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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 30 June 2021 (the
“Period") together with the comparative figures for the corresponding
period in 2020:—

CONDENSED CONSOLIDATED STATEMENT OF
COMPREHENSIVE INCOME
For the six months ended 30 June 2021

Revenue WA

Dividend income R EWA

Interest income B A

Others Hh,
Total revenue WA 4258
Cost of goods and services provided RHEmERBEZ KR
Gross profit EF
Other income H A
Investment expenses, net KERZF8E
Administrative expenses THAX
Gain on disposals of equipment, net HERE 2 W F 58
Fair value changes on investment properties & & ¥ % 2 A FEE
Finance costs BM%EER
Other gains and losses Hth s R 5 18

Share of results of investments accounted

ES

Chinese Estates Holdings Limited ([ AR F]|) 2 &
Ze2([EFE)ERRDHARRREKNE R A
(BB AEREBEE_T=-—FA=Z+AHLX
BA (IR 2 REEBZEEPHES  ER
TECTFERHZEBET: —

HHGRE2EKERE

B -—FE_—FNA=F+HINEA

Six months ended 30 June
BEAB=1+HLEAEA

BENEREARREZ

for using the equity method S
(Loss) profit before tax B AT (B8 ) & 7
Income tax expense FTISHiF X
(Loss) profit for the period AN ERfE (518 ) & A

2021 2020
—E--F —T_THF
Notes HK$'000 HK$'000
=g F#ET FET
(Unaudited) (Unaudited)
(REER) (REEEZ)
(restated)
(&%)
160,751 1,360,280
201,881 354,910
363,535 249,441
3 726,167 1,964,631
(36,642) (25,699)
689,525 1,938,932
5 23,462 257,004
6 (418,349) (597,439)
(169,394) (168,533)
260 482
(122,712) (425,967)
7 (54,455) (128,267)
(38) (1,942)
25,061 (19,445)
(26,640) 854,825
8 (8,830) (68,844)
9 (35,470) 785,981




CONDENSED CONSOLIDATED STATEMENT OF

COMPREHENSIVE INCOME (continued)
For the six months ended 30 June 2021

Other comprehensive expenses
Items that will not be reclassified to
profit or loss
Gains and losses on investments in
equity instruments measured
at fair value through other
comprehensive income
Share of other comprehensive income
(expenses) of investments accounted
for using the equity method

Items that may be reclassified
subsequently to profit or loss
Exchange differences on translation of
foreign operations

Share of other comprehensive income
(expenses) of investments accounted
for using the equity method

Other comprehensive expenses
for the period (net of tax)

Total comprehensive expenses
for the period

(Loss) profit for the period
attributable to:
Owners of the Company
Non-controlling interests

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

(Loss) earnings per share (HK$)
Basic and diluted

Hit 2% H

FHHRE2EHKRERR (&)

B —FXA=1+HIENEA

Notes

B &

TEEN T EELREZ

HH

B 2 E s
RBAFEIEL

BATEREZ
Yo zk Ko 518

BAAEDEARKREZ
Hip2mmias ()

BEEAEEFH 7 BERm 2

HH

BINKIGEE Z
BE 5 R

BIEAEREABRREZ
Hip2mias ()

7K HA ] H A 2 T S

(BRAi1)

FYBEEXHAE

FRIE g

FEPE R a8

AR #H

A (BR) &R
ZN/NEIE 2PN

FEfb R EA R 2 X H AR
EN/NEIE RSN

BR(BR)ER (Brx) 11

Six months ended 30 June
BEANB=1+THLEAEA

2021 2020
—E-—F —ET-FTF
HK$'000 HK$'000
F#ET FET
(Unaudited) (Unaudited)
(REEER) (REEEZ)
(restated)
(&%)
(3,999,375) (1,364,384)
126 (73)
(3,999,249) (1,364,457)
73,150 (291,431)
1,909 (3,123)
75,059 (294,554)
(3,924,190) (1,659,011)
(3,959,660) (873,030)
(37,284) 785,931
1,814 50
(35,470) 785,981
(3,961,474) (873,080)
1,814 50
(3,959,660) (873,030)
(0.020) 0.412




CONDENSED CONSOLIDATED STATEMENT OF IGLEEE SR S E

FINANCIAL POSITION

At 30 June 2021 R-FE-—-FEXA=1H
30 June 31 December
2021 2020
—E-—F —E-EF
ANA=+H +-—A=t+—H
Notes HK$’000 HK$'000
B 7 FET FET
(Unaudited) (Audited)
(REER) (&%)
Non-current assets ERBEE
Investment properties wEWE 12 14,387,267 14,373,283
Property, plant and equipment I EN B 147,305 169,262
Right-of-use assets EREEE 91,323 126,215
Intangible assets BEEE = -
Investments accounted for AEZEAREZIRE
using the equity method 13 2,226,706 2,199,510
Advances to associates S BZ R RIFRIE 14 49,620 48,463
Financial assets measured at fair value BREZIRBEAFE
through profit or loss ECZERMEE 15 2,660,235 1,629,070
Financial assets measured at fair value BiEE M2 E RS A R
through other comprehensive income NFEFFEzemEE 16 10,350,162 14,407,220
Advance to an investee company B —EEXKRERRINIEA 100,737 100,737
Deferred tax assets BIETHIBEE E 15,199 11,272
Pledged deposits EARER - 81,974
Prepayments TEfT FRIB 17 106,424 50,380
30,134,978 33,197,386
Current assets RBEE
Stock of properties MEFE 235,462 232,938
Financial assets measured at fair value BBEEBTDARKRAFEE
through profit or loss HECZEREE 15 2,528,565 1,921,466
Inventories FE 5,195 4,964
Debtors, deposits, other receivables and FEURBRIE & - Hib Uk
prepayments BRI N B 5 I8 17 465,319 250,152
Securities trading receivables and deposits JEWEAERZSRBNIER 163,177 27,055
Tax recoverable A Y [2] F 3% 14,598 2,344
Pledged deposits KR T 380,679 178,532
Time deposits, bank balances and cash EHEH BTEBERS 712,425 1,654,542
4,505,420 4,271,993




CONDENSED CONSOLIDATED STATEMENT OF BHSRESEBERRER (2)

FINANCIAL POSITION (continued)

At 30 June 2021 R-F-—F~NA=1H
30 June 31 December
2021 2020
=B -F —_T_FF
RAA=+H +ZA=+—H
Notes HK$’000 HK8'000
k=3 FET FHET
(Unaudited) (Audited)
(REEZ) (&%)
Current liabilities REBEE
Creditors and accruals e BRIE R EET 5RIB 18 142,220 158,469
Securities trading and margin payable BNEFRXSHEBERRESR 20,411 38,883
Deposits and receipts in advance Z& RIBWGRIE 195,682 167,623
Lease liabilities HEEE 62,272 67,300
Tax liabilities MIEEE 15,319 36,110
Borrowings BE 19 7,148,448 5,312,436
Derivative financial instrument TTES/mIT A - 111
7,584,352 5,780,932
Net current liabilities REBEEFE (3,078,932) (1,508,939)
Total assets less current liabilities EERBERRBEE 27,056,046 31,688,447
Equity attributable to owners of NNGTE DN 2 )
the Company PR 7 ¥ 25
Share capital N 20 190,762 190,762
Financial assets measured at fair value 3838 E 2w e A
through other comprehensive income RERAFEFEZ
reserve ETREECEE (3,930,075) 65,461
Contribution reserve EEHEE 206,627 206,627
Statutory reserve AT 668 668
Special reserve R 2,499,685 2,499,685
Capital redemption reserve BB O (# 138,062 138,062
Translation reserve ME H (242,351) (317,410)
Retained profits R % A
— proposed dividend —RRAR B - 19,076
— others —HAth 25,914,855 25,955,852
24,778,233 28,758,783
Non-controlling interests FERER 23,281 21,467
Total equity R HER B 24,801,514 28,780,250
Non-current liabilities FREBEME
Borrowings EE 19 1,061,155 1,951,396
Amounts due to associates RE B E QAR 21 283,844 260,344
Amounts due to investee companies REBEZIEERRRE 21 823,498 581,898
Amounts due to non-controlling shareholders /& & JE#7 J% i% 5 3118 21 275 275
Lease liabilities HEAE 28,670 57,890
Deferred tax liabilities BEEFHIBEAE 57,090 56,394
2,254,532 2,908,197
27,056,046 31,688,447




CONDENSED CONSOLIDATED STATEMENT OF CHANGES IN EQUITY
HRGEREAERBE X

For the six months ended 30 June 2021
BE—_F_—&FXA=F+HIANEA

Attributable to owners of the Company

RAFHEBARERSESR
Financial assets
measured
at fair value
through other
Share  comprehensive Contribution Statutory
capital  income reserve reserve reserve
2EBEARB
AVEFEZ
RE SREEZHE TERE EERE
HK$'000 HK$'000 HK$000 HK$000
FET FET TRET TET
(note (i) (note (ii)) (note (iii))
(H3EEQ) ) (FEEGN) ) (B3EGiir) )
At 1 January 2020 R-_Z_ZF-H—H
(audited) (f&&2) 190,762 5,829,284 - 668
Profit for the period 7K A R A - - - -
Other comprehensive expenses AHEEMEEX
for the period - (1,364,457) - -
Total comprehensive expenses AHREIEX AR
for the period - (1,364,457) - -
Transfer of reserve upon disposal M EBBE M2 K
of the investment in an equity WRIRATVEGE 2
instrument measured at fair value ~ RATERERER Y
through other comprehensive G
income - (486) - -
Disposals of debt securities HEREES - - 5,552 -
Final dividend for 2019 paid ERNZE-NERBERE - - - -
At 30 June 2020 R-B-REXA=1H
(unaudited) (REEER) 190,762 4,464,341 5,552 668
Loss for the period AEREE - - - -
Other comprehensive expenses AHEEMEEXE
for the period - (4,398,880) - -
Total comprehensive expenses AHEEIEX AR
for the period - (4,398,880) - -
Disposals of debt securities HERE ﬂ'%m - - 201,075 -
Interim dividend for 2020 paid ERNZZ_TFPHKRE - - - -
At 31 December 2020 R-ZE-TF+-A=+—H
(audited) (B&EZ) 190,762 65,461 206,627 668
Loss for the period AEREE - - - -
Other comprehensive expenses AHEEMEEX
for the period - (3,999,249) - -
Total comprehensive expenses AHREEY LEE
for the period - (3,999,249) - -
Transfer of reserve upon REVERERBBE M2 E
derecognition of the investment WA AT EFEY
in an equity instrument measured A T A BB IR
at fair value through other &
comprehensive income - 3,713 - -
Final dividend for 2020 paid ENZZ_FERHBKRE - - - -
At 30 June 2021 R-Z2--FXA=1H
(unaudited) (REERZ) 190,762 (3,930,075) 206,627 668




