

BERUBERREARZAH

Combination of direct
comparison method and
investment method

BRUBERREARZAH
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RERTRAGH LR

Significant
unobservable inputs

EXFUBREYE

(1) Reversionary yield; and
EHERE: R
(2) Market rent per square
foot
BYRRzmHES

(1) Reversionary yield; and
ERERE R
(2) Market rent per square
foot
BYIRzTHEE

(1) Reversionary yield; and
BEEHE: ]
(2) Market rent per square
foot
BYFRzTHES

RBERRDIBR/E=BLAFEAEBZREDE
ZIEEMERZRMREBEIEZFBELT:

3.50% to 5.00%
(31st December, 2015:
2.25% to 5.00%)
350E £5.008
(ZE—h%E+-A
=1+—RH:225B%
5.00E)

2.50% to 4.50%
(31st December, 2015:
4.50% to 4.75%)
250E 24502
(Z2—-8%+Z=A
=+—H:450E%
475E)

8.50% (31st December,
2015: 7.50% to 9.00%)

850 (ZE—AF
+ZA=+—-8:
7502 Z9.00E)

EREBEDIE REEESWAERNE - MELE
BY¥HIRzmSEE T
RERNEZTSAHEELBRRSBHZME
HE -

AFEHEREREREARL  HREFHRZ
TSR & AR ELL -



13. Investment Properties (continued)

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

13. REWE(£)

pa

DERE=RATVEMBZREVENRN &
NZZBIT

30th June, 31st December,
2016 2015
—E-XRE —T-0F
RA=t1H +=ZRA=+—H
HK$’000 HK$'000
FHET FET
At the beginning of the period/year REFR),FH) 28,582,309 42,493,864
Additions NE 3,578,290 14,391
Construction costs incurred EEZEERN - 95,570
Transfer to stock of properties BREMERFE - (958,000)
Transfer from properties under construction at IRz BER Y EERE
cost to completed properties at fair value BRATEZERYE - 840,901
Exchange adjustments HE 38 2 (627,075) (216,645)
(Decrease) increase in fair value recognised RizE2HEREMERER
in the consolidated statement of ~E Cf ) 8
comprehensive income
— realised - (4,860)
— unrealised — KRB (551,803) 4,947,397
Disposals of subsidiaries HEME QA (9,694,657) (18,559,309)
Disposal & - (71,000)
Carrying amounts IREE
At the end of the period/year REIRFEXR 21,287,064 28,582,309

There were no transfers into or out of Level 3 fair value measurement
during the period/year and no change in valuation techniques used in
prior years. In estimating the fair value of the properties, their current
use equates to the highest and best use of the properties.

REBAR/ FR F=ZRRATEAEBEZREWETE
BAKE L - AT 2 G E RN R PR R IR R
BE - NEFMEZRAFE WEZEMRESR

EemhRERS-

14. Goodwill 14. HE
HK$'000
FET
Cost A
At 1st January, 2015, 31st December, 2015 and RZFE—AF—HA—B -ZF—8F
30th June, 2016 +-—A=+—BRkZ-_ZE—XFXA=+H 370,686
Impairment WAE
At 1st January, 2015, 31st December, 2015 and R—ZTE—hF—H—HB ZF—hF
30th June, 2016 +ZA=+—Ak=ZZE—X"FAA=+H 47748
Carrying amounts fREE
At 30th June, 2016 R-ZEBE—XREXHB=1+H 322,938
At 31st December, 2015 RZE—RAF+=—RAR=+—H 322,938
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15.

16.

Interests in Associates

Cost of investment in associates: B E RN B

— Unlisted —JET

Share of post-acquisition profits and BRIE R R R
other comprehensive income, H 2 [ W s
net of dividends received Mk B WAR S

The Company provided corporate guarantee to secure bank loans
granted to its associates in prior years. The fair value of the financial
guarantee contract at initial recognition was determined by Norton
Appraisals Limited, independent qualified professional valuer, and
it was recognised as interests in associates and financial guarantee
liabilities in the Group's consolidated statement of financial position.

The investment properties held by the Group's principal associates
were revalued at 30th June, 2016 by B.l. Appraisals. B.l. Appraisals
continues to adopt investment method and/or direct comparison
method as the valuation methodologies. The valuation methods
and significant assumptions applied in determining the fair values of
investment properties are detailed in Note 13.

Advances to Associates

Interest-bearing advances to associates
Interest-free advances to associates

The advances to associates are unsecured, the Group will not demand
for repayment within one year from the end of the reporting period
and the amounts are therefore shown as non-current. The interest-
bearing advances to associates bear interest at the prevailing market
rates.
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15.

16.

B EE QR ZF B R
BN ERRZREHA

BE AT ER

30th June, 31st December,

2016 2015

—E-REF —E—RF

~NA=+H +=—RA=+—H

HK$'000 HK$'000

FAET FET

1,204,736 1,204,413

854,300 2,566,063

2,059,036 3,770,476

AARRBEFERFAFNERERERE QA
BRRITERZER -MBRREOV IR A
FEHBLAEREXRGEMERBRIEER
RAEE - WERNARE 2 A MBI RE -
RBREBEAREELVBERAEG-

AEBEFERERAFE2REYEEHRIDE
RER ZE—RNFENA=ZTHETER - RAR
B EBERMNCEER, REBELEEEAEE
FE - ERRETKREDENFEZHERERE
EXCE Nk 318

BT E QAT FIE
30th June, 31st December,
2016 2015
—E-REF —E—hF
~A=+H +=-A=+—H
HK$'000 HK$'000
FET FET
77,256 48,089
1,476 7,393
78,732 55,482

BHEAAREARER  KEETEERRE
R — NI B S REINEIER D
M BB AT 2 BB SR 2 TS EE
JEEEe



17.

18.

Available-for-sale Investments

Unlisted equity securities:
— Incorporated in Hong Kong
— Incorporated elsewhere

Club debentures

Analysed for reporting purpose as:
Non-current
Current

FELETRARE 75 -
—RBEBTM L

17. FERE

— A H 30 [ 7 AR <2

RES

TERE R 2 i

FRBELE
mBMHE

Financial Assets Measured at Fair Value Through

Profit or Loss

Bonds
Club debentures

Analysed for reporting purpose as:
Non-current
Current

TEREREZ T

FRBEL
mMENEE

41

30th June,
2016
—E-REF
RA=1+H
HK$'000
FAET

31st December,
2015
—ET—HF
+-HA=+—8
HK$'000

FHET

68,834
725,859

794,693
16,581

811,274

743,649
67,625

811,274

18. BERBEHURRATEFABEZERMEE

30th June, 31st December,
2016 2015
—E-RE —ET—hF
~A=1+H +=-—A=+—H
HK$'000 HK$'000
FET FET
9,630,607 —
63,074 -
9,693,681 —
463,741 —
9,229,940 —
9,693,681 —




18.

19.

Financial Assets Measured at Fair Value Through
Profit or Loss (continued)

Major terms of the bonds denominated in United States dollar
("US$"), Euro ("EUR"), Pound Sterling ("GBP") and Singapore dollar

("SGD") are as follows:

18. BBEBURMAFEFABEZEREE (&)

LET(IFET]) B ([BT])) HeE([&®
g RIS ([FmET] ) fHEZEHZEE
AT :

Notional amount Maturity EHEH EEiNs
US$9,000,000 2017 9,000,0003% 7T —E2—+F
US$163,500,000 2018 163,500,000 7T —E-N\F
US$49,000,000 2019 49,000,000 7T —E-hF
US$204,000,000 2020 204,000,000 7T —E T
US$10,386,000 2021 10,386,000% T -4
US$1,000,000 2022 1,000,0003 7T —E-F
US$56,000,000 2023 56,000,000% 7T —EC-=fF
US$620,000 2024 620,0003 7T —E 4
US$10,000,000 2025 10,000,0003 7T —E_TE
US$59,300,000 2026 59,300,0003% 7T —ZEZXR
EUR13,300,000 2026 13,300,0008% 7T —ZECRE
US$15,000,000 2036 15,000,000% 7T —EZRF
US$7,000,000 2042 7,000,000 7T ZEN-F
US$31,456,000 2046 31,456,0003< 7T ZEMAREF
EUR5,500,000 2046 5,500,000 7T ZEREF
US$10,000,000 2072 10,000,000% 7T T F
US$10,000,000 2075 10,000,000% 7T —ELARF
US$476,859,000 Perpetual 476,859,0003% 7T KA
EUR25,600,000 Perpetual 25,600,0008 7T KA
GBP 14,000,000 Perpetual 14,000,000 £ KA
SGD51,250,000 Perpetual 51,250,000 il # 7T KA
Financial Assets Measured at Fair Value Through 19. BRHMEZEKREUARRATLETEZ
Other Comprehensive Income eREE
30th June, 31st December,
2016 2015
—E-RE —E—RF
~A=1+H +=-A=+—H
HK$'000 HK$'000
FET FET
Listed investment: EmEE:
— Equity securities listed in Hong Kong —MREBEEBLTZRAZES
(note (i) (PBFEE®)) 4,611,672 -
Unlisted equity securities: FELEMBRAFES
— Incorporated in Hong Kong —RE BT 192,804 -
— Incorporated elsewhere (note (ii)) —RE MM AT (M5 670,815 -
5,475,291 -
Analysed for reporting purpose as: EREREZEZ DT
Non-current ERBEE 5,421,490 -
Current mEME 53,801 -
5,475,291 -
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19. Financial Assets Measured at Fair Value Through
Other Comprehensive Income (continued)

20.

Notes:

0)

(i)

During the Period, the Group acquired 577,180,500 H shares
of Shengjing Bank Co., Ltd. (Stock Code: 2066) at the total
consideration of HK$6,926,166,000, after deducting the fair
value loss of approximately HK$2,314,494,000 for the Period,
the carrying amount of listed equity investment categorised as
financial assets measured at FVTOCI as at 30th June, 2016 was
approximately HK$4,611,672,000.

The carrying amount as at 30th June, 2016 mainly comprised
investment in an exempted limited partnership formed under
the Exempted Limited Partnership Law (Revised) of the Cayman
Islands (“Cayman Islands Partnership”) of approximately
HK$569,434,000 (31st December, 2015: HK$648,214,000 in
available-for-sale investments).

Debtors, Deposits, Other Receivables and Prepayments

Included in debtors, deposits, other receivables and prepayments are
trade receivables of approximately HK$5,881,000 (31st December,
2015: HK$12,315,000) comprised rental receivables billed in advance
and settlements from tenants which are expected upon receipts of
billings and receivables from cosmetic business.

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

0 - 30 days TE=+H
31 - 60 days =+—HEXTH
61 — 90 days AT—HBENATH
Over 90 days A+AMNRE
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19. ERHMEZERBURBRAFETEZ
EMEE (&)

B i

() RAHRM  AEE LR (E6,926,166,000/8
TLHE A B R IR 1T AR 10 B BR A A]577,180,500
A& HA% A% 15 (B 13 X 5% - 2066) » F1BR AN A fE
NEEEEH2,314,494,0008 T8 R T
—RNEXNAZtASEABRBEMEEKT
UWRBAFEFEZEMEEZ ETRARK
EIRMEEL A4,611,672,000 7T

(i) RZE—RNEXNAZTHZEEETEZERIE
REFHRASHEEREERAGRLE
E (B2 EREBREBEE ([
SHEAENLE])#569,434,0008 7L (=&
—RHFE+ZA=+—H":648,214,000& TR
HERENRN) -

20. BWIRIE & HMAOBWRERANRE

JEWERIE - &  HibEUBRIB R BN BB IEE
W E 5 BRIE#)5,881,0008 T (—E—HFE+ A
=+—H:12,3150008 )  BERERAEME
HEFPgRWREE RN 2 EKES AREE
el G 75 2 FEMRA -

REZFBERAZERARZ 2 BUE S IRE (0
BRRIRE ) R E IR 2R D TOT -

30th June, 31st December,
2016 2015
—E-XREF ZT—hHF
AA=tH +=—A=+—H
HK$’000 HK$'000
FHET FHEIT
1,712 2,443

718 649

430 362

3,021 8,861
5,881 12,315




20. Debtors, Deposits, Other Receivables and Prepayments

(continued)

Included in debtors, deposits, other receivables and prepayments
are consideration receivables in respect of deferred considerations
of the Chengdu Project Disposal (as defined below), the Chongging
Project Disposal (as defined below) and the Pioneer Time Disposal
of approximately HK$11,092,821,000 (31st December, 2015: the
Chengdu Project Disposal and the Chongging Project Disposal of
HK$6,808,466,000).

On 30th July, 2015, the Group disposed of the entire issued
share capital of Lucky Benefit Limited and Rising Sheen Limited,
both are indirect wholly-owned subsidiaries of the Company,
and their respective subsidiaries (“Chengdu Project Disposal”).
The consideration of the Chengdu Project Disposal was
HK$6,500,000,000 of which 10% was received from Shengyu (BVI)
Limited (“Shengyu”), a wholly-owned subsidiary of Evergrande Real
Estate Group Limited (now known as China Evergrande Group)
which is independent of and not connected with the Company, as
at 31st December, 2015. In accordance with the equity and debt
transfer agreement of the Chengdu Project Disposal dated 14th July,
2015, the remaining 90% of the cash consideration receivable from
the Chengdu Project Disposal amounting to HK$5,850,000,000
would be received in 4 instalments within 24 months from the
date of the disposal agreement. During the Period, the Group
received HK$1,300,000,000. At the end of the reporting period,
the cash consideration receivable initially recognised at fair value
and subsequently measured at amortised cost was recorded as
other receivables in which the carrying amount of approximately
HK$1,943,620,000 (31st December, 2015: HK$3,158,744,000) to be
received after one year was shown as non-current.