CONDENSED CONSOLIDATED STATEMENT OF CHANGES IN EQUITY (continued)

HHGEERAER BB R (2)

For the six months ended 30 June 2021

BE—F-—FANA=THIANEA
Attributable to owners of the Company
AREHEARERSER
Capital Non-
Special redemption Translation Retained controlling Total
reserve reserve reserve profits Total interests equity
K5I EXEEFE ER#E REEF mE FERER RAEGSEHE
HK$'000 HK$'000 HK$000 HK$'000 HK$'000 HK$000 HK$'000
FET FET TET FET TR TRET TET
(note (iv))
(FFEE(iv) )
2,499,685 138,062 (479,897) 25,390,361 33,568,925 21,436 33,590,361
- - - 785,931 785,931 50 785,981
- - (294,554) - (1,659,011) - (1,659,011)
- - (294,554) 785,931 (873,080) 50 (873,030)
- - - 486 - - -
- - - - 5,552 - 5,552
- - - (19,076) (19,076) - (19,076)
2,499,685 138,062 (774,457) 26,157,702 32,682,321 21,486 32,703,807
- - - (163,698) (163,698) (19) (163,717)
- - 457041 - (3,941,839) - (3,941,839)
- - 457041 (163,698) (4,105,537) (19) (4,105,556)
- - - - 201,075 - 201,075
- - - (19,076) (19,076) - (19,076)
2,499,685 138,062 (317,410) 25,974,928 28,758,783 21,467 28,780,250
- - - (37,284) (37,284) 1,814 (35,470)
- - 75,059 - (3,924,190) - (3,924,190)
- - 75,059 (37,284) (3,961,474) 1,814 (3,959,660)
- - - (3.113) - - -
- - - (19,076) (19,076) - (19,076)
2,499,685 138,062 (242,351) 25,914,855 24,778,233 23,281 24,801,514




CONDENSED CONSOLIDATED STATEMENT OF
CHANGES IN EQUITY (continued)
For the six months ended 30 June 2021

Notes:

0]

(i)

(iii)

(V)

The cumulative amount of the loss on a listed equity investment
classified as financial assets measured at fair value through
other comprehensive income ("FVTOCI") was approximately
HK$4,892,757,000 as at 30 June 2021 (31 December 2020:
HK$781,957,000).

During the Period, the unrealised loss on fair value change
from holding shares of China Evergrande Group, listed on The
Stock Exchange of Hong Kong Limited (“Stock Exchange") (stock
code: 3333) (“China Evergrande") (“Evergrande Shares”) of
HK$4,110,800,000 (2020: HK$1,376,000,000) was recorded in
financial assets measured at FVTOCI reserve.

During the Period, the Group derecognised an equity instrument
measured at FVTOCI, the cumulative fair value loss of approximately
HK$3,713,000 (2020: fair value gain of HK$486,000) in the financial
assets measured at FVTOCI reserve related to the equity instrument
was transferred to retained profits.

The contribution reserve represented the excess amount paid by
Ms. Chan, Hoi-wan, who is a trustee of substantial shareholders of the
Company (“Trustee of Substantial Shareholders”), as the purchaser in
relation to disposals of debt securities in 2020, at the consideration
of 100% of principal amount over the prevailing market bid price of
the debt securities disposed of was directly recognised in the reserve
as it is deemed as the contribution from the Company's equity
participant. Details of the transaction were set out in the Company’s
announcement dated 29 January 2020, circular dated 28 February
2020 and announcement dated 18 December 2020.

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 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.

BHSREREAEZEETHR (7)
Br—Es-—FAHA=F+HINEA

GEE
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(iii)
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CONDENSED CONSOLIDATED STATEMENT OF

CASH FLOWS

For the six months ended 30 June 2021

Net cash (used in) generated from
operating activities

Net cash used in investing activities
Increase in pledged deposits
Advances/repayments from investee

companies
Purchase of a financial asset measured
at fair value through profit or loss

Net cash outflow arising from acquisition

of assets through acquisition of
a subsidiary
Other investing activities

Net cash generated from (used in)

financing activities

Bank and other borrowings
raised (repaid), net

Payments for lease liabilities
(including interest)

Dividend paid

Other financing activities

Net decrease in cash and cash equivalents

Cash and cash equivalents at 1 January
Effect of foreign exchange rate changes
Cash and cash equivalents at 30 June
Analysis of the balances of cash and

cash equivalents
Time deposits, bank balances and cash

Less: Time deposits with maturity greater

than three months

(AR REREXEH
BeF8R

ARRERBG 2R FHE
HIRF 2 & 0

BN EREEEIRENT
Z A
BEBBBERNRER
NFEFEZEREE
B BWEE B R
WEEERELZ
Bamh#E8

HRE XD

XE (AR)BMEXRBZ

e FER

#rig (EE)RTR
Hip g &FR
XNEEEE
(BFEHME)

E S

Hith g & X155

ReRRLEEERY
W FE
R—A—BZR&R
6 %(EE A
B E s e

RANA=THZRE N
Be%EER

RehReFEERGEHR

DT

EREFER RITEHNEAE

B ERHZER=EAZ
EBF R

10

f& BA 47
BE-—FE-—FANA=+HINEA

RERER

Six months ended 30 June
BZEAA=1+HIEAEA

2021 2020
—E-—F —ETF
HK$'000 HK$'000
FETT TFET
(Unaudited) (Unaudited)
(REEER) (REEZ)
(restated)
(&%)
(699,232) 5,925,600
(115,491) (69,164)
241,600 173,700
(1,166,355) (272,860)
- (352,438)
18,459 (13,680)
(1,021,787) (534,442)
880,721 (5,231,144)
(35,330) (23,881)
(19,076) (19,076)
(50,844) (133,777)
775,471 (5,407,878)
(945,548) (16,720)
1,618,908 413,190
2,674 (1,337)
676,034 395,133
712,425 556,683
(36,391) (161,550)
676,034 395,133




NOTES TO THE CONDENSED CONSOLIDATED FINANCIAL
STATEMENTS
For the six months ended 30 June 2021

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 and with Hong Kong Accounting
Standard ("HKAS") 34 "“Interim Financial Reporting” issued by the
Hong Kong Institute of Certified Public Accountants ("HKICPA").

The Group incurred a net loss attributable to owners of the Company
of approximately HK$37,284,000 and had net operating cash outflows
of approximately HK$699,232,000 during the Period and, as of
30 June 2021, the Group's current liabilities exceeded its current
assets by approximately HK$3,078,932,000 (31 December 2020:
HK$1,508,939,000). Notwithstanding the above results, these
unaudited condensed consolidated financial statements have been
prepared on a going concern basis.

The management closely monitors the Group's financial performance
and liquidity position. The validity of the going concern basis depends
upon the success of the Group's future operations, its ability to
generate adequate cash flows in order to meet its financial obligations
as and when they fall due, and its ability to refinance or restructure
its borrowings such that the Group can meet its future working capital
and financing requirements.

As at 30 June 2021, the Group had unutilised bank facilities. Based
on the latest communications with the banks, the directors of the
Company (“Directors”) are not aware of any intention of the principal
banks to withdraw their bank facilities or require early repayment of
the bank borrowings, and the Directors believe that the existing bank
facilities will be renewed or roll-overed when their current terms expire
given the good track records and relationships the Group has with the
banks. Further, the Group has unutilised loan facility from a Director.

The Directors have reviewed the Group's cash flow projections
prepared by the management. The cash flow projections cover a
period of not less than twelve months from 30 June 2021. Based
on the cash flow projections, the Group will have sufficient financial
resources to meet its financial obligations as and when they fall due
in the coming twelve months from 30 June 2021. The management
has made key assumptions on the projections with regard to
the anticipated cash flows from the Group's operations, capital
expenditures and the continuous availability of bank facilities. The
Group's ability to achieve the projected cash flows depends on the
continuous availability of bank facilities from the banks.

In view of the above, the Directors are of the opinion that there will
be sufficient financial resources available to the Group to enable
it to meet its liabilities as and when they fall due and to continue
as a going concern. Accordingly, the Directors have prepared these
unaudited condensed consolidated financial statements on a going
concern basis.
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Basis of Preparation (continued)

Change in presentation and classification of certain revenue
items

During the year ended 31 December 2020, the Group had changed
its accounting policy for the presentation and classification in its
consolidated statement of comprehensive income of building
management fee income and property management services
income (previously presented in and classified as “Other Income”)
and interest income from bonds and other forms of debt securities
and dividend income from listed and unlisted equity investments
(previously presented in and classified as “Investment Income/
Expenses, Net"). The Group had determined that these items should
be presented in and classified as “Revenue” of the Group under the
new accounting policy (“Reclassification”). The reasons of the change
in accounting policy were set out in Note 3 to the consolidated
financial statements of the 2020 annual report of the Company.

The amounts of the adjustments to the line items in the unaudited
condensed consolidated statement of comprehensive income affected

by the Reclassification are as follows:

For the six months ended 30 June 2020:

Revenue LON

Cost of goods and services provided REERRREZ KR
Gross profit EF

Other income H AU A

RERA (FAx)FHE

Investment income (expenses), net
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As previously
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BED®R REHHEFE Eg]
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TET TET TET
222,679 1,741,952 1,964,631
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205,371 1,733,561 1,938,932
275,375 (18,371) ® 257,004
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Basis of Preparation (continued)

Change in presentation and classification of certain revenue

items (continued)

The amounts of the adjustments to the line items in the unaudited
condensed consolidated statement of comprehensive income affected

by the Reclassification are as follows: (continued)

For the six months ended 30 June 2021:

Revenue A

Cost of goods and services provided REEmERBE 2 KA
Gross profit EH

Other income R ON

RERAXFE

Investment expenses, net

Notes:

(1) These relate to building management fee income of

approximately HK$12,565,000 (2020: HK$14,062,000)
and property management services income of approximately
HK$11,925,000 (2020: HK$12,700,000), amounted to
approximately HK$24,490,000 (2020: HK$26,762,000) in
aggregate now presented in and classified as revenue, net
of building management fee expenses of approximately
HK$8,148,000 (2020: HK$8,391,000) now presented in and
classified as cost of goods and services provided.

(2) These relate to interest income from bonds and structured

products of approximately HK$201,881,000 (2020:
HK$354,910,000), dividend income from listed equity
investments of approximately HK$159,551,000 (2020:
HK$1,357,366,000) and from unlisted equity investments of
HK$1,200,000 (2020: HK$2,914,000) now presented in and
classified as revenue.

The Reclassification has no effect on the (loss) profit for the period
and hence on the (loss) earnings per share figures presented in the
unaudited condensed consolidated statement of comprehensive
income.
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Basis of Preparation (continued)

Change in presentation and classification of certain revenue
items (continued)

The amounts of the adjustments to the line items in the unaudited
condensed consolidated statement of cash flows affected by the
Reclassification are as follows:

For the six months ended 30 June 2020:

Net cash generated from operating activities RELEEBK RS TR
Investing activities REZEB
Dividends received from listed and Bl T RIFLTIRE
unlisted investments 3=\
Other investing activities HiREXB
Net cash generated from (used in) RE (ARIREEBZ
investing activities Re s
For the six months ended 30 June 2021:
Net cash used in operating activities AREEEB R FH
Investing activities REXEH
Dividends received from listed and B T RIELTRE
unlisted investments 3}
Other investing activities HiREEH
Net cash used in investing activities ARKREEXBzREFHE
Notes:
(1) This represents the net cash inflows of approximately

©)

HK$125,380,000 as disclosed in the unaudited condensed
consolidated statement of cash flows contained in the 2020
interim report of the Company, excluding the cash outflow
relating to purchase of a financial asset measured at fair
value through profit or loss (“FVTPL") of approximately
HK$272,860,000 which was presented as a separate line item in
this unaudited condensed consolidated statement of cash flows,
the amount became approximately HK$398,240,000.

These relate to cash inflows of interest income from bonds and
structured products of approximately HK$175,622,000 (2020:
HK$411,920,000) now presented in and classified as cash
generated from (used in) operating activities.

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.
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Principal Accounting Policies

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 31 December 2020 except as
described below.

In the current period, the Group has applied the following
amendments to Hong Kong Financial Reporting Standards (“HKFRSs")
("Amendments”) issued by the HKICPA for the first time, which are
mandatorily effective for the annual period beginning on or after
1 January 2021 for the preparation of these unaudited condensed
consolidated financial statements:

HKFRS 9, HKAS 39, Interest Rate Benchmark Reform —
HKFRS 7, HKFRS 4 and Phase 2
HKFRS 16 (Amendments)

Covid-19-Related Rent Concessions
beyond 30 June 2021

HKFRS 16 (Amendments)

" Effective for annual periods beginning on or after 1 April 2021 and
early application is permitted

The application of the Amendments had no material impact on the
Group's financial positions and performance for the current and
prior periods and/or on the disclosures set out in these unaudited
condensed consolidated financial statements.
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Principal Accounting Policies (continued)

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

are not yet effective.

HKFRSs (Amendments)

HKFRS 3 (Amendments)

HKFRS 10 and HKAS 28
(Amendments)

HKFRS 17

HKAS 1 (Amendments)

HKAS 1 and HKFRS Practice
Statement 2
(Amendments)

HKAS 8 (Amendments)

HKAS 12 (Amendments)

HKAS 16 (Amendments)

HKAS 37 (Amendments)

Annual Improvements to HKFRSs
2018-2020"

Reference to the Conceptual
Framework’

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

Insurance Contracts and the related
amendments?

Classification of Liabilities as Current
or Non-current and related
amendments to Hong Kong
Interpretation 5 (2020)2

Disclosure of Accounting Policies?

Definition of Accounting Estimates?

Deferred Tax related to Assets and
Liabilities arising from a Single
Transaction?

Property, Plant and Equipment —
Proceeds before Intended Use'

Onerous Contracts —
Cost of Fulfilling a Contract!

! Effective for annual periods beginning on or after 1 January 2022

2 Effective for annual periods beginning on or after 1 January 2023

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

determined

The 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 performance and financial
position are prepared and presented. The new and amended HKFRSs
may result in changes in the future as to how the performance and
financial position are prepared and presented.
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Revenue 3. WA

Revenue represents the aggregate amounts of commission from WA RELRE SCERB2RX58H IKRER
brokerage, settlement charges from brokerage, cosmetics goods sold Bz miE EFRMEETERBKA B
less returns, building and property management services income, WREW 2 MERSBA - BF REBEERZF
amounts received and receivable from property rental income, BUA - ERIEETRARE 2 RS A KR H
interest income from bonds and structured products, dividend income EREEEZRERRZE B WA T :

from listed and unlisted equity investments and gain on sales of
investments held-for-trading, are analysed as follows:

Revenue from contracts with customers:
Recognised at a point in time
Brokerage and cosmetics income

Recognised over time
Building and property management services
income

Revenue from other sources:
Property rental income

Interest income from

— bonds (note (i))

— structured products (note (i))
Dividend income from

— listed equity investments (note (ii))

— unlisted equity investments (note (iii))

Gain on sales of investments held-for-trading

Total revenue

Six months ended 30 June
BEANA=1THLXEA

2021 2020
—B=-—-F —EEF
HK$’000 HK$'000
FET FET
(restated)
(&%)
HEEAHZIWA:
RE—IF B 1857
#8408 fR 7% I Al A dh 8 B WA 8,922 8,213
R— BB B A HERR
BFRYESEREKA
24,490 26,762
33,412 34,975
H b 3R 2 WA
YE S WA 161,284 211,450
FLEWA 201,881 354,910
—f&% (M3 aG)) 196,046 348,650
—mEMES (M) 5,835 6,260
& B A 160,751 1,360,280
— EWRAIEE (HFEd)) 159,551 1,357,366
—3E LM RARE (B E (i) ) 1,200 2,914
HERFEEECKRER RS 168,839 3,016
692,755 1,929,656
WA 42 %8 726,167 1,964,631
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Revenue (continued)
Notes:

(i) The interest income from bonds and structured products were
derived from financial assets measured at FVTPL.

(i) The dividend income from listed equity investments with amount
of approximately HK$3,031,000 (2020: HK$286,000) and
approximately HK$156,520,000 (2020: HK$1,357,080,000)
were derived from financial assets measured at FVTPL and
financial assets measured at FVTOCI respectively.

(i) The dividend income from unlisted equity investments was
derived from financial assets measured at FVTOCI.

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; (v) investments
and treasury products at FVTPL; and (vi) unlisted investments,
investment holding and brokerage, and the remaining businesses
grouped under all other segments. 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 trading properties
Property leasing
— Retail — Property leasing from retail properties
— Non-retail — Property leasing from non-retail
properties

Listed equity investments
at FVTOCI

Listed equity securities at FVTOCI

Securities investments in investments
held-for-trading, over-the-counter
trading and structured products

Investments and treasury
products at FVTPL

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

All other segments — Cosmetics distribution and trading,

provision of building and property
management services and others
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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.

Unallocated corporate assets mainly comprised leasehold land and
building for own use, right-of-use assets, deferred tax assets, tax
recoverable and derivative financial instrument.

Unallocated corporate liabilities mainly comprised tax liabilities, bank
borrowings, amounts due to associates, amounts due to investee
companies, amounts due to non-controlling shareholders, lease
liabilities and deferred tax liabilities (31 December 2020: also
included derivative financial instrument).

During the year ended 31 December 2020, the chief operating
decision-makers changed the measurement of segment revenue to
include building management fee income and property management
services income, interest income from bonds and structured products
and dividend income from listed and unlisted equity investments
as these revenue items were included in the Group's consolidated
revenue (see Note 1 for details of this change in accounting policy).
Accordingly, segment revenue and relevant items as the subject
matter of the Reclassification for the six months ended 30 June 2020
have been restated.

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 results are attributed to countries

on the basis of the property or asset location.