On 27th October, 2015, the Group disposed of the entire issued
share capital of Million Castle Investments Limited, an indirect
wholly-owned subsidiary of the Company (“Chongging Project
Disposal”). The consideration of the Chongging Project Disposal
was HK$1,750,000,000 of which 15% was received from Shengyu
as at 31st December, 2015. In accordance with the equity and
debt receivable transfer agreement of the Chongging Project
Disposal dated 19th October, 2015, the remaining 85% of the
cash consideration receivable from the Chongqing Project Disposal
amounting to HK$1,487,500,000 would be received in 4 instalments
within 24 months from the date of the disposal agreement. During
the Period, the Group received HK$262,500,000. At the end of
the reporting period, the cash consideration receivable initially
recognised at fair value and subsequently measured at amortised
cost was recorded as other receivables in which the carrying
amount of approximately HK$514,082,000 (31st December, 2015:
HK$839,614,000) to be received after one year was shown as non-
current.
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20. EWIRIR e HMAOBWRERANSRE

(%)

JEUWREBRTE e HEtEWREBRBNZRBESRE
EARBEEHE (EERATX) EEHE Y
& (F%& B TX) KPioneer TimeH & Z IREK(E
2 ERARBAI1,092,821,0008 T (—ZE—FHE
+-A=+—RH: KEBEBHEREEBEEHE
6,808,466,0005# 7T ) °

RZE—REFEtA=TH N&EEBEHELucky
Benefit Limited R A= BR AT (BFHAARAF]
2EE2EBENMBAR) 22 HITRALE
EEBEZWBAR ([KEAEEHE]) -KEIEE
& 7 {8 56,500,000,00058 70 R —E—HE
+—A=+—8 EF10%EHEE BVI)ERA
AI(MERE]) (BEXMELEBERAF (REA
FREREER)Z —HM2EHANBAR (BILR
AARBEEBEREE) )W -RIEFI LA AE=
T-RAFtA+MBZKREIER HE 2R R ERE
HEER % #2 T 90% (€% /45,850,000,0005% 7T )
ZHREEEHEZERKREREBK L EHER
HA#E — - PUfE A Ao U ERURER o A ARHAR - AN
B UEL1,300,000,000/% 7T IR & 8K » sZFEURER
SREVFEAFERILTHEBREEXN LTS
FI N E A e U BR TR - AR BRTEI(E 491,943,620,000
BT (ZE—HF+-_A=1+—H:3,158,744,000
BIT) R —FRURE - WHIEIEREEL -

RZZE—RAF+AZ+ER A& E L EMilion
Castle Investments Limited (A2 7]z —EE#EE
BHBEWNBRAR) 2R BARA([EEEARB
HE]) -EFEE HE 2 KEA1,750,000,000
BT R-_E—RE+-_A=+—H HE#15%
CREEND -REITVEHA-_ZE—HFTA
+THhBZEEBEBEHE 2 REREREZEEZED
% R T 85% (£ %E A1,487,500,000/8 L) 2 &
EBEHEZEKBERESHLEHEA L
—+VUME B R P ER U ER o AR HAR - A= B WK
H1262,500,0008 T MR E K sZEUIR &R
BUSEATFTERRTERREHKATE T
A E Ath 8 U BR I8 - H AP BRE (B 49514,082,0007% 7T
(ZE—RF+=-A=+—H:839,614,000% )
B —FBUE WHIEFE RS MEE -



20. Debtors, Deposits, Other Receivables and Prepayments

21.

(continued)

The consideration of the Pioneer Time Disposal was approximately
HK$12,448,280,000 (after adjustment) of which HK$5,000,000,000
was received from Shengyu at the end of the reporting period. In
accordance with the equity and debt transfer agreement of the
Pioneer Time Disposal dated 12th November, 2015, the remaining
of the cash consideration receivable from the Pioneer Time Disposal
amounting to approximately HK$7,448,280,000 would be received
in 6 instalments within 6 years from the date of completion of
the Pioneer Time Disposal. At the end of the reporting period,
the cash consideration receivable initially recognised at fair value
and subsequently measured at amortised cost was recorded as
other receivables in which the carrying amount of approximately
HK$4,887,005,000 to be received after one year was shown as non-
current. Subsequent to the end of the reporting period, the Group
received cash consideration HK$5,700,000,000.

Included in other receivables is the outstanding claim receivable
from Shantou City Planning and State-owned Land Resources Bureau
(“Chenghai Bureau”) with the principal amount of approximately
Renminbi (“RMB") 45,512,000 (equivalent to approximately
HK$53,076,000) (31st December, 2015: RMB45,512,000 (equivalent
to approximately HK$53,640,000)) for the recovery of the down
payment made by the Group for the acquisition of the property
interests located in Chenghai Royal Garden, Shantou, the PRC. The
down payment was fully impaired in prior years. On 5th December,
2012, the Shantou City Intermediate People’s Court (“Intermediate
Court") delivered a judgment in favour of the Group and upheld
the majority claims of the Group. On 26th February, 2014, the High
People’s Court of Guangdong Province declared its judgment on
3rd December, 2013, which upheld the ruling of the Intermediate
Court and dismissed the appeals of the Group and Chenghai Bureau,
became effective on 23rd February, 2014. Up to 30th June, 2016,
the Group received a cumulative amount of RMB6,000,000 (31st
December, 2015: RMB6,000,000) including the interest as partial
satisfaction of the enforcement. Subsequent to the end of the
reporting period, the Group received a further sum of RMB3,000,000
including the interest as partial satisfaction of the enforcement. Up to
the date of the approval of these unaudited condensed consolidated
financial statements, the enforcement of the judgment is still in
progress.

Assets Classified as Held For Sale/Liabilities Directly
Associated with Assets Classified as Held For Sale

(a) Windsor Disposal

On 23rd December, 2015, (i) China Entertainment and Land
Investment Company, Limited (“CELIC"), a direct wholly-
owned subsidiary of the Company; (ii) the Company, being the
guarantor of CELIC; (iii) Magic Square Limited (“Magic Square”),
a company wholly-owned by Mr. Joseph Lau, Luen-hung (“Mr.
Joseph Lau”), a substantial shareholder and a controlling
shareholder of the Company; and (iv) Mr. Joseph Lau, being the
guarantor of Magic Square, entered into a sale and purchase
agreement, pursuant to which CELIC agreed to sell and Magic
Square agreed to acquire the entire issued share capital of Keep
Speed Company Limited (“Keep Speed”), an indirect wholly-
owned subsidiary of the Company.
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20.

21.

BWRE ZE HttBEWRER AN IR
(%)

Pioneer Time & 2 B %) 512,448,280,0007 7T
(%)  KN¥kE H R £ +5,000,000,000%
TERBEWER - BIEIVEHA-_T—HE+—
A+ = H ZPioneer Timet & 2 I & EHEEZER
% A TN 58 47,448,280,000% JT 2 Pioneer Time
& 7 FEURIR £ KRB # {E Pioneer TimeH & 5E/k B
BRANEAD SNHWE - RIREBXR  ZEUGE SR
B HRATFERRLHEBIREHEKATE  FIA
H it fiE Uk BR 18 - H AP BR T {8 494,887,005,000/% T
B —FRWE W EIERBNIEE - MG HIR
1% - N B B W EUR € X {&85,700,000,0007%8 T °

Hib el BRE R EILEMREEE L ERE ([B
BERDAEEZEBRREZASHARE (TA
R#]) 45,512,000 (15 & M 453,076,000 7T )
(ZE—RAF+=-A=+—H: AR#¥45512,000
(¥ E R #953,640,000/8 7T ) ) » Al @ A &£ H i
BEMNRPBOIEm R SEBRtRE s MERS T
T EELERBAFERERE- R_Z—=F
+—AEB LIETmHRRARER ([FHFER])
EHHR T HAEERBOFABR-R-_Z
—WE—_A-+AA EREaBAREIRTH
HRZZE—=F+_A=ZA24% AXEHAR
BEERZ LR TEXSE  BELHF #H5PR
ERRH YR E-—NE-_A - +=B 4%
HE-_Z—XENAZ1+RH A£EZR:FUES
% A R¥#6,000000 (ZE—RE+-_A=+—
H: AR¥6,000,000)  BEIZDIEAFIEZHTT
HoRMEHKRE  AEBRE RS EARKE
3,000,000 BREIFDIEAFEZRITR -HEH
ERKRERIZERGEAMIERE B TR
EETEF -

SIAREHEZEE HIABFHEZEE
EENERAzEE

@) SEABHE

W-TZE—RAF+ A -+=B" ()T ERE
BEXEERDA ([HRIREE]) (A2FZ—MH
ERZERAMBAR) : (DAARfEAF
REFEEMR A (i) Magic Square Limited
(['Magic Square 1) (—MIERBI& M 5E4E ([
BOESE]) (ARRZEFERRRIZERIRE)
2EHEB2AD)  RMWBZELRE BEE
Magic SquarelE{R A ' sIZ —IHE B # o I
It PIRE ¥ F B H & & Magic Square[A &
ZKeep Speed Company Limited ([Keep
Speed ) (RRFRZz —HHEE2EHREGWE
NA 22 EITRA -



21.

Assets Classified as Held For Sale/Liabilities Directly
Associated with Assets Classified as Held For Sale
(continued)

(a

(b)

Windsor Disposal (continued)

On the same date, (i) Good Top Limited (“Good Top"), an
indirect wholly-owned subsidiary of the Company; (ii) the
Company, being the guarantor of Good Top; (iii) Best Range
Limited (“Best Range"), a company wholly-owned by Mr. Joseph
Lau; and (iv) Mr. Joseph Lau, being the guarantor of Best Range,
entered into a sale and purchase agreement, pursuant to which
Good Top agreed to sell and Best Range agreed to acquire the
entire issued share capital of Jumbo Grace Limited (“Jumbo
Grace"), an indirect wholly-owned subsidiary of the Company.

On 2nd February, 2016, the disposals of Keep Speed and Jumbo
Grace and its subsidiary (holding the property known as Windsor
House in Hong Kong) (collectively “Windsor Group”) (“Windsor
Disposal”) were duly approved by the independent shareholders
of the Company at the special general meeting. The Windsor
Disposal has not yet completed up to the date of the approval
of these unaudited condensed consolidated financial statements.
As a result of the Windsor Disposal, the consolidated assets and
liabilities of the Windsor Group have been presented as assets
classified as held for sale and liabilities directly associated with
assets classified as held for sale respectively in the unaudited
condensed consolidated statement of financial position as at
30th June, 2016 in accordance with HKFRS 5 “Non-current
Assets Held for Sale and Discontinued Operations”.

Details of the Windsor Disposal were set out in the
announcements of the Company dated 23rd December, 2015
and 2nd February, 2016 and the circular of the Company dated
15th January, 2016.

Pioneer Time Disposal on 15th January, 2016

During the year ended 31st December, 2015, Great System
Investment Limited (“Great System"), an indirect wholly-owned
subsidiary of the Company, and Shengyu entered into an equity
and debt transfer agreement, pursuant to which Great System
agreed to sell and Shengyu agreed to acquire the entire issued
share capital of Pioneer Time.

The Pioneer Time Disposal was completed on 15th
January, 2016. As at 31st December, 2015, a deposit of
HK$1,250,000,000 had been received by the Group and
included in deposits and receipts in advance. As a result of the
Pioneer Time Disposal, the assets and liabilities of Pioneer Time
had been presented as assets classified as held for sale and
liabilities directly associated with assets classified as held for sale
respectively in the consolidated statement of financial position as
at 31st December, 2015 in accordance with HKFRS 5.

Further details of the Pioneer Time Disposal are set out in Note
26(a).
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. IRBELHEZEE RIARBFHEZERE

EENMBzEE (&)

(a)

(b)

EEREHE (F)

M@ B - (i) Good Top Limited ([Good Top |)
(KARRlz—HEEZEBRENB AR
(iR T £ BGood TopfER A (i) Best
Range Limited ([Best Range ] ) (—F /2%
WHREREWA AT R(v)BIBMERE
YE/Best RangelER A - 5T —IHEE i o
Lt - Good Top[A & HH & KBest Range[d &
8 B Jumbo Grace Limited ([Jumbo Grace |)
(RRRz —HEAEZEAHENELR) 22
B EBITARA

R_ZE—XNF-_A-H HEKeep Speedii
MJumbo Grace R EMIB AR (FAHEURSE
BRRBEERNEZME) (5718 [Windsorsk
E]) (IEZXKEREEHARRZEL
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ARERERRAR (ARR]) (AA&E2z—MH
BEEEHENMBAR) BRI —HRE
FEEEZEGZ B ARREHEREE
[ & % B Pioneer TimeZ 2802 B 1TAR AN o

Pioneer Tmelt ER T —~"F—A+HA
EXC-RZE—RAF+_A=+—H £&H
B U EUE £ 1,250,000,000 LI 5t AR € K
FE UL FRIE A o i A Pioneer TimeH & » Pioneer
Tmez BEERBEREBMBREERES
FRZE—RAF+ZA=+—B2Z2EEH%
MAMEDRE2FNRINRIFIELEECEER
WA ARELECEEEERBZAE

Pioneer TimeH & 2 = — FFFIBEE H IR T
26(a) °



21.

Assets Classified as Held For Sale/Liabilities Directly 21. FIAKHEHEZEE HEIABFEHEZEE

Associated with Assets Classified as Held For Sale

(continued)

The fair value of investment properties was based on the valuation
performed by independent valuers. Details of the valuers, valuation
techniques and key inputs are set out in Note 13.