There was no major customer who individually accounted for 10% or
more of the Group's revenue.
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4. Operating Segments (continued)

Operating segment information is presented below:

Condensed Consolidated Statement of Comprehensive Income

For the six months ended 30 June 2021

Major cash items excluding in revenue
- Hong Kong
- Other countries

Revenue
Dividend and interest income and gain on
sales of investments he\d-for-traéing
- Hong Kong
- Qther countries
Revenue from external customers
- Hong Kong
- United Kingdom
- Mainland China

Revenue (excluding dividend income from
segments of property development and

trading and property leasing)

Attribut E\e property sales from associates/
investee company
- Hong Kong

Attributab%e rental revenue from associates/
investee company

- u(;?n%a};\%n%hina

Result

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

Share of results of investments accounted for
using the equity method
- Attributable property sales, net
- Hong Kong
- Attributable gross income
- Hon% Kong
- Mainland China
- Attributable operating cost
- Hon% Kong
- Mainland China

Other income
Finance costs
Share of results of investments accounted for
using the equity method
- Income tax and others
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and trading Retail ~ Non-retail _ atFVTOCI ~ atFVIPL  brokerage  segments Consolidated
BRHMEE BEEEN
WENRR RRAVEZ FLTRE:
NERE _D¥EZ RER REBRER FEER
REE 2E *2€ LakiRE HEER BERY 28 &4
HKS000  HKSU00  HKSO0  HASOO0  HKSO00  HKSU00  HKSOOO  HKS000
FEn TEx FEn TEx FE7 FEr FE7 FEr
- - - - 1,292,635 - - 1,292,635
- - - - 2,157,244 - - 2,157,244
- - - - 3,449,879 - - 3,449,879
500 - - 156,520 175,518 - 700 333,298
- - - - 198,173 - - 198,173
- 18,400 64,434 - - 3,980 29,432 116,246
- 17218 60,843 - - - 18,061
- - 389 - - - - 389
500 35,618 125,666 156,520 373,151 3,980 30,132 126,167
- 35,618 125,666 156,520 313,751 3,980 30,132 125,667
2,016,305 - - - - - - 2,016,305
- 9,080 21,626 - - - - 30,706
- 15,501 4,113 - - - - 19,614
2,016,305 60,199 151,405 156,520 373,151 3,980 30,132 2,192,292
500 16,779 61,053 156,806 (31,923) 2,639 18,378 224,232
- 12,976 12! - - 5 60,203
- - 314 - - 1,492 - 1,806
- - - - (15992) - - (15,992)
500 29,755 108,589 156,806 (47,915) 4,136 18,378 270,249
4,994 - - - - - - 4,99
- 8,461 21,496 - - - 1,104 31,061
- 15,501 4113 - - - - 19,614
- (622 2,863 - - - - (3,485
- (8374 1,698 - - - - (10,072
5,494 4411 129,637 156,806 (47,915) 4,136 19,482 312,361
7,059 3,059 436 - - - - 10,554
- - - (5,549) (4321) - - (9,870)
(12260  (18393) (5,753) - - - ) (25549)
11,321 29,387 124,320 151,257 (52,236) 4,136 19,305 287,496
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Operating Segments (continued)

Condensed Consolidated Statement of Comprehensive Income

(continued)
For the six months ended 30 June 2021

Property
development
and trading
NERE
REE
HK$'000
FEL
Unallocated items AOBEE »
Unallocated corporate expenses, net FABZLAERFE
Unallocated finance costs ANEZHBER
Income tex expense ARHAX
Non-controlling interests FERES
Operating profit for the period KRR AREASE
attributable to owners of the Company BEEy ‘
Share of realised fair value changes on disposal of R AHHERE (L —REELT
an investment property of an associate HLE-EREMEL
recognised in current period BEANTEEY
Major non-cash items IEFREER
~ Unrealised fair value changes on investment ~RENFZ RERLTERD
propetties (including share of results of (BERE R
Investments accounted for using the REV%E)

equity method)

Loss for the period attributable to ARARAAREADE 2 ER

owners of the Company

Core profit (excluding major non-cash items) % 0%R (FREFEFREER)

Operating profit for the period ELRERARERARZ
attributable to owners of the Company ggEy

Share of accumulated realised fair value BiE-BRELANLE
changes on disposal of an investment —BRENEZZR
property of an associate BRALNTELD
- Recognised in current period -RAHRED
- Recognised in prior years -RBEFEER

Core profit for the period attributable to ENBEEAREARELZ
owners of the Company BbaA
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4. EEIE(#E)
HREEEERERE (&)

BEr—FE-—FANA=+HIEANEA

Unlisted
Investments investments,

Property leasing Listed equity and treasury  investment
%gﬁg investn?ent! producg holding and Al other
Retail ~ Non-retail  at FVTOCI atFVTPL  brokerage  segments Consolidated
BRHMEE BEEHEN .
WEURR RBRATEZ FLTRE
_D¥EZ RER REBRR FEER

2E *2€ LakikE HEER BERY 28 &a
HK$'000 HK$ 000 HK$'000 HK$ 000 HK$000 HKS 000 HK$ 000
Fér Fér Fér FEr FEr FEr FEr
(155,337)
(44,585)
58,830
1,814
76,930
125
(114,339)
(37,284)
76,930
125
832
71,887




4. Operating Segments (continued)

Condensed Consolidated Statement of Financial Position

4. EEIE(#E)

RS M BRI | *E

At 30 June 2021 R-FB--—FAA=1H
Unlisted
, Investments  investments,
Property P'°P°’g leasing Listed equity and treasury  investment
development e investments products  holding and All other
and trading Retail ~ Non-retail _ atFVTOCI ~ atFVIPL  brokerage  segments Consolidated
BBAMEE BBAREN L
WEURR RBRATEZ FLTRE
UET: _DY¥EZ RER REBRER FEEH
RER 2& *2€ LakAkE HEER BERE 28 G4
HK$ 000 HK$'000 HKS 000 HK$'000 HKS 000 HKS000 HKS 000 HK$ 000
FEn A% FEn TEx FEn TEx FEn TEx
Assets BE
Segment assets NREE
- Hong Kong *ﬁ‘/ﬁ 1,016,823 1,613,569 5961,330 8,860,036 2,099,740 362,091 195,662 20,109,251
- United Kingdom -%4 - 1,128,979 6,914,175 - - - - 8,043,154
- Mainland China 268,929 - 28,825 - - 640 - 298,394
~ Other countries ) ) Rl - - - - 3,142,189 620,678 - 3,762,867
Investments accounted for using the equity method bAE& %
- Hon% Kong i 45,754 433,807 1,602,270 - - 1,904 9,231 2,092,966
- Mainland China -mERE - 125,591 8,149 - - - - 133,740
Advances to associates BBERANE
- Hon% Kong -k 1,126 - 80 - - 2 1,221 3,029
- Mainland China -HEARE - 43,782 2,809 - - - - 46,591
Reportable segment assets TERAREE 1333232 3345728 14517638 8860036 5241929 985,315 206,114 34,489,992
Unallocated corporate assets FPBIAREE 150,406
Consolidated total assets RREELE 34,640,398
Liabilities af
Segment liabilties PRAE
- Hong Kong *?fﬁ 35,850 15,530 102,243 818,226 495,047 13,318 5,162 1,485,976
- United Kingdom -&H - 13,866 161,257 - - - - 175,123
- Mainland China - AR 3 - 195 - - 2 - 200
- Other countries -EHER - - - - 711,581 3 - 711,584
Reportable segment liabilities DEEDEE 35,853 29,396 263,695 818,226 1,206,628 13,323 5162 2,372,883
Unallocated corporate liabilties OVE PANGI)L 7,466,001
Consolidated total liabiltes GeBELE 9,838,884
Additions to non-current assets FREKERE )
(other than financial instruments (ERTAREEREEERD)
and deferred tax assets) - 862 9,509 - - 196 328
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Operating Segments (continued)

Other Material Items

For the six months ended 30 June 2021

Interest income
Finance costs

Net income

Depreciation of:
- Property, plant and
equipment
- Right-of-use assets
Fair value changes on
investment properties
Share of results of investments
accounted for using the
equity method
Income tax expense
Non-controlling interests

MEHBA
MBER

LONE 2

nE:
o /EN )
&1
—FRELE
BRENEZDTE
B EREAR
REZEE

FrighRx
SRR

4. EEIE(#E)

HittEEAREHE
BE—E-—FAXA=F+HILENEA

Condensed

Adjustments Adjustment Adjustments consolidated

for for realised for major statement of

Reportable unallocated fair value non-cash  comprehensive
segments items changes items income

3 3) IE

RAPBEE AFEEZD *HEER LB

DES:F:p ZRE ZRE ZRE 2HENERE
HK$'000 HK$'000 HK$'000 HKS$'000 HK$'000
FET FET FET FET FET
204,069 - - - 204,069
(9,870) (44,585) - - (54,455)
194,199 (44,585) - - 149,614
- (25,023) - - (25,023)
- (34,892) - - (34,892)
- - - (122,712) (122,712)

16,563 - 125 8,373 25,061
- (8,830) - - (8,830)
- (1,814) - - (1,814)
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4.

Operating Segments (continued)

Condensed Consolidated Statement of Comprehensive Income

For the six months ended 30 June 2020 (restated)

Major cash items excluding in revenue
- Hong Kong

Revenue
Dividend and interest income and gain on
sales of investments he\d-for—traﬁmg
- Hong Kong
- Qther countries
Revenue from external customers
- Hong Kong
- United Kingdom
- Mainland China

Revenue (excluding dividend income from
segments of property development and
trade and property leasing)
Attributable property sales from associate/
investee company
- Hong Kong
Attributab%e rental revenue from associates/
investee company
- Hon% Kong
- Mainland China

Result

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

Share of results of investments accounted for

using the equity method

- Attributable property sales, net
- Hong Kong

- Attributable gross income
- Honﬁ Kong
- Mainland China

- Attributable operating cost

- V\H/lgPrﬁaﬁ%néhina

Other income
Finance costs
Other gains and losses

Share of results of investments accounted for

using the equity method
- Income tax and others
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4. EEIE(#E)

HRGRE2EHKBERR
BE_—ZFE_FTFEXNH=1HIFNEA (EF)
Unlisted
. Investments  investments,
Property ngﬂe Q ;ﬁe ;; "8 Listed equity ~ and treasury ~~ investment
development - investments products  holding and All other
and trading Retail Non-etal at FVTOCI at FVTPL brokerage segments  Consolidated
BRAMEE Lﬂhmu
WahRE R ¥ﬁ7_ ELTRE
ES ) ) ATEZ REER FRLL .
REE & ¥TE LohARE ﬁﬁéﬁu ‘«%EHEJ% A e
HKS000  HKSO00  HKSOOO  HKSOOO  HKSOOD  HKSO0D  HKSOOO  HKSOOO
TET AT FET AT FET AT FET TET
- - - 2772 4,099,217 - - 4,101,989
- - - 1,357,080 269,305 2914 - 1,629,299
- - - - 88,907 - - 88,907
- 19,028 72,269 - - 2,898 32,077 126,272
- 16,935 102,861 - - - - 119,796
- - 357 - - - - 357
- 35,963 175,487 1,357,080 358,212 5812 32,077 1,964,631
- 35963 175,487 1,357,080 358,212 5812 32,077 1,964,631
11,935 - - - - - - 11,935
- 10,084 22,252 - - - - 32,336
- 5,687 3,981 - - - - 9,668
11,935 51,734 201,720 1,357,080 358,212 5812 32,077 2,018,570
- 16978 66,561 1,357,068 (261,051) 6,063 19,951 1,205,570
- 15420 100,279 - - 132 - 115,831
- - 244 - - 897 - 1,141
- - - - 13,409 - - 13,409
- 32,398 167,084 1,357,068 (247642) 7,092 9,951 1335951
252 - - - - - - 252
- 9,410 2,117 - - - 1,125 32,652
- 5,687 3,981 - - - - 9,668
- (65 (3,889) - - - - 3954)
- (4924 (1,528) - - - - 6,452)
252 42,506 187,765 1,357,068 (247642) 7092 21,076 1,368,117
- - 249,836 - - - - 249,836
- - 4343)  (242)) - - (46,764)
(1,941) - - - - - - (1,941)
13 (12729) (8553) - - - Q1) (21507)
(1,702) 29717 429,048 1,332,725 (270,063) 7092 20,864 1547741
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Operating Segments (continued)

Condensed Consolidated Statement of Comprehensive Income

(continued)

For the six months ended 30 June 2020 (restated)

Unallocated items
Unallocated corporate expenses, net
Unallocated finance costs
Income tax expense
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
Investments accounted for using the
equity method
- Deferred tax expense

Profit for the period attributable to
owners of the Company

Core profit for the period attributable to
owners of the Company

Property
development
and trading
&EE
HK$000
FET
AAEER )
ANBZRAEXFE
ADEHBER
ERAX
EERESR
AR AREASE
g E
TEFRSEH
~RAMELRRRAFELY
(BEEENEREAR
REZXE)
-ERRERR

FOAERAREREE 2R

AS&T}JE’EJAMEMHFW

DEH
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4. EEIE(#E)

ZtE =

Property leasing ) !

wime Listed equi
UELL mvestmqeng
Retail Non-retall at Fv10Ql
BBEMEE
Wmu&%
NTEZ
2E FTE LW Hxl"?xé
HK$ 000 HKS 1 000 HKS 000
FET FET FET

HRGEZERERE (&)

Unlisted

Investments ~ investments,

and treasury  investment

products  holding and

at FVTPL brokerage
BERLEN

RRATEZ FLTRE.

RER  REBRR

HAER Bnks

HK$000 HK$000

FET FE7

ZEFENA=FHUSEA (EZ)

All other
segments  Consolidated
fEEfR
L Ta
HKS000  HKS000
FET TET
(155,342)
(81,503)
(63,726)
(50)
1247118
(456,071)
(5,116)
785,931
1247118




4. Operating Segments (continued)

Condensed Consolidated Statement of Financial Position

At 31 December 2020

Assets E
Segment assets AEEE

- Hong Kong &

- United Kingdom

- Mainland China

- Other countries — A
Investments accounted for using the equity method LA %)

- Hon% Kong

- Mainland China
Advances to associates

- Hon% ong

- Mainland China
Reportable segment assets E2RAREE
Unallocated corporate assets RPBINREE
Consolidated total assets GRAESE
Liabilities &
Segment liabilites PRAR

- Hong Kong -Ek

~ United Kingdom -5

~ Mainland China -HE xR

- Other countries -EHER
Reportable segment liabilties 2RAFER
Unallocated corporate liabilties OVE PANGI)L
Consolidated total liabiltes GeBELE
Additions to non-current assets FRBEERE

(other than financial instruments (ERTAREEREEERD)

and deferred tax assets)

4. EEIE(#E)

BHESHERRTE R
RoF-FE+-A=+—H
Unlisted
Propery lssing ; In\éestmems investments,
Property My eas Listed equity ~ and treasury ~~ investment
development gﬂ%ﬁ% investments products  holding and All other
and trading Retail Non-etal at FVTOCI at FVTPL brokerage segments  Consolidated
BEMEE Lﬂ%mu
) HENRE R HEZ FEmRA:
ES R, RER  REBRE FRLR .
KEE ZE ¥TE FHRARE ﬁTéEun BERE L e
HKS000  HKSOOD  HKSOOO  HKSOOO  HKSO00  HKSOOO  HKSOOD  HKSOOO
FET AT TET FET TET FEr FiET FET
948,739 1,355,453 7043,891 12,814,008 1,951,314 362,249 186279 24,661,933
- 1,171,231 6,734,639 - - - 7,905,870
266,459 - 27200 - - 640 - 294,299
- - - - 1,604,648 586,390 - 2,191,038
44,07 415,351 1579177 - - 1,803 8,473 2,048,875
- 119,671 30,964 - - - 150,635
641 - 83 - - 2 1221 1,947
- 36977 9,539 - - - 46,516
1,259,910 3,098,683 15425493 12,814,008 3,555,962 951,084 195973 37301,113
168,266
37469379
62,295 15541 80,855 768,423 192,424 26,354 5581 1,151,473
- 13,302 144,722 - - - 158,024
28 - 210 - - 3 - 241
- - - - 129,360 6 - 129,366
62,323 28,843 225,187 768,423 321,784 26,363 5581 1,439,104
7,250,025
8,689,129
- - 1,063,132% - - 62 5
Y BB B L R EE A (FE)

* ncluded the acquisition of investment properties of Landrich
(H.K.) Limited through acquisition of a subsidiary
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Operating Segments (continued) 4, BESE(E)
Other Material Items HihEREH
For the six months ended 30 June 2020 BE —E_FENH=AHINEA
Condensed
Adjustments Adjustments consolidated
for for major statement of
Reportable unallocated non-cash  comprehensive
segments items items income
AHOBIEE TE2HARS AR &
Q5 2 A BRZHAE 2HEHRE®WE
HK8'000 HK$'000 HK$'000 HK$'000
FET FET FHET FET
Interest income GESEON 359,539 - - 359,539
Finance costs M%BER (46,764) (81,503) - (128,267)
Net income WA F 58 312,775 (81,503) - 231,272
Depreciation of: e
— Property, plant and - BER
equipment B - (9,903) - (9,903)
— Right-of-use assets —(FRREEE - (27,403) - (27,403)
Fair value changes on KREWMEZ NFE
investment properties =) - - (425,967) (425,967)
Write-down of stock of MEFEZRE
properties (1,941) - - (1,941)
Share of results of Bh AR =R AR
investments accounted WE R
for using the equity method 10,659 - (30,104) (19,445)
Income tax expense R’ - (63,728) (5,116) (68,844)
Non-controlling interests FEIE IR IE 2 - (50) - (50)
Other Income 5. HilrA
Six months ended 30 June
BEAA=THLAEAR
2021 2020
—E-—F —EZTF
HK$’000 HK$'000
FET FET
(restated)
(E51)
Included in other income are: HAb g A\ B3E -
Rental services income HERBEA 1,590 1,949
Leasing administration services and BT RS &
property administration services income MEATBR B UA 2,529 3,004
Advisory and consultancy services income 5 M R R AR A A 15 20
Consultancy fee income EIRE- LN 3,932 -
Exchange gain, net B 55, U 7 0 #E 4,128 -
Overprovision of costs in respect of M—IBERIEE 2R
a development project A R 7,059 -
Reversal of allowance for credit losses HEWE SRIEEEBERE
recognised in respect of trade receivables, net W 2 #[EF 5 3,046 17
Surrender premium and dilapidations settlement 5t 2% B9 4 % [ F B U B 2 iR TR E &
received from tenants in respect of FEHERA
properties in the United Kingdom 436 249,836
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Investment Expenses, Net

Financial assets measured at fair value through
profit or loss:
Unrealised loss arising from change
in fair value of bonds
Realised gain (loss) arising from change
in fair value of bonds
— Change in fair value
— Exchange component of change

Net loss arising from change
in fair value of bonds

Unrealised (loss) gain arising from change
in fair value of structured products

Realised gain (loss) arising from change
in fair value of structured products

Net gain (loss) arising from change
in fair value of structured products

Unrealised (loss) gain arising from change

in fair value of investments held-for-trading

Unrealised gain (loss) arising from change
in fair value of club debentures
Realised loss arising from change
in fair value of club debentures

Gain (loss) arising from change
in fair value of club debentures

Financial assets/liabilities measured
at fair value through profit or loss:
Unrealised gain (loss) arising from change
in fair value of cross currency swap
Realised gain arising from change
in fair value of cross currency swap

Net gain arising from change in fair value of
Cross currency swaps

Other investment (expenses) income, net

Interest income from other financial assets

6. REMXFH

BBARARRATEIEY

SREE

EH AT ESBMEL
REBEA

Erz ATERBMELY
BRI (58)
~ ATER
—EHHHED

EHZ AT ESBMELY
BBFE

EHEES Y ATEEBMESLY

AREH (BER) W

BRUEERZATVTEZIMELEZ

S#E R (F18)

EBUERZAFEEIMELZ

YWzt (B1R)F8

HIEEBZRAZ ATVES
MEEZ AR (A5R) Wi

EREFZAFEEMELZ
AR Y (FE)