At the end of the reporting period, the major classes of assets and
liabilities classified as assets held for sale and liabilities directly
associated with assets classified as held for sale correspondingly are

as follows:

Assets classified as held for sale

Investment properties

Property, plant and equipment

Financial asset measured at fair value
through profit or loss

Debtors, deposits, other receivables and
prepayments

Pledged deposits

Bank balances and cash

Liabilities directly associated with
assets classified as held for sale

Creditors and accruals

Deposits and receipts in advance

Tax liabilities

Borrowing

Deferred tax liabilities

Amounts recognised in other
comprehensive income and
accumulated in equity relating to
non-current assets held for sale

Properties revaluation reserve

NABELHECERE
REME
ME- BE R&E

BBESEUARMATEFEZ

TREE

JEWERIE 2% At EKERTER

B RIE
ERFR
RITHEHERSE

RIBFFEHEZ
EEEEERZAE
J& A< BR 1R I B R 3R0A
e MIBWKRIE
HIEAR

fBE

BIEMABE

FRRFHEZHRBDEE
REMZEREFEIR
ERRBRAER ZHE

MEEGFHE
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BEENEBzEE (&)

BREWME 2 XA HETRWNBILEERM 2 SE- A8
B~ A ERMT R T BBUIR 2 FIEE IR HEE13 -

RBEHR - HE D BRI BFHELECEER
B ARERECEEERBHZABZIESR
ERABEERNAT:

30th June, 31st December,
2016 2015
—E-XRF ZT—hF
~NB=t+H +=—A=+—H
HK$'000 HKg'000
FET FHET
10,479,000 8,657,600
1,084 505,585
15,000 —
31,074 4,539
139,285 59,313
16,255 12,234
10,681,698 9,239,271
19,391 2,910
188,955 46,265
24,230 6,214
4,610,000 1,785,000
27,526 17,607
4,870,102 1,857,996
- 127,054




22.

23.

24.

Creditors and Accruals

Included in creditors and accruals are trade payables of approximately
HK$37,847,000 (31st December, 2015: HK$64,975,000).

The following is the aged analysis of trade payables at the end of the

reporting period:

0 — 90 days
Over 90 days

Borrowings

Secured bank loans
Other secured loans

Less: Amounts due within one year
Amounts due after one year

Share Capital

Ordinary shares of HK$0.10 each

Authorised:
At 1st January, 2015, 31st December, 2015
and 30th June, 2016

Issued and fully paid:
At 1st January, 2015, 31st December, 2015
and 30th June, 2016

22. EENRRBRETKE

64,975,000/ 7T) °

FENTE
At ERE

23. &8

BEARITER
Hip A EREK

B —FANEBH 2 BB

—EFRIE 2 A

24, BAK

BREEC.10B T2 BBk

EERA
R-—ZE—RHAF—H—H"
—ET-RAF+-A=+—H
EZZE—XRFRNA=1+H

BBITREREA:
RZZE—RAF—A—H"
—E-RF+-A=+—H
E-E—AFAA=THA
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ENERBELEFAEASEREMNAEZEREEY
378470008 L (ZE—RHE+_A=+—8:

ENEZERERBERRZRESITNOT

30th June, 31st December,
2016 2015
—E-RE —E—hF
AB=1+H +=—A=+—H
HK$’000 HK$'000
FAET FET
22,926 50,813
14,921 14,162
37,847 64,975
30th June, 31st December,
2016 2015
—EB-XEF —ZT—RF
ANB=1+H +=—A=+—H
HK$'000 HK$'000
FAET FET
5,066,063 9,141,994
4,959,746 5,389,779
10,025,809 14,531,773
(7,609,428) (8,651,773)
2,416,381 5,880,000
Number of

shares Share capital
R4 EE [} N
HK$’000

FET

5,000,000,000 500,000
1,907,619,079 190,762




25.

26.

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

The amounts due to associates, investee companies and non-
controlling shareholders are unsecured and interest-free (31st
December, 2015: except for a principal amount of approximately
HK$180,578,000 due to a non-controlling shareholder carried interest
at 11.25% per annum from Tst January to 31st October, 2015 and
interest-free thereafter). The associates, investee companies and
non-controlling shareholders will not demand for repayment within
one year from the end of the reporting period and the amounts are
therefore shown as non-current.

Disposals of Subsidiaries

(a) Pioneer Time Disposal on 15th January, 2016

The Pioneer Time Disposal was completed on 15th January,
2016 at a consideration of approximately HK$12,448,280,000
(after adjustment). Upon completion, Pioneer Time ceased to be
a subsidiary of the Company and its results, assets and liabilities
were ceased to be consolidated with those of the Group.

Details of the Pioneer Time Disposal were set out in the
announcements of the Company dated 12th November, 2015
and 15th January, 2016 and the circular of the Company dated

25.

26.

REBELNT EIREVARFERERR

;IR

REBEENGE  BERE DR MR R FRIEY
AEEEER eSS (ZE—AF+_A=+—H0 'K
KB —MIEIE AR R FRIB AR £ 4180,578,0007% 7T
(R—ZE—RAF—A—BE+tA=1t—AUFF=
1N25B:tERERABRE) ) ZFHENA &
SRRERBINIFEBRBRETERNRERRE —F
REREE  WEZSHENEIERBIEEL -

HEM B AR

(a) R=ZF—XF— B+ HH ZPioneer Time
HE

Pioneer TmeH ER T —RF—HA+HA
FERK - RIBEHIA12,448,280,000/8 7T (4E AR
%) - IAER 1% > Pioneer Time "B AR AR Z
—HfB AR EXE BERBEETHE
AREBEZGREEE EERBER

Pioneer Timei & 2 5152 & 3IMN AR E B H
BT —RAF+—RA+tZBRZZ—RF—
B+HEBZAHUR-_ZE—RAF+_-_A=H

3rd December, 2015. KA
2016
—E-XRE
HK$’000
FET
The net assets of Pioneer Time as at Pioneer TimeMHE AHi 2 BEEFEW T !
the date of disposal were as follows:
Investment properties wEYE 8,657,600
Property, plant and equipment M- WER&RE 505,585
Debtors, deposits, other receivables and prepayments FEURARIE - & & ~ E fh e W R 1B & FE 14 3/ 1E 5,006
Bank balances and cash RITEAR NI 554
Creditors and accruals FE T AR 1B [ FE 5T R IE (1,268)
Deposits and receipts in advance Ze RIEWRIE (54,249)
Tax liabilities RBAE (1,763)
Deferred tax liabilities BERIBAG (17,651)
Amount due to the Group RBAREBERIE (1,053,961)
Net assets disposed of HEEEFE 8,039,853
Sale of amount due to the Group HEXRBAREBERIEA 1,053,961
Gain on disposal of a subsidiary e — BB LR E 2 e 1,277,154
10,370,968
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26. Disposals of Subsidiaries (continued)

26. HEMEBAR (&)

(a) Pioneer Time Disposal on 15th January, 2016 (continued)

(b)

Satisfied by:
Cash consideration received
Present value of deferred consideration (note)

Expenses incurred for disposal

Net cash inflow arising on disposal:
Cash consideration

Cash consideration receivable (note)
Deposit received in prior year

Cash consideration received during the Period
Expenses incurred for disposal
Bank balances and cash disposed of

(a)

MR=Z— X% — B+ HH ZPioneer Time
HE (&)

2016
i
HK$°000
F#ET
LATEN AR AT
BWRESRE 5,000,000
BEEREZRE () 5,372,854
10,372,854
HEMEAZHAX (1,886)
10,370,968
HEREEZEESRAFR:
ReRE 12,448,280
FEWER & RE (MEE) (7,448,280)
REFEEREES (1,250,000)
AEHEEBIRSRE 3,750,000
HEMREE ZRX (1,886)
BEHEZRITESRKLRS (554)
3,747,560

The gain on the Pioneer Time Disposal was included in other
gains and losses, net (Note 9(i)) in the unaudited condensed

consolidated statement of comprehensive income.

Note: The deferred consideration represents the consideration
of approximately HK$7,448,280,000 receivable in cash by
instalments within 6 years from the date of completion of
the Pioneer Time Disposal. Subsequent to the end of the
reporting period, the Group received HK$5,700,000,000.

Evergo Shanghai Disposal on 22nd June, 2016

During the Period, Digi-Star Limited, an indirect wholly-owned
subsidiary of the Company, entered into an equity transfer
agreement with an independent third party to dispose of the

entire issued share capital of Evergo Shanghai.
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Pioneer TimeH & 2 WH B T AR EEZE
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B 5F ¢ 3 ZE X 1B J5 38 BEPioneer Timelt & 5%
AR ENF RS BHAIR S WER 2 fE UL
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26. Disposals of Subsidiaries (continued) 26. HEMHBAT (&)

(b) Evergo Shanghai Disposal on 22nd June, 2016 (continued) (b) R=ZZE—AR"ERNRA-Z+-BAZEXS5LEF
HE (&)
The Evergo Shanghai Disposal was completed on 22nd BERLEEEER-_TE—XR"FNA=+=H
June, 2016 at a consideration of equivalent to approximately SR R E M E R 41,355,843,000% 7T o A
HK$1,355,843,000. Upon completion, Evergo Shanghai ceased EXRE - BEEREETBALARG 2 —MEMK
to be a subsidiary of the Company and its results, assets and Bam HEE BERAGBETHITALRSE
liabilities were ceased to be consolidated with those of the EviaXE BEERBER-
Group.
2016
—E-XRE
HK$’000
FET
The net assets of Evergo Shanghai as at BES SR EERRZEEFENT
the date of disposal were as follows:
Investment properties KEME 1,037,057
Equipment B 195
Debtors, deposits, other receivables and prepayments FEURARIE ~ & & ~ E fh 8 W AR 78 & TE 14 5k 1H 1,527
Tax recoverable A Yz B8 5K 185
Bank balances and cash RITHEHR KBRS 49,168
Creditors and accruals JE 1~ BR I8 J% FE 5T RKIA (9,289)
Deposits and receipts in advance & RIBWRIE (17,328)
Deferred tax liabilities RERIBAG (438,081)
Net assets disposed of HEEEFE 623,434
Release of translation reserve upon disposal PO R R B 2 BB R A 9,053
Gain on disposal of a subsidiary HE—ERE AR 2 ke 721,294
1,353,781
Satisfied by: AT 575 K2 A
Cash consideration RERE 1,355,843
Expenses incurred for disposal HEMEE 2RI (2,062)
1,353,781
Net cash outflow arising on disposal: HEREE 2R R LIFE:
Cash consideration RERE 1,355,843
Cash consideration receivable (note) FEWIR S RME () (1,355,843)
Cash consideration received during the Period AHREEWRERE -
Expenses incurred for disposal HEMEE 2RI (2,062)
Bank balances and cash disposed of EHEZRITEBRKRS (49,168)
(51,230)
The gain on the Evergo Shanghai Disposal was included in other BXm L BHE 2 WEEFARKEEZER
gains and losses, net (Note 9(ii)) in the unaudited condensed e ER Rz E e & ERFEE (M
consolidated statement of comprehensive income. (i)W e
Note: Subsequent to the end of the reporting period, the entire M 5T MG EIRE - R EE R EUER

amount of consideration receivable was received.
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26. Disposals of Subsidiaries (continued)

(c) Disposal of the Silvercord Group to connected persons on

13th January, 2015

The Silvercord Disposal was completed on 13th January, 2015 at
a total consideration of approximately HK$7,656,149,000. Upon
completion, the Silvercord Group ceased to be subsidiaries of
the Company and its consolidated results, assets and liabilities
were ceased to be consolidated with those of the Group.

Upon completion of the Silvercord Disposal, the Group
recorded loss on disposals of subsidiaries of approximately
HK$97,235,000. The loss was mainly derived from the increase
in fair value of the investment properties of HK$93,200,000 due
to revaluation of the investment properties as at 31st December,
2014 (which was carried out in accordance with the Group's
accounting policies on revaluation of the Group's investment
properties as at reporting date) as compared with the property

26. HEMEBAR (&)

(0 RZE-—HF-A+=PRHEERSEERT

AEAL

BRetER_T—HF—A+=ZH%R &
RAB %) A7656,149,000 7T - Rk 1% + iR
SEBCEITBEARRBZHB AR HEA
2¥E - BENABCETBIFAREBZLA
E¥E - BERABEN-

REEHERKE  NEBESHEWNB QT
2 E1849597235,000/8 7T c i EIE T B B
R-ZE—ME+_A=+—BEHREWEE
TEM (RBAEBENSTBRRERER 2R
BYERREDEETER) KAHA-T
—MMENA—BZESHEEEHERAZY
¥EE REYE R FEEINAE3,200,000
BT e

valuation under the sale and purchase agreements of the
Silvercord Disposal dated 1st September, 2014.

e ECHBEE#HIRARRBHA S
—mMELA-—BER-_ZE—RHFE—A+=ZAHZ
NUARZZE—NFNAZ+=HZBHA -

Details of the Silvercord Disposal were set out in the
announcements of the Company dated 2nd September, 2014
and 13th January, 2015 and the circular of the Company dated
23rd September, 2014.

2015

—T—-hF

HK$'000

TET

The consolidated net assets of the Silvercord Group SREEERHEB BRI GRAEEFELT
as at the date of disposal were as follows:

Investment properties LB 9,388,280
Equipment H 3
Debtors, deposits, other receivables and prepayments FEUBRIE - 12 & - B b JEURBRTE R TS BUA 48,917
Tax recoverable AJ W 1B 56 3% 1
Bank balances and cash RITHEHR LIRS 95,018
Amount due from the Group REE X EFHE 424226
Creditors and accruals FE T AR 1B [ FE 5T R IE (7,192)
Deposits and receipts in advance Ze RIEWRIE (217,539)
Tax liabilities HEAR (18,714)
Borrowings BE (1,500,000)
Deferred tax liabilities REHIBEE (39,425)
Amount due to the Group REBAREBRIE (7,538,215)
Consolidated net assets disposed of HEGREBEEFE 635,360
Sale of amount due to the Group HEXRBAREEKIA 7,538,215
Assumption of amount due from the Group EEREE /KA IE (424,226)
Loss on disposals of subsidiaries HEMBARZERE (97,235)
7,652,114
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26. Disposals of Subsidiaries (continued)

(c) Disposal of the Silvercord Group to connected persons on

13th January, 2015 (continued)

Satisfied by:
Cash consideration
Expenses incurred for disposal

Net cash inflow arising on disposal:
Cash consideration
Settled by special interim dividend (note)

Net cash consideration received
Expenses incurred for disposal
Bank balances and cash disposed of

The loss on the Silvercord Disposal was included in other
gains and losses, net (Note 9(iv)) in the unaudited condensed
consolidated statement of comprehensive income.

Note: The purchaser of Brass Ring and Union Leader in the

26. HEMEBAR (&)

BMEAL (&)
2015
—E—RF
HK$'000
FAETT
LATH A RS AT

ReRE 7,656,149
HEMEAZHAX (4,035)
7,652,114

HENELEZRERAFA:
ReRE 7,656,149
LARE Bl R BARR B 3 1+ (BT =) (5,350,803)
BWReREFE 2,305,346
HEMREA ZRX (4,035)
BEHEZRITEH LIRS (95,018)
2,206,293

9(iv) )

Wi

e

(0 RZE-—HF-A+=PRHEERSEERT

REHEZBEEFAREERBRES
EEERE R RERFE (M

P8R = & Brass Ring & Union Leader

Silvercord Disposal, Fly High Target Limited, a company
wholly-owned by Mr. Joseph Lau, has elected to settle the
consideration by procuring Mr. Joseph Lau's entitlement
on the special interim dividend declared in 2014 and
paid in 2015 (Note 11) in an amount of approximately
HK$5,350,803,000.

2 B 7 Fly High Target Limited (—R M
BIBIERERBERB 2 RA)EREN

ZE-RFIRMNZ R SRS E
FCHEID) AEXMNRE SBAR
5,350,803,000/8 7T °

27. Capital Commitments

Authorised and contracted for:
Development expenditure of
properties in Hong Kong

Renovation of properties

Investee company's contribution

Capital investment in limited
partnership (note)

27. EXREE
30th June, 31st December,
2016 2015
—E-REF —E—hF
~A=+H +=-—A=+—H
HK$'000 HK$'000
FET FET
EHAERBEEL:
BEEYMEBRERE

37,297 102,257
BT 22,410 6,997
BEXRERRZIE 171,600 171,600

EREBLEZEARLE
(3D 109,965 126,901
341,272 407,755
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27. Capital Commitments (continued)

Note: The Group had committed to make a capital contribution
of US$100,000,000 (equivalent to approximately
HK$775,790,000) in the Cayman Islands Partnership. Up to
the end of the reporting period, approximately US$85,825,000
(equivalent to approximately HK$665,825,000) (31st
December, 2015: US$83,625,000 (equivalent to approximately
HK$648,214,000)) among the contribution has been paid by
the Group.

28. Contingent Liabilities and Assets

Contingent Liabilities

27. BRERE (E)

M- A EERHERSABREEAFBIED
100,000,000 7T ( #8E R #9775,790,0007
L) ZEREE - RMEBRR  AEBETE
#985,825,000% 7t (18 & M #9665,825,000
Br) (ZE—RAF+-_A=+—8:
83,625,000% Jt (48 & M 49648,214,000/8
L) ) EREESEE -

28. FREBREE

FREE

30th June, 31st December,
2016 2015
—EB-XRE —ZE—hF
RA=t1H +Z—A=+—H
HK$’000 HK$'000
FHET FET
Guarantee given to a bank in respect of RNB AR ERBITERZ
banking facilities in lieu of the cash public RITEEREAMBRSARER
utility deposit jointly utilised by subsidiaries Tk A — IR AT HR 4 2 B4R 15,000 15,000

Contingent Assets

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

On 1st September, 2014, (i) Data Dynasty Limited (“Data Dynasty”),
an indirect wholly-owned subsidiary of the Company; (ii) the
Company, being the guarantor of Data Dynasty; (iii) One Midland
Limited (“One Midland”), a company wholly-owned by Mr. Joseph
Lau; and (iv) Mr. Joseph Lau, being the guarantor of One Midland,
entered into a sale and purchase agreement, namely “Moon Ocean
SP Agreement”, pursuant to which Data Dynasty agreed to sell and
One Midland agreed to acquire the entire issued share capital of Value
Eight Limited (“Value Eight"), Value Eight held investments relating
to the Macau Land (as defined below) through Moon Ocean (“Moon
Ocean Disposal”).

Subject to completion of the Moon Ocean Disposal on 31st October,
2014, (a) if judgments are made in favour of Moon Ocean in the
appeals to its legal case in the Macau Special Administrative Region
of the PRC (“Macau”) (“Appeals”) and have become final and the title
to the Macau land previously held by Moon Ocean (“Macau Land") is
vested on Moon Ocean again, One Midland shall pay to Data Dynasty
the development upside sharing 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 to Data
Dynasty the compensation upside sharing pursuant to the Moon
Ocean SP Agreement.
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HMoon Ocean Ltd. ([ Moon Ocean |) 4155
BRI E A G E

MZ=—ZF—MF N HA—H" () Data Dynasty Limited
([Data Dynasty]) (A ARz —HMEEZEHE
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28. Contingent Liabilities and Assets (continued)

Contingent Assets (continued)

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

)

Ocean”) (continued)

The Appeals comprise (i) the appeal against the Chief Executive of
Macau's declaration of the previous act of the Chief Executive of
Macau in confirming the approval of the transfers of the rights deriving
from the land concession for the Macau Land to Moon Ocean and the
amendments of the related land concession contracts in March 2006
invalid (“First Decision Appeal”); and (ii) the appeal against the notice
from the Land, Public Works and Transport Bureau of Macau that the
Chief Executive of Macau declared the previous act of approval of
the increase of residential gross floor area of the Macau Land and an
exchange of land in March 2011 by the Chief Executive of Macau was
invalid (“Second Decision Appeal”).

The arrangement of the development upside sharing or the
compensation upside sharing (as the case may be) allows the Group
to share the possible upside or compensation in relation to the Macau
Land and the La Scala project post completion of the Moon Ocean SP
Agreement.

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

The Directors consider the aggregate amount of all the development
upside sharing or the compensation upside sharing (as the case may
be) payable by One Midland to Data Dynasty and the maximum
amount of HK$12,500,000,000 for the development upside sharing
or the compensation upside sharing (as the case may be) are fair and
reasonable and in the interests of the Company and the shareholders
of the Company as a whole.

The Court of Final Appeal of Macau denied the First Decision Appeal
in its judgment on 22nd June, 2016. Up to the date of the approval
of these unaudited condensed consolidated financial statements, the
Second Decision Appeal is still in progress.

Details of the Moon Ocean Disposal, the development upside
sharing and the compensation upside sharing were set out in the
announcement of the Company dated 2nd September, 2014 and the
circular of the Company dated 23rd September, 2014.
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J#Moon Ocean Ltd. ([ Moon Ocean |) 565 %
BRI E R RS E (E)
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RZEERNF=ZARRRAEZ BRI Ltz Tt
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29. Material Related Party Transactions

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

29. EXBEALIRS

BARKEZBARSUBHEREEMIL D AEE
S NEBER AR EREEALET T IEAR
5

Six months ended 30th June,

Interest income received from associates

Income received from a controlling shareholder
of the Company (“Controlling Shareholder”)/
companies controlled by the Controlling
Shareholder/a company controlled by a close

family member of the Controlling Shareholder:

Rental services
Property management services,
leasing administration services and
property administration services
Asset management and maintenance services
Advisory and consultancy services

Rent and building management fee paid to
associates

Consideration received for the disposal of
the Group's stock of properties to a

non-executive Director (note (i))

Consideration received for the disposals of

subsidiaries to companies wholly-owned
by the Controlling Shareholder (note (ii))

Deposit received for the disposal of subsidiaries
to a company wholly-owned by the Controlling

BEAB=1tHLAEA
2016 2015
—XRE —HE
HK$’000 HK8'000
FET FAET
BRS¢ EWNCI R PRGN 1,094 1,689
B U — L AR A ZE AR AR R
(TR ) HE R AR e
EHzRE, — M hEERRER
BMEZYZREKBZESZ
NG N
HERBE 11,220 12,996
P EE R

FAEITHRRTS &

Y 1T RS 17,091 9,761
BEEERRERY 2,120 9,101
B R RS 277 937

B#E AR ZHEE R

BFERE 1,339 1,344
WE— (I IERITESIERTE

AEEMEFEZNRE

(MIZEG)) 113,568 -
WEIERR R EHAE 2 A

EABLEWBA TZ&@

(BF&EC)) - 7,656,149
WEX FiIERRR2EEEZ

RREABLENBARZIES
CHFE i) - 14,307

Shareholder (note (iii))

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

Rental services, property management services, leasing administration
services and property administration services, asset management and
maintenance services and advisory and consultancy services (the
contract for services with effect from 1st November, 2014 (details
were disclosed in the announcement of the Company dated 31st
October, 2014)) were charged at the terms agreed by both parties.

Rent and building management fee were determined on terms similar
to those applicable to transactions with unrelated parties.
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29.

30.

Material Related Party Transactions (continued)

Consideration received for the disposal of the Group's stock of
properties was determined with reference to the prevailing market
values.

Consideration received for the disposals of subsidiaries was
determined after arm’s length negotiations between both parties
with reference to the consolidated net asset value of the respective
subsidiaries at their respective date of completion.

Notes:

(i) As set out in the announcement of the Company dated 21st
December, 2015, a subsidiary owned as to 70% by the
Company accepted a tender submitted by a non-executive
Director, to purchase a residential unit together with a car parking
space of 55 Conduit Road, the Group's stock of property held for
sale, at a consideration of approximately HK$113,568,000 (after
cash rebate). The transaction was completed on 5th April, 2016.

(i) Details of the Silvercord Disposal (Note 26(c)) were set out
in the announcements of the Company dated 2nd September,
2014 and 13th January, 2015 and the circular of the Company
dated 23rd September, 2014.

(iii) Details of the disposal of Asian East Limited, an indirect wholly-

owned subsidiary of the Company, and its subsidiaries (one

of which held the property known as The ONE in Hong Kong)
were set out in the announcements of the Company dated 12th

December, 2014, 15th July, 2015 and 13th August, 2015 and

the circular of the Company dated 7th January, 2015.

Details of the balances with related parties at the end of the reporting
period are set out in Notes 16 and 25.

Fair Value Measurements of Financial Instruments

Fair value is the price that would be received to sell an asset or
paid to transfer a liability in an orderly transaction between market
participants at the measurement date, regardless of whether that
price is directly observable or estimated using another valuation
technique. In estimating the fair value of an asset or a liability, the
Group takes into account the characteristics of the asset or liability
if market participants would take those characteristics into account
when pricing the asset or liability at the measurement date. Fair value
for measurement and/or disclosure purposes in these unaudited
condensed consolidated financial statements is determined on such a
basis, except for share-based payment transactions that are within the
scope of HKFRS 2 “Share-based Payment’, leasing transactions that
are within the scope of HKAS 17 “Leases”, and measurements that
have some similarities to fair value but are not fair value, such as net
realisable value in HKAS 2 “Inventories” or value in use in HKAS 36
“Impairment of Assets”.
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30. Fair Value Measurements of Financial Instruments
(continued)

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

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

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

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

Financial instruments measured at fair value

The following table analysed the financial instruments which are

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

Financial assets Fair value
SREE A¥E
30th June, 31st December,
2016 2015
ZE-RF —Z-1F
~A=tH +ZA=+—H
HK$'000 HK$'000
FEx FAET
Listed equity securities presented as 39,337 364,244

investments held-for-trading
2IIRFIFEEZREZ
FHRARES

Bonds presented as financial assets 9,630,607 11,069,270
measured at FVTPL (31st December,
2015: bonds presented as financial
assets designated as at FVTPL)
2N ABABENRBATEHEL
SREEZES(ZE-RETZA
=T-B:2iRETARBAR
ARBAFEZCREEZES)

Listed equity investment presented as 4,611,672 -
financial assets measured at FVTOC

2N ABBEMEERENRE
AFEHEZEREEZ LMRARE
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Fair value Valuation techniques Significant

hierarchy

and key inputs unobservable inputs

AFPEIHH  AERARIEHE EXFTBEYE

Level 1
E—1

Level 1
E—H

Level 1
E—8

Quoted prices in N/A
active markets AiE A

EREMSEZRE

Quoted prices in N/A
active markets NiEA

ERMSEZRE

Quoted prices in N/A
active markets TiEA

ERMSZRE



(continued)

30. Fair Value Measurements of Financial Instruments

Financial instruments measured at fair value (continued)

Financial assets
CHEE

Unlisted club debentures presented as
financial assets measured at FVTPL

I ABRBEENRBATENEY
TREEZHLITEREES

Unlisted equity securities presented as
financial assets measured at FVTOCI
(31st December, 2015: unlisted equity
securities presented as available-for-sale
investments measured at fair value)

25 ABBE M2 H YR
RTEHEBZEREEZF LHRA
EFH(ZE-RETZA=T—H:
2IRRNTEFAEZFEREZ
EEHRAES)

Fair value
AYE

30th June, 31st December,
2016 2015
—E-xE —E-h%
~A=tH +ZA=+—H
HK$'000 HK$000
FEL FET
63,074 -
863,619 68,544
15,208,309 11,502,058
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30. SRTEZAFEFE(E)

LAFEFEZESMIA (&)

Fair value
hierarchy
AFEIRH

Level 2
EZH

Level 3
E=H

Valuation techniques
and key inputs
REEMRTEHE

Market comparison

52 LR

Discounted cash flow:
forecast dividend
income, forecast
distribution, discount
rate and contract terms
(if any)

BRRRERE
R BB A TR
ZAR - BRAERREN
&5 (mA)

Reference to the fair
value of the underlying
property

SERPNELATE

Net asset value (note (ii))

BEZE (M)

Significant
unobservable inputs

EXFTBREYE

N/A
@A

Forecast dividend
income taking
into account
management's
experience, dividend
records over the
past years, forecast
distribution and the
estimated terminal
value (note (i))

BHZBREMATIZR
ERELS BEF
EZRBRS BA

DR MEE 2 & iE
(EfE (MEEQD))

Discount rate ranging
from 1% below
prime rate ("Prime")
to 21.30%

(31st December,
2015: discount rate
ranging from 1%
below Prime to
Prime) (note (i))

BREANFREBEF
Z([&EENE])
BIEZ21.30F
(ZZ-58%F
TZA=+—8:
ARENTHER
MERIEZR
REZHNE)

(B EE))

Fair value of the
underlying property
based on valuation
model (note (i)

ENHEEAETE
HaENEzATFE
(F3EG))

N/A
@A



30. Fair Value Measurements of Financial Instruments

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

(i) The higher the forecast dividend income, forecast distribution,
terminal value and fair value of the underlying property, the
higher the fair value. The higher the discount rate, the lower the
fair value.