EREFCATEEIMELZ
E#EEE

SREFZATVTEEIMELEZ
Wt (B18)

BBARARRATEIE

SREE BE:

S AT ERDMEL Y
KB (518

BB AT EERHELY
B R R

EEEEY AT EEDHEELY
W F B

B & (Fs) MAFER

Hip e/ EE2MBBA
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Six months ended 30 June
BZXA=1+RHIEAEA

2021 2020
—E=-—-F —T-FF
HKs 000 HK$'000
FET FET
(restated)
(E51)
(309,181) (244,861)
2,108 (342,782)
209 (17,619)
(306,864) (605,262)
(1,112) 21
1,543 (1,220)
431 (1,199)
(100,847) 278
200 (1,290)
- (223)
200 (1,513)
816 (518)
111 6,060
927 5,542
(14,100) 317
1,904 4,398
(418,349) (597,439)




7. Finance Costs 7. HMXKEAHR

Six months ended 30 June
BZXA=1+RHIEAEA

2021 2020
—E--F —T-FF
HK$’000 HK$'000
FHET FET
Interest on: PSR
Bank borrowings RITIEE 40,782 71,625
Other borrowings HEmEE 7,138 62,024
Lease liabilities HERE 1,082 1,522
Total interest F B Aa%E 49,002 135,171
Exchange loss (gain) on translation of HNEESRTT R B 18 B A R
foreign currency bank and ERCEREE (KR)FE
other borrowings and loan, net 3,162 (8,659)
Other finance costs EmB%ER 3,468 3,199
55,632 129,711
Less: Interest capitalised to investment property & : B EEZFRIZEMEE RN L ZF A
under construction (1,177) (1,444)
54,455 128,267
During the Period, the Group has capitalised borrowing costs at a rate RAEE AEEERFNF1I0E(ZF-F
of 1.32% (2020: 2.39%) per annum amounted to approximately F23E)HERACEREEENLZEE
HK$1,177,000 (2020: HK$1,444,000) on qualifying assets. AR #91,177,000/8 7T ( ZF ZF 4 ¢ 1,444,000/

JL) °
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Income Tax Expense

The charge comprises: XHBHE:
Current tax: B HRE
Hong Kong Profits Tax EENEHR
Other than Hong Kong & B LA 2

(Overprovision) underprovision in prior years:

Hong Kong Profits Tax EBNEH
Other than Hong Kong HENIMD R
Deferred tax: BAETRIE :

Current period (credit) charge

Under the two-tiered profits tax rates regime, the first HK$2,000,000
of profits of the qualifying group entity will be taxed at 8.25%,
and profits above HK$2,000,000 will be taxed at 16.5%. The
profits of group entities not qualifying for the two-tiered profits tax
rates regime will continue to be taxed at a flat rate of 16.5%. PRC
Enterprise Income Tax for the PRC subsidiaries are calculated at the
PRC Enterprise Income Tax rate of 25% (2020: 25%). The Group is
subject to tax rate in the United Kingdom at 19% (2020: changed
from 20% to 19% as the Group has been subject to corporation tax
instead of non-resident landlord income tax effective from 6 April
2020). Taxation arising from other jurisdictions is calculated at the
rates prevailing in the relevant jurisdictions.
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BEFE (BEER) BRI

AHEIR (B E)

FrEBimx

Six months ended 30 June
BZXA=1+RHIEAEA

2021 2020
—E=-—-F —T-FF
HK$’000 HK$'000
FHET FHET
4,759 3,074
7,702 61,805
12,461 64,879

- (140)

- 141

- 1

(3,631) 3,964
8,830 68,844

BEFGSHBAS - & &S EEE EH2,000,000
B2 BFMBIRHE KRS 250FK - M B
2,000,000/ JT 2 i 7 4% 12 #2  16.5% ¢ £ o T FF
AREHRMAH ZEEERE GG ®ERFE R
K16.5%:FF - PEMB AT ZPECEMER
AR ERESIHEZE250 (2T 2T F :25%) 5t
B REBRERIZRTRI19%EMH (T -T 4
NEEALEBBHA S _ZTFEMANBRETE
MIEERETMEHBRER MARCERRER &
FRE D h20%% A190% ) « Efh FDARE R EL 2
BhERAMAEER ZRITHEE -



(Loss) Profit for the Period

(Loss) profit for the period has been arrived at
after (charging) crediting:

Total staff costs:
Staff costs, including Directors” emoluments
Retirement benefit scheme contributions, net
of forfeited contributions of approximately
HK$166,000 (2020: HK$28,000)

Auditors' remuneration:
Auditors of the Company
— Current period
Other auditors
— Current period
— Underprovision in prior years

Depreciation of:
— Property, plant and equipment
— Right-of-use assets

Exchange loss, net
Rental expenses from short-term leases
Cost of cosmetics products recognised

Share of tax of associates
Share of tax of a joint venture

Share of tax of investments accounted for
using the equity method (included in
share of results of investments accounted
for using the equity method)

Gross proceeds on sales of investments
held-for-trading

Carrying amount of investments held-for-trading
disposed of

Transaction costs on sales of investments
held-for-trading

Gain on sales of investments held-for-trading
included in revenue

9. FHME (BE)ER

AEIR (BR)EN D
(FER) A A

B B AN 4A%E -
EBEXRA (BREEEHE)
RORAEFIFT S Bk
B2 W 58 47166,0007% 7T
(ZZE-Z4:28,00087T)

ZEE 2 -
AR RAZBED
— R Hi]
H Atz BiED
— R Hi ]
- BEFERETR

rE:
—-WE BERRME
—EREEE

fE 5B 1R % 5
RHMEEZHEMAX
{5t o B AN HE AR

BAAEE RRITIA
BE-HAERRME

BIEASEARKREZHA
(B et NG AR R A AR
BEZEE)

HEREEEZREZ

PTG SRIR A5
HERIFEE ZIRE 2REE
HERIFEEZREZRGRA

FABRAARZEEREREERE L
A& W
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Six months ended 30 June
BZEAXB=1+HIEXEA

2021 5020
=EB=—F —E-TfF
HK$’000 HK$'000
FHET FHET
(71,871) (78,898)
(3,939) (4,411)
(75,810) (83,309)
(1,032) (1,028)
(135) (114)

(1) (10)
(1,168) (1,152)
(25,023) (9,903)
(34,892) (27,403)
(59,915) (37,306)

- (1,107)

(170) (14,257)
(2,210) (2,471)
(5.202) (3,847)

- 313
(5,202) (3,534)
3,272,416 49,354
(3,097,997) (46,250)
(5,580) (88)
168,839 3,016




10.

(Loss) Profit for the Period (continued)

(Loss) profit for the period has been arrived at
after (charging) crediting: (continued)

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

Reversal of allowance for credit losses

recognised in respect of trade receivables, net
Allowance for credit losses recognised

in respect of interest receivables from bonds
Allowance for credit losses recognised

in respect of advances to associates

Dividends

Final dividend for 2020 paid on
11 June 2021 of HK1 cent
(2019: HK1 cent) per share

The Board has resolved not to declare any interim dividend for 2021
(2020: HK1 cent per share) after interim period end.

9. AHME (BR)ER (&)

AEIR (BR)EN D
(BRI EA: (&)

REWHEME S WA EE
W AHEEEEERAZ
BREMEEELEFRT

AHEYEELESWAZ
REMEEERRLEMAX

ARENEZREAZEEBEER
i pva JE bt

A ZF 2 FE R B FE TR
EEBEEE

FREL S B R B RIRRERR
EEBERE

10. RE

RZZBEZ—F X A+—HEBERGZ
—ECTFERPREFRIBN

(ZZ—N%F: 8RIEW)
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Six months ended 30 June
BZEAXB=1+HIEXMEA

2021 2020
—E-—F —ETF
HK$'000 HK$'000
FHET FET
161,284 211,450
(5,857) (8,270)
(17,083) (3,698)
138,344 199,482
3,046 17
(7,448) -
(38) -

Six months ended 30 June
BZXA=1+RHIEAEA

2021 2020
—E-—F —ZEZTF
HK$'000 HK$'000
FHET FET
19,076 19,076

FERB (

EFERFHERABATEREN T —F
“E-FE RIS -




11. (Loss) Earnings per Share 11. B8R (FHR)ER

The calculation of the basic and diluted (loss) earnings per share AARHAEANRBOZ ERERNREE (BE) &
attributable to owners of the Company is based on the following data: THIRB A T 8UET & -

Six months ended 30 June
BEANA=1THLXEA

2021 2020
—B-—fF —EEF
HK$’000 HK$'000
FET FET
(Loss) earnings: (BB &R
(Loss) earnings for the purposes of SEBRERREE (BB)AEMZ
basic and diluted (loss) earnings per share (E8E)&F
(Loss) profit for the period attributable to RAGHER ANEIGABRREZ
owners of the Company (E18) &= T (37,284) 785,931
Number of shares
RGEE
Six months ended 30 June
BEZXNA=+HLXMEA
2021 2020
—B-—F —EEF
Number of shares: &R :
Weighted average number of ordinary shares for st 8 SR ERR#E (BE) BF 2
the purposes of basic and diluted T IR N E S B
(loss) earnings per share 1,907,619,079 1,907,619,079
Diluted (loss) earnings per share for the six months ended 30 June HE-Z - FR-ZF-FFA=THILRE
2021 and 2020 were the same as the basic (loss) eamings per share R @R EEEEIE - i M E A 2 B AR
as there were no diluting events during both periods. H (B8 BN EGRER (BE)BNER -
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12.

Investment Properties

ATE
R-E=—TF—f—H
FBKE— AT

Fair value
At 1 January 2020
Acquisition of assets through

acquisition of a subsidiary Wk &
Construction costs incurred A 2 R
Exchange adjustments PE 5 78 B

Decrease in fair value recognised Rirs 2EKH

in the consolidated statement of BEFERLZ
comprehensive income NEERD
— unrealised —-KEH

At 31 December 2020

Construction costs incurred A BERCR
Exchange adjustments BE 5 3%
Decrease in fair value recognised RERES 2 ERE
in the condensed consolidated statement #&2‘%‘*‘ R
of comprehensive income FERD
— unrealised 5&“
Carrying amounts BREE
At 30 June 2021 R-ZB--FXA=t1H

All of the Group's property interests held under operating leases
to earn rentals or for capital appreciation purposes are measured
using the fair value model and are classified and accounted for as
investment properties.

Property valuations as at 30 June 2021 and 31 December 2020
were carried out by B.l. Appraisals Limited (“B.I. Appraisals”), an
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 property valuations
as at 30 June 2021 and 31 December 2020 were carried out by
Peak Vision Appraisals Limited (“Peak Vision Appraisals”), another
independent qualified professional valuer. The valuers have recent
relevant experience in the valuations 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.
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12. REYE

R-ZZF_FF+_A=+—H

Properties
Completed under
properties construction Total
BRI BERYE BmE
HK$'000 HK$'000 HK$'000
TET TET TET
14,759,507 - 14,759,507
- 900,562 900,562
- 14,926 14,926
247528 - 247528
(1,544,752) (4,488) (1,549,240)
13,462,283 911,000 14,373,283
- 8,171 8,171
128,525 - 128,525
(95,541) (27,171) (122,712)
13,495,267 892,000 14,387,267

AR B A A A L B A AR
2R RA AT EER R LRI
S DEIN B

RZE-Z—FNAZ+BER-ZZTE-_ZFTF+=A
=+—8" $’§luﬁﬁi§%&qﬂl7@*2&§%¥
HEVEERBEMBEMREOBETHERAF
([MRAEBEIBREF G ETYEGE  ER RN EE
ZIEME RS BUSERBEMEMRET
HERAR ([REFH]ETRZE=Z—F A
=tARZEZEF+ZA=1+— HZ#@%%@
(S AR AN A SRR BB 3 2 5

AMEER ANEBCEEERBYA ﬁT%ﬁﬁﬁ
Tﬁﬁﬁi*ﬂmﬂﬁfﬂ/\ B EERMEE=HAFEG
ECEEHE-



12. Investment Properties (continued)

The valuation reports for the investment properties as at 30 June
2021 and 31 December 2020 were signed by the respective directors
of B.I. Appraisals 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 2020 Edition” published by The
Hong Kong Institute of Surveyors and/or “The RICS Valuation — Global
Standards issued November 2019 (Effective from 31 January 2020)"
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, direct comparison method and/or
residual 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 yield
rate and reversionary yield rate. Such yield 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. For
investment properties under construction at fair value, their fair values
are determined by residual method by deducting the estimated total
outstanding redevelopment costs and an allowance for developer’s
risk and profit from the gross development value of the proposed
redevelopment.

The following tables analysed the investment properties which
are measured at fair value at the end of the reporting period
into the three-level hierarchy as defined in HKFRS 13 “Fair Value
Measurement” which is further elaborated in Note 27.

Recurring fair value measurements: REMDNTLEE:
Completed properties SERCIE
Properties under construction bk S

At 30 June 2021 R=-E-—-fXA=+H

Completed properties SERK
Properties under construction ek

At 31 December 2020 RZEZEF+-A=+—H
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12.

Fair value

13,

REWE (&)

RZEZ—FRNA=ZF+HRZZE-_ZEF+=A
=+—R BEYMEZHERS HRDERTE R
BRGNS EZEREE KEABANEMEY
B/ HERFHAIEMEBE S8 - ZEHE
DESERBNEMEemBEn Y [EEIEMEs
TEEA T oTFRA] R REREII SR
BefEmy [EXRBHISMEeHE-2BE
AR ZZE—NFt+—AEA(BZE=FF—A
=t+—B4&E®) ] #EiTe

BREEMEZAFERSHERRREETE
WERMNRE R BRLEBERRRBREBE (&
ERBRME) MIEREE - REETDEREEARL
HE2WA - WAHEBMERKEE BT R—F
PR ERRAKE  WRREBEMR FHEE
WEZAFERR (AFEE)RFHOHR A
SWA A HIR 2 B3R - B IR 10 5 R 2R
EFBEOMBHEHSRAZER BRREBERES
OHEx REEI2HERZ (EREANHRZE
R RIS E R R ) B R ik (B AT 1 A B - R
MERORERDEBRERS LTS E AU
EME 2B - BEREBOARRZEMES B AU
BRAREHERZ2REBTS EAIHRLEBZHE
B -RBEATFEZHEPREMEMNS  EQF
ETARBEELZEENRETERZRB Z2RAER
ENGRGA RN ZEZRAEBARERA ZRA
BREMBZAFERMETE

TERARBERRUARFEAEZRENEZ=
By d (ERRBEMBMELEANE IR [2F
BFtE | RAME271EE — &) D -

Level 2
ER
HK$'000
FEr

Level 1
E—&
HK$000
FET

Level 3
B=R
HK$'000
FET

DFE
HK$'000
FEr

495,267 - 826,358
892,000 - -

12,668,909
892,000

14,387,267 -

13,462,283 -

826,358 13,560,909

842,278
911,000 - -

12,620,005
911,000

14,373,283 -

842,278 13,531,005



12.

Investment Properties (continued)

Certain investment properties located in Hong Kong and Mainland
China categorised as Level 2 fair value measurement are determined
using direct comparison method with reference to the recent selling
prices of comparable properties on a price per square foot basis which
are adjusted to reflect the conditions and locations of the related
properties.

Details of valuation techniques used and key inputs to valuation on
investment properties which are categorised as Level 3 fair value
measurement at the end of the reporting period are as follows:

12. REWE (&)

DERE_RRAFEAEZZETUREE LT
REZREMENEBRLBORET  2EAHER
MEZENGFHREE  MEERKEHBEARKR
BEMEZIMRRARAE -

RBERRDIBRE=-BRVEFEZIREDE
ZIEEMERZEM R EZ2HIBE2FBENT

Valuation Significant
Fair value techniques unobservable inputs Ra%ge
AYE B ERETEEY L
30 June 31 December
2021 2020
—E--f —Z_EF
RAZ+H +ZA=+—H
HK$'000 HK8'000
FET BT
Properties held for investment 5,064,540 5,005,820  Combination of direct (1) Reversionary yield; 2.50% to 4.50%
in Hong Kon comparison method and (31 December 2020:
UREBZHERENE and investment EE EIETENE 2.500% to 4.75%)
method (2) Market rent per 2.50@%4.50@
BERELBUER square foot ZE-TF
REEZ A BYARzTHHES TZA=1+—H:
250B £4.75%)
Propertles under construction 892,000 911,000 Residual method Estimated redevelopment  N/A
in Hong Kong HaEEE costs NER
URBBZEETYE R SN
Properties held for investment 7,604,369 7,614,185  Combination of direct (1) Reversionary yield; 3.00% to 5.75%
in the United Kingdom comparison method (31 December 2020:
gy lZﬁﬂEEﬁ%ﬂ and investment @ @iﬁﬁ & 3.500% to 5.75%)
method ) Market rent per 3.00BZ£5.752
BEELBER square foot g o2
REEZ A l?ﬁﬂzrﬂ%fﬁé TZA=1+—H:
3.50E £5.75%F )
13,560,909 13,531,005

Total

Reversionary yield is the rate taking into account the capitalisation
of potential rental income, nature of the property and prevailing
market conditions. Market rent per square foot is the market rent
taking into account the direct comparable market transactions to the
related properties. Estimated redevelopment costs are the costs to be
expended to complete the properties.

The fair value measurements are negatively correlated to the

reversionary yield and the estimated redevelopment costs, while
positively correlated to the market rent per square foot.
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12. Investment Properties (continued)

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

12.

At the beginning of the period/year RERY,F 4
Acquisition of assets through acquisition of FiRUE—EWE QR
a subsidiary WHEE E
Construction costs incurred BEHEZBERR
Exchange adjustments DEE 58 58 B8
Decrease in fair value recognised Rira 2 E
in the consolidated statement of #EE‘EEF‘ R
comprehensive income N ER D
— unrealised —REH
Carrying amounts BREE
At the end of the period/year REIRFER

There were no transfers into or out of Level 3 fair value measurement
during the period/year and no change in valuation techniques used as
compared with those in prior years. In estimating the fair value of the

REWME (&)

SEAF=HATEHEZRENERBR,/F
M2 EBHIT -

30 June 31 December
2021 2020
—E-—F —ZEZTF
ANAB=+RH +=ZA=+—H
HKS$'000 HK$'000
FET FAET
13,531,005 13,463,683
- 900,562
8,171 14,926
128,201 245,863
(106,468) (1,094,029)
13,560,909 13,531,005

REBR/ FR F=ZRRATEABZREMETE
BAREL ﬁﬁﬁﬁﬁﬁZﬁTﬁ&?ﬁEﬁiiﬂEifﬁﬁﬁﬁﬂ’]
MEEE - PAEFMEZRFE MERZERA

properties, their current use equates to the highest and best use of SEEES R&RERSE-
the properties.
13. Investments Accounted for Using the Equity Method 13. WEREARZRE
30 June 31 December
2021 2020
—ER-—-F —F_FTF
NA=+RHR +-A=1+—H
HK$'000 HK8'000
FET FET
Interests in associates: o NSIE o
Cost of investments in associates KBS QAR
— unlisted —3FET™ 1,204,736 1,204,736
Share of post-acquisition profits/losses and B RRETBR R
other comprehensive income/expenses Hip 2 E W, X
net of dividends received R E WA S 1,021,970 994,774
2,226,706 2,199,510
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13.

14.