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

There were no transfers amongst Level 1, Level 2 and Level 3 in the
fair value hierarchy during the period/year and no change in valuation
techniques used in the prior years, except for the measurements of
certain financial instruments changed from cost model to fair value
upon early adoption of HKFRS 9 (2014) on 1st January, 2016.

The fair value of financial instruments traded in active markets is
based on quoted market prices at the end of each reporting period. A
market is regarded as active if quoted prices are readily and regularly
available from an exchange, dealer, broker, industry group, pricing
service, or regulatory agency, and those prices represent actual and
regularly occurring market transactions on an arm'’s length basis. The
quoted market price used for financial assets held by the Group is the
current bid price. These instruments are included in Level 1.
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30. Fair Value Measurements of Financial Instruments 30. SRITECZAFEFE(E)

(continued)
Financial instruments measured at fair value (continued) LAREHEZSRIA (&)
The movement during the period/year in the balances of Level 3 fair E=MATEFELEHBRNAN FRZ2EBHOT

value measurement is as follows:

Unlisted equity

securities
Financial presented as
assets available- Financial
measured for-sale guarantee
at FVTOCI investments liabilities
BBAHM
2 MmN 2IHEFE
RRDFEFTE REZF LT
ZEMEE IR A % HHEEREE
HK8'000 HK$'000 HK3'000
T TET TET
At 1st January, 2015 R-ZE—RFE—H—H - 93,515 (102)
Net unrealised loss recognised in FE A EL 2 T UK A T R
other comprehensive income REIREEFF ( MT?)
during the year (note) - (24,971) -
Fair value changes recognised in REARBRBERZ
profit or loss during the year N EEE - - (58)
Disposals of subsidiaries HEWB QA - - 160
At 31st December, 2015 and RZZE—RFE+=A E‘f’
Ist January, 2016 (originally stated) KRZ=ZT— X F—H—
(REZ25)) - 68,544 -

Unlisted equity securities reclassified 3 £ IR AN 35 35 7 12 TR 49
from available-for-sale investments &7 B %5 Rk & % A 5955
measured at fair value to financial (20145 ) B HEZAFE
assets measured at FVTOCI upon HECHERESETOH
early adoption of HKFRS 9 (2014) iLiﬁﬁ@i@W DA e B

NEBEHEZEREE 68,544 (68,544) -

Unlisted equity securities reclassified 3 £ RN 35 5 712 T ER 49
from available-for-sale investments &4 B 7 5 4 B 5958
measured at cost to financial assets (20144 ) BRI A5 2

measured at FVTOCI upon early ZHEEREEMOEEEB
adoption of HKFRS 9 (2014) HAh 2 E WA R A TE
EZEREBEE 726,149 - -
794,693 (68,544) -
Effect on financial assets remeasured & @& ENIR T RNE B
at fair value upon early adoption of ¥R 2| F9%% (20144 )
HKFRS 9 (2014) NI AFEENTE s F &8 96,960 - -
At 1st January, 2016 (restated) RZE—-—XF—H—H
(&51) 891,653 - -
Net return of capital contributed RERNBELIEENFE
during the period (6,499) - -
Net unrealised loss recognised in REANEME2EREERZ
other comprehensive income REREHEFE (M)
during the period (note) (21,535) - -
At 30th June, 2016 R-ZE—-XREXA=+H 863,619 - -

61



30. Fair Value Measurements of Financial Instruments 30. SRTECZAFEFE(E)

(continued)

Financial instruments measured at fair value (continued) DAFEFEZEMIA (£)

Note: All of the above losses included in other comprehensive Misk: EaFT AR ABA FAEMEEKEZ
income for the period/year relate to unquoted equity BRI ERBREARTE 2T ERERER
investments held at the end of the reporting period and are ®E WHRABEBEMEENGEIARBRA
reported as changes of financial assets measured at fair value FEABZERMEEZFB (—T—HF !
through other comprehensive income reserve (2015: securities BEREFHE) 22T -

investments reserve).

Financial instruments not measured at fair value FUNFEFAEZEHMIA
The Directors consider that the carrying amounts of the Group's EZRA/AEEEURTEMFEzeRMIAZE
financial instruments that are not measured at fair value approximate HEREQNFEMES -

to their fair values.
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INTERIM DIVIDEND

During the Period, the Board had declared and/or paid a final
dividend of HK1 cent per share (payment date: 6th June, 2016)
(2014: HK1 cent per share) and special interim dividend of HK$2
per share (payment date: 20th January, 2016) (2015: HK$4 per
share and HK$2.6 per share). Subsequent to the Period, the Board
had also declared special interim dividends of (i) HK$2.1 per share
(payment date: 11th August, 2016) and (i) HK$3.23 per share
(payment date: 1st September, 2016) (2015: HK$1.2 per share).

In order to maintain a continuous dividend payment record, the
Board has resolved to declare a nominal interim dividend of HK1
cent per share (2015: HK30 cents per share) for the Period (the
“Interim Dividend").

Dividend warrants for the Interim Dividend will be posted on or
about 23rd September, 2016 to shareholders whose names appear
on the register of members of the Company on 13th September,
2016.

CLOSURE OF REGISTER OF MEMBERS

The register of members will be closed on 13th September, 2016.
In order to qualify for the Interim Dividend, all share transfers
documents accompanied by the relevant share certificates must be
lodged with the Company's Branch Registrar and Transfer Office in
Hong Kong, namely Computershare Hong Kong Investor Services
Limited, at Shops 1712-1716, 17th Floor, Hopewell Centre, 183
Queen'’s Road East, Wanchai, Hong Kong not later than 4:30 p.m. on
12th September, 2016.

FINANCIAL OPERATION REVIEW
Results
Revenue

Revenue for the Period amounted to HK$1,944.9 million (2015:
HK$969.0 million), an increase of 100.7% over the same period of
last year and comprised gross rental income of HK$482.1 million
(2015: HK$760.4 million), property sales of HK$1,480.4 million
(2015: HK$147.0 million), loss on sales of investments held-for-
trading on a net basis of HK$24.4 million (2015: profit of HK$10.0
million) and others of HK$6.8 million (2015: HK$51.6 million).
The increase in revenue was mainly due to the increase in sales of
trading properties.

Gross Profit

Gross profit for the Period amounted to HK$1,356.4 million (2015:
HK$767.7 million), an increase of 76.7% as compared with the same
period of last year which was mainly due to the increase in profit
from property sales of HK$867.5 million while the decrease in net
rental income of HK$257.0 million.
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FINANCIAL OPERATION REVIEW (continued)
Results (continued)
Property Leasing

For property leasing, the rental revenue in retail and non-retail
section have decreased significantly by 53.8% to HK$196.0 million
and 14.8% to HK$286.1 million respectively during the Period. The
total rental income in revenue for the Period recorded a decrease of
36.6% to HK$482.1 million as compared with the same period of
last year of HK$760.4 million.

Together with the attributable rental revenue generated from
associates and an investee company of HK$68.9 million (2015:
HK$107.8 million), the total attributable rental revenue to the Group
after non-controlling interests amounted to HK$550.2 million (2015:
HK$867.3 million), which representing a decline of 36.6% over the
same period of last year.

Attributable net rental income for the Period showed HK$526.1
million, a 33.0% decrease over HK$785.7 million in the same period
of last year.

The decline in attributable rental revenue and net rental income
were mainly due to the disposals of subsidiaries holding MassMutual
Tower and The ONE in January 2016 and July 2015 respectively,
since then the results of those subsidiaries were not consolidated
to the Group. For those properties remain as at 30th June, 2016,
the attributable rental revenue and net rental income maintained
stable performance over the same period of last year. In addition, the
newly acquired properties in the United Kingdom contributed rental
revenue and net rental income of HK$15.6 million and HK$14.5
million respectively during the Period.

Property Development and Trading

During the Period, the attributable property sales revenue and
the relevant attributable profit from the Group and its associates
recorded an increase of 350.0% to HK$1,036.9 million (2015:
HK$230.4 million) and 956.0% to HK$657.9 million (2015:
HK$62.3 million) respectively.

The major component recorded in gross profit is sales of 55 Conduit
Road located in Mid-Levels West (70% interest) had contributed an
attributable profit to the Group of HK$657.4 million (including 1 unit
and 1 car parking space of 55 Conduit Road sold to a connected
person as disclosed in section headed “Other Information and Events
After the Reporting Period” of this interim report) (2015: sales of
Phase |, Phase Il and parking spaces of Splendid City in Chengdu
(100% interest) generated profit of HK$0.5 million, HK$1.9 million
and HK$6.7 million respectively; Tower 1 of The Metropolis in
Chengdu (100% interest) generated profit of HK$22.3 million; and
One WanChai and parking spaces at The Zenith in Wanchai (both
87.5% interest) had contributed an attributable profit of HK$25.1
million and HK$1.5 million respectively).
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FINANCIAL OPERATION REVIEW (continued)
Results (continued)
Property Development and Trading (continued)

In respect of properties held by associates, Greenville Residence in
Yuen Long (50% interest) generated profit of HK$0.5 million (2015:
The Coronation in Chongqing (25% interest) generated profit of
HK$4.3 million) as reflected in the share of results of associates.

As at 30th June, 2016, deposits received from stock of properties
contracted to be sold amounted to HK$499.8 million. Of which,
deposits of HK$458.5 million were received from presale of 88
units of One South Lane in Kennedy Town (100% interest) with
contracted sale of HK$467.3 million (after discount), together with
deposits of HK$40.8 million were received for 7 units and 3 car
parking spaces of 55 Conduit Road with contracted sale of HK$489.6
million (after cash rebate) and its attributable interest of sales to the
Group amounted to HK$342.7 million.

In summary, the Group together with associates executed properties
sale agreements, including presale agreements to third parties,
recorded an attributable contracted sales of HK$539.8 million
(after cash rebate) (2015: HK$390.7 million) during the Period.
Total attributable property sales profit recognised for the Period was
HK$657.9 million (2015: HK$62.3 million).

Securities Investments

The Group has in the ordinary and normal course of business
conducted its securities investment activities. During the Period, the
Group recorded a realised loss of HK$24.4 million (2015: realised
gain of HK$10.0 million) on disposal of listed investments held-for-
trading (the gains/losses of which was included in revenue) with
gross proceeds of HK$568.1 million (2015: HK$608.2 million).
However, a realised gain from sale of bonds of HK$95.8 million
(2015: realised loss of HK$41.0 million) was recognised. The net
realised gain for the Period was HK$71.4 million (2015: net realised
loss of HK$31.0 million).

Furthermore, the Group recorded an unrealised loss of HK$103.9
million (2015: HK$39.5 million) representing the changes in fair
value of listed investments held-for-trading and bonds, which had no
effect on the cash flow of the Group.

Summing up the above and adding the net income from net
dividend income, interest income, other net investment income and
other finance income of HK$636.9 million (2015: net income from
interest income, other investment income and other finance costs
of HK$220.5 million), the gain recognised on securities investments
was HK$604.4 million (2015: HK$150.0 million).
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FINANCIAL OPERATION REVIEW (continued)
Results (continued)
Securities Investments (continued)

The respective income/expense from securities investments under
different categories are further elaborated below.

Listed Equity Investment at Fair Value Through Other Comprehensive
Income

In May 2016, the Group acquired 577,180,500 H shares of
Shengjing Bank Co., Ltd. (Stock Code: 2066) (“Shengjing Bank”) at
the total consideration of HK$6,926.2 million included in financial
assets measured at fair value through other comprehensive
income (“FVTOCI"). During the Period, the after-expenses dividend
income of HK$189.6 million and the withholding tax of HK$19.1
million, making a net dividend income of HK$170.5 million was
recognised in the unaudited condensed consolidated statement of
comprehensive income and an unrealised loss on fair value change
of HK$2,314.5 million was recorded as an other comprehensive
expense. The Group believes that the decrease in share price of
Shengjing Bank from May to the end of June 2016, among other
things, was because of the slowdown in the People’s Republic of
China (“PRC") economic growth and the challenging environment on
risk management in the PRC banking industry. The fair value change
is a non-cash item and will not affect the cash flow of the Group.

Shengjing Bank is a joint stock company and a commercial bank
incorporated in the PRC and is principally engaged in corporate
banking, retail banking and treasury business. lts corporate banking
products and services include corporate loans and advances,
trade financing and deposit taking activities, agency services, and
remittance and settlement services. The H shares of Shengjing Bank
are listed on the main board of The Stock Exchange of Hong Kong
Limited. Its headquarters are located in Shenyang, Liaoning Province,
the PRC, and Shengjing Bank is a leading commercial bank in
Northeast China.

Listed Investments Held-for-trading and Treasury Products
The listed investments held-for-trading and treasury products
recorded a profit before and after finance income of HK$432.3

million and HK$433.9 million (2015: before and after finance cost of
HK$152.8 million and HK$150.0 million) respectively for the Period.
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FINANCIAL OPERATION REVIEW (continued)

Results (continued)

Securities Investments (continued)

Listed Investments Held-for-trading and Treasury Products (continued)

Profit from the listed investments held-for-trading and treasury
products reflected in the unaudited condensed consolidated
statement of comprehensive income for the Period comprised a
realised loss on listed securities of HK$24.4 million (2015: realised
gain of HK$10.0 million), a realised gain on bonds of HK$95.8
million (2015: realised loss of HK$41.0 million), an unrealised loss
on fair value changes of listed securities and bonds of HK$103.9
million (2015: HK$39.5 million) and interest income and other
net investment income of HK$464.8 million (2015: HK$223.3
million). Net relevant finance income for the Period was HK$1.6
million (2015: net finance costs of HK$2.8 million) including interest
expense of HK$32.0 million (2015: HK$4.6 million) and exchange
gain of HK$33.6 million (2015: HK$1.8 million).

Other Income and Expenses

Other income for the Period, which mainly came from net building
management fee income, asset management and maintenance
services income, property management services, leasing
administration services and property administration services income,
advisory and consultancy services income and rental services income,
decreased to HK$51.5 million (2015: HK$60.4 million), representing
a decrease of 14.7% as compared with the same period of last year.

During the Period, administrative expenses decreased by 10.5%
to HK$192.8 million (2015: HK$215.3 million). Finance costs
decreased by 51.8% to HK$89.4 million (2015: HK$185.4 million)
during the Period, including exchange gain of HK$33.6 million
(2015: HK$1.8 million) on foreign currency loans hedged for foreign
currency securities investments. The decrease in administrative
expenses and finance costs were mainly due to the disposals of
subsidiaries during the Period and the year of 2015.

Other gains and losses recorded a net gain of HK$1,992.3 million
mainly comprised gain on the disposal of the Group's entire issued
share capital of Pioneer Time Investment Limited (“Pioneer Time"),
an indirect wholly-owned subsidiary of the Company (“Pioneer
Time Disposal”) and the disposal of the Group's entire issued share
capital of Evergo Real Estate (Shanghai) Company Limited (“Evergo
Shanghai”), an indirect wholly-owned subsidiary of the Company
("Evergo Shanghai Disposal”) of HK$1,277.2 million and HK$721.3
million respectively (2015: net loss of HK$97.0 million mainly
comprised loss on the disposals of the Group’s entire issued share
capital of Brass Ring Limited, Union Leader Limited and Chinese
Estates and Finance, Limited (now known as Silvercord Finance
Limited), all are indirect wholly-owned subsidiaries of the Company,
and their respective subsidiaries of HK$97.2 million).
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FINANCIAL OPERATION REVIEW (continued)
Results (continued)
Disposals of Subsidiaries

1) The Pioneer Time Disposal was completed on 15th January,
2016 at a consideration of HK$12,448.3 million (after
adjustment). Upon completion, Pioneer Time ceased to be a
subsidiary of the Company and its results, assets and liabilities
were ceased to be consolidated with those of the Group.
The Group recorded a gain on the Pioneer Time Disposal of
HK$1,277.2 million.

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

2) During the Period, Digi-Star Limited, an indirect wholly-owned
subsidiary of the Company, entered into an equity transfer
agreement with an independent third party to dispose of the
entire issued share capital of Evergo Shanghai. The Evergo
Shanghai Disposal was completed on 22nd June, 2016 at
a consideration of equivalent to HK$1,355.8 million. Upon
completion, Evergo Shanghai ceased to be a subsidiary of the
Company and its results, assets and liabilities were ceased to
be consolidated with those of the Group. The Group recorded a
gain on the Evergo Shanghai Disposal of HK$721.3 million.

Associates

The share of results of associates for the Period was a profit of
HK$117.7 million as compared to HK$132.3 million for the same
period of last year, the decrease of which was mainly due to no
rental income was generated for the Period from Platinum located in
Shanghai which was disposed of by an associate during the year of
2015.

Fair Value Changes on Investment Properties

Investment properties of the Group in Hong Kong and Mainland
China were revalued at 30th June, 2016 by B.l. Appraisals Limited
("B.I. Appraisals”) whereas the investment properties in the United
Kingdom were revalued by Peak Vision Appraisals Limited (“Peak
Vision Appraisals”). B.l. Appraisals and Peak Vision Appraisals are
independent property valuers. A decrease in fair value of investment
properties of HK$891.2 million (2015: HK$543.5 million) was
recorded during the Period. The unrealised fair value changes will not
affect the cash flow of the Group.
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FINANCIAL OPERATION REVIEW (continued)

Profit, Core Profit, Dividends, Repurchase and Cash Payment
Ratio

Profit

Profit attributable to owners of the Company for the Period was
HK$2,931.0 million as compared to loss of HK$115.4 million for
the same period of last year. The result of profit for the Period was
mainly arising from increase in attributable property sales profit, gains
on the Pioneer Time Disposal and the Evergo Shanghai Disposal, net
profit from the segment of the listed investments held-for-trading and
treasury products and dividend income from listed equity investment
at FVTOCI and imputed interest income from deferred consideration
receivables which were included in investment income, net. Earnings
per share for the Period was HK$1.54 (2015: loss per share of
HK$0.06).

Core Profit

The Group disposed of certain investment properties through
disposals of subsidiaries during the Period, the costs of which are
stated at fair value. Before disposal, such gain/loss on fair value
change is unrealised and recognised at the end of each reporting
period, but excluded from core profit as non-cash items. In the
period of disposal, such unrealised gain/loss has become realised;
and in computating core profit, accumulated fair value gain/loss from
prior years and current period are included as cash items.

If the net loss on the major non-cash items of HK$800.3 million
(2015: HK$609.0 million) are excluded, but the accumulated
realised fair value gain together with the respective deferred tax
on disposals of investment properties recognised in prior years
of HK$8,682.0 million (including those recognised in properties
revaluation reserve) (2015: HK$8,507.7 million) is included, the
Group will have a core profit attributable to owners of the Company
for the Period of HK$12,413.3 million (2015: HK$9,001.3 million)
and a core earnings per share of HK650.7 cents (2015: HK471.9
cents), which were both increased 37.9% over the same period last
year.

The major non-cash items represented the attributable unrealised
fair value loss on investment properties together with their respective
deferred tax from the Group and its associates of HK$800.3 million
(2015: HK$609.0 million).
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FINANCIAL OPERATION REVIEW (continued)

Profit, Core Profit, Dividends, Repurchase and Cash Payment
Ratio (continued)

Dividends

Conditional special interim dividend of HK$2 per share, which was
conditional upon completion of the Pioneer Time Disposal in total
amount of HK$3,815.2 million was paid in cash on 20th January,
2016 (2015: special interim dividends of HK$4 per share in total
amount of HK$7,630.5 million was paid in cash on 13th January,
2015 and HK$2.6 per share in total amount of HK$4,959.8 million
was declared on 15th June, 2015 and paid in cash on 15th July,
2015).

Final dividend of HK1 cent (year ended 31st December, 2014: HK1
cent) per share in total amount of HK$19.1 million for the year
ended 31st December, 2015 was paid in cash on 6th June, 2016.

Total dividends of HK$3,834.3 million were paid in cash during the
Period.

Special interim dividends of HK$2.1 per share in total amount of
HK$4,006.0 million was declared on 19th July, 2016 and paid in
cash on 11th August, 2016 and HK$3.23 per share in total amount
of HK$6,161.6 million was declared on 9th August, 2016 and will be
payable on or about 1st September, 2016.

Repurchase

During the Period, the Company had not repurchased any of the
Company's share.

Cash Payment Ratio

Based on (a) the core profit for the Period of HK$12,413.3 million
(2015: HK$9,001.3 million) or HK650.7 cents (2015: HK471.9
cents) per share; (b) special interim dividend of HK$2 (2015: HK$4)
per share paid during the Period; (c) cash special interim dividend
of HK$2.1 per share declared; and (d) cash interim dividend of HK1
cent (2015: HK30 cents) per share declared, the ratio of such cash
payment to the core profit is 63.2% (2015: 91.1%).
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FINANCIAL OPERATION REVIEW (continued)
Net Asset Value

As at 30th June, 2016, the Group's net asset attributable to owners
of the Company amounted to HK$36,908.8 million (31st December,
2015: HK$40,247.6 million), a decrease of HK$3,338.8 million
or 8.3% when compared with 31st December, 2015. With the
total number of ordinary shares in issue of 1,907,619,079 as at
30th June, 2016 (31st December, 2015: 1,907,619,079), the net
asset value per share attributable to owners of the Company was
HK$19.35 (31st December, 2015: HK$21.10). The movement in
net asset value was mainly due to (a) total comprehensive income
for the Period attributable to owners of the Company of HK$336.6
million; (b) increase in net asset upon early adoption of Hong
Kong Financial Reporting Standard (“HKFRS") 9 (2014) “Financial
Instruments” of HK$158.9 million (net of tax); (c) payment of final
dividend of HK$19.1 million; and (d) payment of special interim
dividend of HK$3,815.2 million.

During the Period, the Group acquired a listed equity investment
categorised as financial assets measured at FVTOCI and an
unrealised loss on fair value change of HK$2,314.5 million was
recorded as an other comprehensive expense. The carrying amount
of the loss on fair value change of listed equity investment included
in financial assets measured at FVTOC! reserve was HK$2,314.5
million as at 30th June, 2016 (31st December, 2015: in securities
investments reserve of nil).

Other than disposal of subsidiaries holding Windsor House (as
disclosed in the paragraph “Assets Classified as Held for Sale/
Liabilities Directly Associated with Assets Classified as Held for Sale”
below), the existing projects and those disclosed in the interim
results, the Group did not have material acquisition or disposal of
assets and any future plans for material investment or capital assets.

Securities Investments

Listed Equity Investment at Fair Value Through Other Comprehensive
Income

During the Period, the Group acquired 577,180,500 H shares of
Shengjing Bank at the total consideration of HK$6,926.2 million, after
deducting the fair value loss of HK$2,314.5 million for the Period, the
carrying amount of listed equity investment categorised as financial
assets measured at FVTOCI as at 30th June, 2016 was HK$4,611.7
million.
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FINANCIAL OPERATION REVIEW (continued)
Securities Investments (continued)
Listed Investments Held-for-trading and Treasury Products

As at 31st December, 2015, the carrying amount of the listed
investments held-for-trading and treasury products was HK$11,433.5
million. During the Period, the portfolio was decreased by a net
disposal of HK$1,659.7 million. After deducting the fair value loss
of HK$103.9 million for the Period, the listed investments held-
for-trading and treasury products portfolio of the Group became
HK$9,669.9 million as at 30th June, 2016, which formed part of the
Group's cash management activities.

As at 30th June, 2016, the portfolio of listed securities investments
and treasury products of HK$14,281.6 million (31st December,
2015: HK$11,433.5 million) comprised (a) listed equity securities
(investments held-for-trading) of HK$39.3 million (31st December,
2015: HK$364.2 million); (b) bonds (financial assets measured
at fair value through profit or loss) of HK$9,630.6 million (31st
December, 2015: financial assets designated as at fair value
through profit or loss of HK$11,069.3 million); and (c) listed equity
investment (financial assets measured at FVTOCI) of HK$4,611.7
million (31st December, 2015: nil), representing 23.7% of total
assets.

Unlisted Securities Investments

The Group had committed to make a capital contribution of United
States dollar ("US$") 100.0 million (equivalent to approximately
HK$775.8 million) in an exempted limited partnership formed under
the Exempted Limited Partnership Law (Revised) of the Cayman
Islands. At as 30th June, 2016, the Group has contributed US$85.8
million (equivalent to approximately HK$665.8 million) and the
carrying amount was HK$569.4 million, which was included in
financial assets measured at FVTOCI.
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FINANCIAL OPERATION REVIEW (continued)

Assets Classified as Held for Sale/Liabilities Directly
Associated with Assets Classified as Held for Sale

On 23rd December, 2015, (i) China Entertainment and Land
Investment Company, Limited (“CELIC"), a direct wholly-owned
subsidiary of the Company; (ii) the Company, being the guarantor
of CELIC; (iii) Magic Square Limited (“Magic Square”), a company
wholly-owned by Mr. Joseph Lau, Luen-hung (“Mr. Joseph Lau"),
a substantial shareholder and a controlling shareholder of the
Company; and (iv) Mr. Joseph Lau, being the guarantor of Magic
Square, entered into a sale and purchase agreement, pursuant to
which CELIC agreed to sell and Magic Square agreed to acquire the
entire issued share capital of Keep Speed Company Limited (“Keep
Speed"), an indirect wholly-owned subsidiary of the Company, at a
consideration equal to the aggregate of (a) the net asset value or
liability of Keep Speed as at the date of completion; and (b) the
aggregate face amount of all sums due or owing by Keep Speed to
other members of the Group (other than the Jumbo Grace Group
(as defined below)) less the aggregate face amount of all sums due
and owing to Keep Speed by any member of the Group (other than
the Jumbo Grace Group) as at the date of completion.

On the same date, (i) Good Top Limited ("Good Top"), an indirect
wholly-owned subsidiary of the Company; (i) the Company, being
the guarantor of Good Top; (iii) Best Range Limited (“Best Range”), a
company wholly-owned by Mr. Joseph Lau; and (iv) Mr. Joseph Lau,
being the guarantor of Best Range, entered into a sale and purchase
agreement, pursuant to which Good Top agreed to sell and Best
Range agreed to acquire the entire issued share capital of Jumbo
Grace Limited (“Jumbo Grace”), an indirect wholly-owned subsidiary
of the Company, and its subsidiary (holding the property known as
Windsor House in Hong Kong) (collectively “Jumbo Grace Group”)
at a consideration equal to the aggregate of (a) the consolidated net
asset value or liability of the Jumbo Grace Group as at the date of
completion; and (b) the aggregate face amount of all sums due or
owing by the Jumbo Grace Group to other members of the Group
(other than Keep Speed and the Jumbo Grace Group) less the
aggregate face amount of all sums due and owing to any company
of the Jumbo Grace Group by any member of the Group (other
than Keep Speed and the Jumbo Grace Group) as at the date of
completion.

As a result of the disposals of Keep Speed and the Jumbo Grace
Group (collectively “Windsor Group”) (“Windsor Disposal”), the
consolidated assets and liabilities of the Windsor Group have been
presented as assets classified as held for sale and liabilities directly
associated with assets classified as held for sale respectively in the
unaudited condensed consolidated statement of financial position as
at 30th June, 2016 in accordance with HKFRS 5 “Non-current Assets
Held for Sale and Discontinued Operations”.

Details of the Windsor Disposal were set out in the announcements

of the Company dated 23rd December, 2015 and 2nd February,
2016 and the circular of the Company dated 15th January, 2016.
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FINANCIAL OPERATION REVIEW (continued)
Risk Management

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

Equity

The number of issued ordinary shares as at 30th June, 2016 and
31st December, 2015 were 1,907,619,079.

Debt and Gearing

As at 30th June, 2016, the Group's bank and other borrowings
amounted to HK$10,025.8 million (31st December, 2015:
HK$14,531.8 million) (excluding bank borrowing presented as
liabilities directly associated with assets classified as held for sale).
Cash and deposits at banks amounted to HK$1,898.5 million
(31st December, 2015: HK$2,849.8 million) (excluding cash and
deposits at banks presented as assets classified as held for sale),
pledged deposits amounted to HK$1,067.1 million (31st December,
2015: HK$202.8 million) (excluding pledged deposits presented as
assets classified as held for sale) and net borrowings amounted to
HK$7,060.2 million (31st December, 2015: HK$11,479.2 million).

Total debt to equity ratio was 27.0% (31st December, 2015:
36.0%) and net debt to equity ratio was 19.0% (31st December,
2015: 28.5%), which are expressed as a percentage of total
borrowings, and net borrowings, respectively, over the total equity of
HK$37,158.2 million (31st December, 2015: HK$40,325.4 million).
The decrease in the total debt to equity ratio and the net debt to
equity ratio were mainly due to the decrease in borrowings following
the bank borrowing of the Windsor Group was presented as liabilities
directly associated with assets classified as held for sale.

If the listed securities investments and treasury products of
HK$14,281.6 million (31st December, 2015: HK$11,433.5 million)
are included, there would be a net cash position of HK$7,221.4
million (31st December, 2015: net debt of HK$45.7 million or net
debt to equity ratio of 0.1%).
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FINANCIAL OPERATION REVIEW (continued)
Debt and Gearing (continued)

As at 30th June, 2016, the Group's bank and other borrowings
of HK$10,025.8 million (excluding bank borrowing presented as
liabilities directly associated with assets classified as held for sale),
75.9%, 0.6% and 23.5% were repayable within 1 year, 1 to 2 years
and 2 to 5 years respectively. Of which the Group's bank and other
borrowings were denominated in HK$ (22.19%), Pound Sterling
("GBP") (43.7%), US$ (28.1%), Euro ("EUR") (3.3%) and Singapore
dollar ("SGD") (2.8%). GBP, US$, EUR and SGD investment
securities were hedged by GBP, US$, EUR and SGD borrowings. The
Group's bank and other borrowings in HK$, US$, EUR and SGD were
carried at interest rates calculated mainly with reference to Hong
Kong Interbank Offered Rate and cost of funds; bank and other
borrowings in GBP were effectively carried at fixed rate and carried at
interest rates calculated with reference to London Interbank Offered
Rate and cost of funds. As at 30th June, 2016, about 75.4% of the
Group's borrowings were on floating rate basis and 24.6% were on
fixed rate basis. No hedging for interest rate is subsisted at the end of
the reporting period.

Pledge of Assets

As at 30th June, 2016, the Group had pledged the following assets
with their respective carrying amounts:

(a) The Group's investment properties of HK$18,590.4 million
(including investment properties presented as assets classified
as held for sale), stock of properties of HK$961.7 million and
time deposits of HK$263.5 million (including time deposits
presented as assets classified as held for sale) (31st December,
2015: investment properties of HK$26,527.8 million (including
investment properties presented as assets classified as held
for sale), properties of HK$505.5 million (presented as assets
classified as held for sale), stock of properties of HK$958.0
million and time deposits of HK$253.4 million (including time
deposits presented as assets classified as held for sale)) were
pledged to the Group’s bankers to secure general banking and
loan facilities granted to the Group.

(b) The Group's investments held-for-trading, bonds and listed
equity investment at FVTOCI with carrying amounts of
HK$10,277.2 million (31st December, 2015: investments
held-for-trading and bonds of HK$11,433.5 million) and cash
deposits of HK$942.9 million (31st December, 2015: HK$8.6
million) were pledged to the Group's financial institutions to
secure margin and securities facilities granted to the Group in
respect of securities transactions, of which HK$4,959.7 million
(31st December, 2015: HK$5,389.8 million) was utilised as at
30th June, 2016 as borrowings due within one year.

(c) Interests in certain subsidiaries of the Company have been
pledged as part of the security to secure certain bank
borrowings granted to the Group.
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FINANCIAL OPERATION REVIEW (continued)
Financial and Interest Income/Expenses

Interest income was included in revenue and investment income
(2015: revenue, other income and investment income). Interest
income for the Period was HK$928.1 million, representing an
increase of 294.9% over the same period of last year of HK$235.0
million.

Finance costs included interest expenses on bank loans and other
loans; exchange difference on translation of foreign currency loans;
and arrangement fee and facility and commitment fee expenses.
Interest expenses for the Period amounted to HK$116.4 million,
representing a decrease of 27.5% over the same period of last year
of HK$160.5 million. Interest capitalised for the Period was HK$1.2
million as compared to HK$67.2 million for the same period of last
year. The decrease in interest expenses and interest capitalised were
mainly due to decrease in total borrowings following certain disposals
of subsidiaries during the Period and the year of 2015. The average
interest rate over the period under review was 1.59% (2015:
2.939%), which was expressed as a percentage of total interest paid
over the average total borrowings.

Remuneration Policies, Share Option Scheme and Share
Award Scheme

As at 30th June, 2016, the Group employed a total of 572 staff
(31st December, 2015: 582 staff) in Hong Kong including about
254 staff (31st December, 2015: 269 staff) employed under the
estate management company in Hong Kong and 4 staff (31st
December, 2015: 4 staff) in the offices in Mainland China.

Employees were remunerated on the basis of their performance,
experience and prevailing industry practice. Remuneration packages
comprised salary and year-end discretionary bonus based on market
conditions and individual performance. The executive directors of
the Company continued to review employees’ contributions and
to provide them with necessary incentives and flexibility for their
better commitment and performance. No share option scheme was
adopted during the Period.

The Company had adopted a share award scheme (“Share Award
Scheme”) in 2009. The Share Award Scheme is to recognise and
reward certain employees for their contributions to the Group and
to give long-term incentives for retaining them for the continued
operations and development of the Group. Details of the Share
Award Scheme were set out in the Company's circular dated 23rd
December, 2008. No share was granted under the Share Award
Scheme during the Period.
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FINANCIAL OPERATION REVIEW (continued)
Mainland China and United Kingdom

Profit contribution from the Group's investment in Mainland China
(mainly included in gross profit, fair value changes on investment
properties, gain on disposal of a subsidiary, share of results of
associates and taxation) for the Period amounted to HK$581.0
million (2015: HK$80.3 million). The Group's net investment in
Mainland China as at 30th June, 2016 amounted to HK$838.1
million (31st December, 2015: HK$1,772.9 million) representing
2.3% of the Group's total equity.

The Group acquired investment properties in the United Kingdom in
April and May 2016. As at 30th June, 2016, the Group's investment
properties in the United Kingdom with carrying amount of GBP658.5
million (equivalent to approximately HK$6,865.9 million) (31st
December, 2015: GBP351.5 million (equivalent to approximately
HK$4,037.1 million)) contributed a net loss of HK$59.9 million
(2015: net profit of HK$28.4 million) to the Group for the Period,
the loss mainly included loss on fair value changes on investment
properties of HK$98.2 million. GBP exchange loss of foreign
operations included in other comprehensive expense amounted
to HK$262.6 million. As at 30th June, 2016, the Group's net
investment in the United Kingdom amounted to HK$3,561.2 million
(31st December, 2015: HK$1,613.1 million) representing 9.6% of
the Group's total equity.

Listed Subsidiary

The Group did not own any listed subsidiary at the end of the
reporting period.

Property Valuation

Property valuations in respect of the Group's investment properties
in Hong Kong and Mainland China have been carried out by B.I.
Appraisals as at 30th June, 2016 (31st December, 2015: B.l
Appraisals and Vigers Appraisal and Consulting Limited), independent
qualified professional valuer. For the investment properties in the
United Kingdom, the valuations as at 30th June, 2016 and 31st
December, 2015 were carried out by Peak Vision Appraisals, another
independent qualified professional valuer. Their valuations were
based on investment method and/or direct comparison method
as the valuation methodologies and were used in preparing 2016
interim results.
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FINANCIAL OPERATION REVIEW (continued)
Property Valuation (continued)

The Group's investment properties were valued at HK$22,966.1
million (31st December, 2015: HK$30,598.9 million) (including
those presented as assets classified as held for sale), a 3.9%
decrease over 2015 after adjusted for the additions, disposals and
exchange adjustments of investment properties during the Period.
The decrease in fair value of HK$891.2 million was recognised in
the unaudited condensed consolidated statement of comprehensive
income for the Period. The Group also shared an increase in fair
value of investment properties of associates of HK$88.6 million
(adjusted deferred tax credit of HK$0.1 million) for the Period.

The decline in fair value of HK$891.2 million was mainly due to
decrease in fair values of the retail properties in Hong Kong as a
result of rental rates of certain retail business sectors have shown
indications of reaching their peaks. The fair value change is a non-
cash item and will not affect the cash flow of the Group.
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BUSINESS REVIEW
Hong Kong Property Investment

Rentals from investment properties continued to be one of the major
sources of our income. The overall occupancy rate of the Group's
retail portfolio was 94.00% during the Period. The high occupancy
rate was attributable to the prime locations of the Group's retail
properties.

During the Period, the average occupancy rate of Windsor House
shopping mall was approximately 94.83%.

The average occupancy rate of the shops of Causeway Place was
approximately 80.48% during the Period.

Olympian City 3 (25% interest), the retail mall in The Hermitage
residences in West Kowloon, all the shops were fully let out as of
30th June, 2016.

Coronation Circle (15% interest), the retail mall in The Coronation
residences in West Kowloon, the average occupancy rate was
approximately 57.89% during the Period.

The occupancy rate for the Group's office properties maintained at
a high level throughout the Period. During the Period, the average
occupancy rates of Windsor House and Harcourt House were
approximately 98.320% and 98.07% respectively, bringing the
approximate occupancy rate of the overall office portfolio to 98.22%.

In January 2016, the Group disposed the company holding
MassMutual Tower. The Group has also in December 2015 entered
into a disposal agreement to dispose the companies holding Windsor
House, such transaction has not yet completed as at the date of this
report and is expected to be completed in early September 2016.
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BUSINESS REVIEW (continued)
Hong Kong Property Development

In general, the Group's development projects have been progressing
satisfactorily and sales of trading properties has recorded a pleasing
results.

No. 12 Shiu Fai Terrace, located in Mid-Levels East, is a traditional
prestigious location for luxury residential project in Hong Kong.
A luxury residential tower which provides a total residential gross
floor area of around 41,108 square feet will be redeveloped.
Superstructure work is in progress. Completion of the project is re-
scheduled to first half of 2017.

One South Lane is located in the Western District and enjoys close
proximity to the HKU MTR Station. It will be redeveloped into a luxury
residential/retail tower with a total gross floor area of around 41,353
square feet and consists of 92 residential units. Superstructure
and fitting-out works are in progress. Completion of the project
is re-scheduled to the third quarter of 2016. Since its pre-sales
commenced in September 2014, 88 units were presold up to 30th
June, 2016, representing 95.65% of total units.

55 Conduit Road (70% interest) is a luxury residential development
in Mid-Levels West with total residential gross floor area of around
87,800 square feet which provides 35 residential units. The
occupation permit and the certificate of compliance were issued
in March 2015 and November 2015 respectively and it has been
launched in December 2015. As at 30th June, 2016, 20 units were
contracted for sales, representing 57.14% of total units, of which 13
units had been handed over to individual purchasers.

The Hermitage (25% interest) is one of the Group's joint venture
development projects in West Kowloon. It comprises 6 residential
tower blocks and provides in aggregate 964 residential units and
retail properties with a total gross floor area of around 1,095,980
square feet. As at 30th June, 2016, 99.79% of total units were sold.

The Coronation (15% interest) is another joint venture development
project of the Group in West Kowloon. It comprises 6 residential
tower blocks and provides in aggregate 740 residential units and
retail properties with a total gross floor area of around 650,600
square feet. As at 30th June, 2016, 99.86% of total units were sold.

Kwun Tong Town Centre Project (Development Areas 2 and 3)
(10% interest) is a joint venture development project of the Group
awarded by the Urban Renewal Authority. Its total site area is
approximately 234,160 square feet. Total gross floor area of around
1,853,561 square feet will be developed. Foundation work was
completed. Excavation and lateral support works and pile cap works
are in progress and the whole project is expected to be completed in
the first quarter of 2021.
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BUSINESS REVIEW (continued)
Mainland China Property Investment

During the Period, the 79 retail outlets with a total area of
approximately 29,000 square feet in Lowu Commercial Plaza,
Shenzhen were fully let out.

Hilton Beijing (50% interest), having 503 rooms, average occupancy
rate was approximately 73.219% for the Period.

Oriental Place (50% interest), a 10-storey office building next to
Hilton Beijing, average occupancy rate was approximately 87.29% for
the Period.

In June 2016, the Group disposed the company holding Evergo
Tower, a 21-storey office and shopping complex located at Central
Huaihai Road in Shanghai. The average occupancy rates of the office
and retail spaces of Evergo Tower for the Period immediately before
disposal were approximately 79.66% and 85.75% respectively.

An associate of the Group disposed the company holding Platinum
(50% interest), an office building in Shanghai in September 2015.

Mainland China Property Development

The Group disposed the companies holding the property projects
known as Splendid City, The Metropolis and Chinese Estates Plaza, all
located in Chengdu in July 2015 and The Coronation (25% interest)
located in Chongging in October 2015.

Overseas Property Investment

River Court is a Grade A freehold office building situate at 116-129
Fleet Street, London, United Kingdom. It provides a total net internal
area of approximately 431,324 square feet, together with certain car
parking spaces. It was fully let out as of 30th June, 2016.

In April 2016, the Group acquired 14 St George Street, a Grade A
freehold office building located in London, United Kingdom. The
building comprises approximately 51,861 square feet of office
accommodation arranged over lower ground, ground and four upper
floors. It was fully let out as of 30th June, 2016.

In May 2016, the Group acquired a mixed use freehold building
located in 61-67 (odd) Oxford Street and 11-14 Soho Street,
London, United Kingdom, comprising approximately 55,162 square
feet in aggregate. The building provides retail, office and residential
accommodation, occupying approximately 33,850 square feet,
13,735 square feet and 7,577 square feet respectively, over lower
ground, ground and six upper floors. It was fully let out as of 30th
June, 2016.
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OTHER INFORMATION AND EVENTS AFTER THE
REPORTING PERIOD

Disposal of a Subsidiary holding MassMutual Tower
- Major Transaction

The Group has on 12th November, 2015 entered into an equity
and debt transfer agreement in relation to, inter alia, disposal of
a wholly-owned subsidiary of the Company that ultimately held
the commercial property known as MassMutual Tower located
in Wanchai, Hong Kong to an independent third party ("MMT
Transaction”). MMT Transaction constituted a major transaction of the
Company under the Rules Governing the Listing of Securities on The
Stock Exchange of Hong Kong Limited (the “"Stock Exchange”) (the
“Listing Rules”). MMT Transaction was completed on 15th January,
2016 at the final consideration of approximately HK$12,448.3
million. Details of MMT Transaction were set out in the Company’s
announcement dated 12th November, 2015, circular dated 3rd
December, 2015, and announcement dated 15th January, 2016.

Disposal of a Residential Unit of 55 Conduit Road
- Connected Transaction

As announced on 21st December, 2015, the Group accepted a
tender submitted by Ms. Amy Lau, Yuk-wai, a non-executive director
("NED") of the Company, to purchase a residential unit together with
a car parking space of the Group's luxury residential development
located in Mid-Levels West, Hong Kong, namely 55 Conduit Road at
the purchase price of HK$124,118,000 (before cash rebate). The
transaction constituted a connected transaction of the Company
under the Listing Rules. Completion took place on 5th April, 2016.

Disposal of Subsidiaries holding Windsor House
- Major and Connected Transactions

As announced on 23rd December, 2015, the Group has on 23rd
December, 2015 entered into sale and purchase agreements, in
relation to, inter alia, disposal of the wholly-owned subsidiaries of the
Company that ultimately held the property known as Windsor House
located in Causeway Bay, Hong Kong to the companies wholly-
owned by Mr. Joseph Lau, Luen-hung, a substantial shareholder
and a controlling shareholder of the Company, at a consideration
capped at HK$12,010.0 million in total (“Windsor Transactions”).
Windsor Transactions constituted major and connected transactions
of the Company under the Listing Rules and were approved by the
independent shareholders of the Company at the special general
meeting of the Company held on 2nd February, 2016. Details of
Windsor Transactions were set out in the announcement of the
Company dated 23rd December, 2015 and the circular of the
Company dated 15th January, 2016. Windsor Transactions have not
yet completed as at the date of this report. Completion shall take
place in early September 2016.
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OTHER INFORMATION AND EVENTS AFTER THE
REPORTING PERIOD (continued)

Acquisition of a Property in the United Kingdom

In March 2016, the Group entered into a sale and purchase
agreement with an independent third party to acquire a freehold
property situate at 14 St George Street, London, United Kingdom at
a consideration of GBP121.7 million. Completion of the acquisition
took place on 15th April, 2016.

Acquisition of a Property in the United Kingdom
- Discloseable Transaction

As announced on 21st March, 2016, the Group has on 21st
March, 2016 entered into a sale and purchase agreement with an
independent third party to acquire a freehold property situate at
61-67 (odd) Oxford Street and 11-14 Soho Street, London, United
Kingdom at a consideration of GBP182.8 million (before rent top up
and allowance for stamp duty land tax of the United Kingdom). The
acquisition constituted a discloseable transaction of the Company
under the Listing Rules. Completion of the acquisition took place on
20th May, 2016.

Acquisition of Equity Interest in Shengjing Bank Co., Ltd.

The Group has entered into a sale and purchase agreement with
an independent third party on 6th May, 2016, in relation to the
acquisition of 577,180,500 H shares in Shengjing Bank Co., Ltd.
(Stock Code: 2066), at a consideration of approximately HK$6,926.2
million.

Disposal of a Subsidiary holding Evergo Tower, Shanghai

The Group has on 19th May, 2016 entered into an equity transfer
agreement in relation to, inter alia, disposal of a wholly-owned
subsidiary of the Company that held the office and shopping
complex known as Evergo Tower located in Shanghai, the People's
Republic of China to an independent third party, at the final
consideration of equivalent to approximately HK$1,355.8 million.
Completion of the disposal took place in June 2016.
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PROSPECTS

The geopolitical tensions in Europe and Middle East as well as the
United Kingdom's public referendum to leave the European Union
will continue to cause global economic and political uncertainty.
In Mainland China, the economic prospect is still promising,
notwithstanding the current economic slowdown and domestic
rebalancing. It is believed that with stable political situation and
strong central government leadership, the “One Belt and One Road”
policy will continue to promote gradual economic growth and
sustainable development.

In Hong Kong, there are signs of recovery from the slowdown in
inbound tourism and hopefully the decline in retail sales can be
curbed soon. The residential property market remained quiet during
the first quarter of 2016. However, gradual sales pick-up has been
recorded starting from the second quarter of 2016. The Group's
properties under development held for sale in Hong Kong are
located at good hillside location, and the Group remains optimistic in
its property development business in Hong Kong.

Subsequent to the disposal of the company holding MassMutual
Tower in January 2016 and the disposal of the companies
holding Windsor House which is anticipated to be completed in
early September 2016, contribution of rental income from these
properties to the Group in year 2016 will be significantly lowered.
In addition, taking into account the disposal of the company holding
The ONE in July 2015, it is expected that the Group's rental revenue
and net rental income in year 2016 will record a sizeable decrease
when compared to that of the year 2015.

The Group has expanded its property investment portfolio overseas
during the Period. The Group will remain watchful to the domestic
and global market changes and will consider replenishing its land
bank if good opportunity arises.
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DIRECTORS' AND CHIEF EXECUTIVES’ INTERESTS IN
THE SECURITIES OF THE COMPANY AND ASSOCIATED
CORPORATION

As at 30th June, 2016, the interests and short positions of the
Directors and chief executives of the Company in the shares,
underlying shares and debentures of the Company as recorded in
the register kept by the Company pursuant to section 352 of the
Securities and Futures Ordinance, Chapter 571 of the laws of Hong
Kong (the “SFQ") or as otherwise notified to the Company and
the Stock Exchange pursuant to Appendix 10 of Model Code for
Securities Transactions by Directors of Listed Issuers (the “Model
Code") contained in the Listing Rules were as follows:—

Number of
Name of Director Shares Held
EE®A FrERMEE
Mr. Lau, Ming-wai (“Mr. MW Lau") 1,430,700,768 *

2SI AE (RIS REAE])
Note:

*  These shares were indirectly owned by a discretionary trust of which
Mr. MW Lau was one of the eligible beneficiaries of that trust.

All the interests stated above represent long positions. The
percentage shown was the number of shares the relevant Director
was interested in expressed as a percentage of the number of issued
shares as at 30th June, 2016.

Save as disclosed above, none of the other Directors and chief
executives of the Company had or were deemed under the SFO to
have any interests or short positions in the shares, underlying shares
or debentures of the Company or any of its associated corporation
(within the meaning of Part XV of the SFO) as at 30th June, 2016.

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

As at 30th June, 2016, so far as are known to any Directors or
chief executives of the Company, the following parties (other than
Directors or chief executives of the Company) were recorded in the
register kept by the Company under section 336 of the SFO, or as
otherwise notified to the Company, as being directly or indirectly
interested or deemed to be interested in 5% or more of the issued
share capital of the Company:—

Number of
Name of Substantial Shareholders Shares Held Notes
FERRER FERAEER bt

Mr. Joseph Lau, Luen-hung (“Mr. Joseph Lau”)  1,430,700,768

A

Alto Trust Limited 1,430,700,768 #
Solar Bright Ltd. 1,430,700,768 #
Global King (PTC) Ltd. 1,199,715,948 #
Joseph Lau Luen Hung Investments Limited 230,984,820 *
Notes:

A

These shares were indirectly owned by a discretionary trust of which
Mr. Joseph Lau was the founder. Mr. Joseph Lau and his certain other
family members were eligible beneficiaries of that trust.

#  Alto Trust Limited as trustee of a discretionary trust held the entire
issued share capital of Solar Bright Ltd. and therefore was regarded as
interested in the same parcel of shares held by Solar Bright Ltd.. Solar
Bright Ltd. held the entire issued share capital of Global King (PTC)
Ltd. and all issued units in a unit trust of which Global King (PTC)
Ltd. was the trustee and therefore was regarded as interested in the
same parcel of shares held by Global King (PTC) Ltd. as trustee of the
unit trust. Solar Bright Ltd. also held the entire issued share capital of
Joseph Lau Luen Hung Investments Limited and therefore was also
regarded as interested in the same parcel of shares held by Joseph
Lau Luen Hung Investments Limited. As such, the 1,430,700,768
shares of the Company in which Solar Bright Ltd. was deemed to be
interested represented the aggregate of the 1,199,715,948 shares
and 230,984,820 shares of the Company held by Global King (PTC)
Ltd. and Joseph Lau Luen Hung Investments Limited respectively,
which was referred to in the interests of Mr. MW Lau as disclosed
under “Directors’ and Chief Executives’ Interests in the Securities of
the Company and Associated Corporation”.
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SUBSTANTIAL SHAREHOLDERS' INTERESTS IN THE
SECURITIES OF THE COMPANY (continued)

All the interests stated above represent long positions. As at 30th
June, 2016, no short positions were recorded in the register kept by
the Company under section 336 of the SFO.

SHARE AWARD SCHEME

The Company had adopted a share award scheme (the “Share
Award Scheme") in 2009. The Share Award Scheme is a long-term
incentive arrangement for the selected employees. The purpose
of the Share Award Scheme is to recognise and reward certain
employees of the Group for their contributions to the Group and
to give long-term incentives for retaining them for the continued
operations and development of the Group. It also intends to attract
suitable professional recruits to join the Group and to assist in
the further development of the Group. Details of the Share Award
Scheme were set out in the circular of the Company dated 23rd
December, 2008. No share was granted under the Share Award
Scheme during the Period.

AUDIT COMMITTEE REVIEW

The interim results for the Period are unaudited and have not
been reviewed by the auditors of the Company. The Audit
Committee of the Company, comprised all the Independent Non-
executive Directors (“INED(s)"), has reviewed with management
the accounting principles and practices adopted by the Group and
the unaudited condensed consolidated financial statements for the
Period.

CORPORATE GOVERNANCE

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

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

Mr. MW Lau, a NED, was unable to attend the special general
meeting of the Company held on 2nd February, 2016 (“SGM") and
the annual general meeting of the Company held on 19th May, 2016
("AGM") as he had business engagement. Ms. Amy Lau, Yuk-wai,
another NED, was also unable to attend the SGM and AGM as she
was not in Hong Kong on the dates of SGM and AGM. Ms. Phillis
Loh, Lai-ping, an INED, was unable to attend the SGM as she had
business engagement.
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CORPORATE GOVERNANCE (continued)

Code Provision E.1.2
- Chairman Attending Annual General Meeting

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

MODEL CODE FOR SECURITIES TRANSACTIONS

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

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

PURCHASE, SALE OR REDEMPTION OF THE COMPANY'S
LISTED SECURITIES

During the Period, neither the Company nor any of its subsidiaries
had purchased, sold or redeemed any of the Company's listed
securities.
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DISCLOSURE OF CHANGE OF INFORMATION OF
DIRECTORS UNDER RULES 13.51B(1) AND 13.51(2) OF
THE LISTING RULES

The annual remuneration of Ms. Chan, Sze-wan has been increased
to HK$1,200,000 with effect from 1st August, 2016 with reference
to her duties and responsibilities in the Group as well as the
prevailing market condition.

Mr. Lam, Kwong-wai has been appointed as an independent non-
executive director of Lifestyle China Group Limited, a company
whose shares are listed on the Stock Exchange, since 24th June,
2016.

Save those changes mentioned above, there is no change of
information of each Director that is required to be disclosed under
Rules 13.51B(1) and 13.51(2) of the Listing Rules, since the
publication of 2015 Annual Report.

APPRECIATION

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

On behalf of the Board
Lau, Ming-wai
Chairman

Hong Kong, 30th August, 2016
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