Investments Accounted for Using the Equity Method
(continued)

The Company provided corporate guarantees to secure bank
borrowings granted to its associates in prior years. The fair value of
the financial guarantee contract at initial recognition was determined
by an independent qualified professional valuer, and was recognised
as investments accounted for using the equity method and financial
guarantee liabilities in the Group's consolidated statement of financial
position.

As at 30 June 2021 and 31 December 2020, the investment
properties held by the Group's principal associates were revalued by
B.I. 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 12.

Advances to Associates

Interest-bearing advance to an associate
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 advance to an associate bears interest at the
prevailing market rate.
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13.

14.

BN —HEE AR ZEFE
BN ERRZREHA

S EARZRE (&)

RRABRBEFERSEB SR AHRH R BERE
RERRITERE 2 ER - BHERA OISR
NHERBYISEREXAEMET  YERAK
B EeMBRRBRERAERDSAESEARLZ
BRENMBEREE-

RZEZ—FRNA=Z+HRZZE_ZEF+=A
=t—H FAEEXEBERARNBAZKENED
A RAD BB ST (1T B o (RAABIBR R 35 B R 4

BREXER/HEBELEEREERE - EAREE
REMERAFEZEETERTEBRRNME2

BB E N T FIE
30 June 31 December
2021 2020
—E-—F —ETHF
~NA=+H +=-—A=+—H
HKS$’000 HK$'000
FET FET
IE 46,591 46,516
3,029 1,947
49,620 48,463

BAEE R AR BRI o ARE T E 2 RN
EHRER— iﬁq B FR - BURZREFAYIEIE
MENEE - BN — B E A RLZET ERBRER 2
THEEERN KA



15. Financial Assets Measured at Fair Value Through

Profit or Loss

Bonds &5

Structured products HEHEMEmMm

Investments held-for-trading HIEEBECZRE

Club and corporate debentures SHERNEIES

Derivative financial instrument METEITA

Analysed for reporting purpose as: ERERB 2D
Non-current SEMmENMEE
Current mEN M E

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

Notional amount Maturity
US$130,000,000 2021
US$70,000,000 2022
US$67,700,000 2023
US$117,000,000 2024
US$151,000,000 2025
US$33,000,000 Perpetual
GBP23,500,000 Perpetual
EUR2,000,000 Perpetual

Included in non-current assets, there were financial assets measured
at FVTPL approximately HK$2,660,235,000 (31 December 2020:
HK$1,629,070,000). They were included in non-current assets
according to their intended holding periods.
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15. BBESEURMRAFEFEZESRHEE

30 June 31 December
2021 2020
—E--F —T-FF
ANA=+H +ZA=+—H
HK$'000 HK$'000
FET FHEIT
4,315,391 3,287,649
38,215 52,426
776,404 152,687
57,974 57774

816 —
5,188,800 3,550,536
2,660,235 1,629,070
2,528,565 1,921,466
5,188,800 3,550,536

MET([ZET]) &8 ([HEE]) KRBT ([B
TDFEZESFZETERTM N :

ZELH B A
130,000,000% 7T —E-—fF
70,000,000% 7T B

67,700,000 7© —EC-—4F
117,000,000 7T —EoE
151,000,0003 7T —E-RF
33,000,000 7T KA
23,500,000 % £% KA
2,000,0008 7T KA

IRBEETLRBBESURBRAFEFEZ
S RVE E492,660,235,0008 T (ZE_TF+ =
A=+—H:1,629,070,000 7T ) - 1R & % % ~ #
ERFAHMA A ERBEE-



16. Financial Assets Measured at Fair Value Through
Other Comprehensive Income

16. BEBRHME2EMKBURRAFETEZ
SREE

30 June 31 December
2021 2020
—B-—fF —E-THF
AA=+HA +=ZA=+—H
HK$’000 HK$'000
FHET FET
Listed investment: ERE
— Equity securities listed in Hong Kong —NEELTRAES
(note (i) (BFEEQG)) 8,703,200 12,814,000
Unlisted equity securities: FEETRARES
— Incorporated in Hong Kong (note (ii)) —REBTMA L (FEEG) ) 1,026,850 1,007,337
— Incorporated elsewhere (note (iii)) — R E M [ WA L (BT i) ) 620,112 585,883
10,350,162 14,407,220
Notes: B -

(i) As at 30 June 2021, the Group held certain Evergrande Shares.
The unrealised loss on fair value change of the Evergrande
Shares of HK$4,110,800,000 (during the year ended
31 December 2020: HK$5,762,000,000), which was
determined based on quoted market bid price in active market,
was recorded in financial assets measured at FVTOCI reserve
during the Period. The carrying amount of the Evergrande Shares
held by the Group as at 30 June 2021 was HK$8,703,200,000
(31 December 2020: HK$12,814,000,000). Subsequent to
the end of the reporting period, the unit share price of China
Evergrande has dropped from HK$10.12 as at 30 June 2021
to HK$5.72 as at 13 August 2021 (being the last trading date
before the date of approval of these unaudited condensed
consolidated financial statements), an additional amount of
unrealised loss on fair value change of listed equity investment
at FVTOCI of HK$3,784,000,000 would be resulted; and
the carrying amount of the equity securities listed in Hong
Kong would then be reduced from HK$8,703,200,000 to
HK$4,919,200,000. This is a non-adjusting event in these
unaudited condensed consolidated financial statements.

(i) As at 30 June 2021, the carrying amount mainly comprised
investment in a property development project in Hong Kong
(10% interest) of HK$927,447,000 (31 December 2020:
HK$859,286,000).

(i) As at 30 June 2021, the carrying amount mainly comprised
investment in an exempted limited partnership formed under
the Exempted Limited Partnership Law (Revised) of the Cayman
Islands (“Cayman lIslands Partnership”) of approximately
HK$514,499,000 (31 December 2020: HK$488,583,000).

Included in non-current assets, there were financial assets measured
at FVTOCI of approximately HK$10,350,162,000 (31 December
2020: HK$14,407,220,000). They were included in non-current assets
according to their intended holding periods.
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(BRI 7 EHRRBEREREE ([AE
BEABN%E])4514,499,000 T (—FE—
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IRBEETELEEEHEMEEWE AR A
B82S @EE#10,350,162,000/8 7T (— T*
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17. Debtors, Deposits, Other Receivables and Prepayments

17. BRRE & HtBEWRRARENHER

30 June 31 December
2021 2020
—E-—-F —T-FF
AA=+B +ZHA=+—H
HK$’000 HK$'000
FHET FET
Trade receivables JEWE 5 BR1A
(net of allowance for credit losses) (MBREEBBERE) 33,346 21,817
Deposits and prepayments Z& RIERRIE 148,838 94,497
Dividend receivables from listed equity ETRARE 2 ERAR B
investments 158,965 -
Interest receivables from bonds and structured &% & 45 #8142 & 2 B IR &
products (net of allowance for credit losses) (MBREEBERE) 80,311 61,455
Other receivables H b fE BRI 150,283 122,763
571,743 300,532
Analysed for reporting purpose as: TEREREZ DM
Non-current JEmE M E 106,424 50,380
Current mEMEE 465,319 250,152
571,743 300,532

Included in debtors, deposits, other receivables and prepayments are
trade receivables of approximately HK$33,346,000 (31 December
2020: HK$21,817,000), which comprised rental and building
management fee receivables billed in advance and settlements from
tenants which are expected upon receipts of billings and receivables
from property management services and cosmetics business.

The carrying amounts of trade receivables (net of allowance for credit
losses) of the Group's major businesses are as follows:

JEWARIE 2 & - HAb EUARIE RIE M FIB BIEE
WE S BRIE4)33,346,0008 0 (2 =-ZEF+—-A
=+—H:21,8170008 T)  BiEELHAEME
HEPERKRIERESIN 2 EKEEREFE
BE UARKREVMESERS Mt RER 2 B
BRI

AEETIEXBRKEZRE (HREEBER
) ZREENAT

30 June 31 December

2021 2020

—E-—F —E-TF

NRA=+HR +ZA=+—H

HKs 000 HK$'000

FHET FET

Rental receivables from property leasing MERS 2 ERE® 26,048 12,628
Receivables from building and BFERMEEBRGEZ

property management services FEU AR 1A 4,144 7,940

Receivables from cosmetics business b 2 B ERTE 3,154 1,249

33,346 21817
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17. Debtors, Deposits, Other Receivables and Prepayments

18.

(continued)

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

0 - 30 days
31 — 60 days
61 — 90 days

Over 90 days

Creditors and Accruals

EE=+H
=+—HB=E/S~+H
At—BEATH
A+BE

Included in creditors and accruals are trade payables of approximately
HK$805,000 (31 December 2020: HK$4,142,000).

The following is the aged analysis of trade payables, presented based
on the invoice date, at the end of the reporting period:

0 - 90 days
Over 90 days

TEA+A
At+EMRE
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17. BRRE & HtBEWRRARENHER

(#)

REBEBWAZHERBBRZI 2 EKE Z KA (H
BREEBEBREE NEBEHRZBREITET:

30 June 31 December
2021 2020
—EC-—F —ETF
ANAB=+H +=ZA=+—H
HK$000 HK$'000
FET FET
12,411 13,941
2,905 4,116

697 498

17,333 3,262
33,346 21,817

18. EESREREFFIE

JEATBRIE R FEET RUIA R IE B B 5 BRIE £9805,000
BT (ZE-ZEF+-HA=+—H 4,142,000

JL) °

REZZAM2IN2ENESREARBRERRZ

BREE DTN -
30 June 31 December
2021 2020
—E-—F —ETHF
~NA=+H +=ZA=+—H
HKS$'000 HK$'000
FET FET
294 1,737
511 2,405
805 4,142




19. Borrowings

19. {B&

30 June 31 December
2021 2020
—E-—F —ZEZTF
R<B=+R +ZA=+—H
HK$’000 HK$'000
FHET FET
Secured bank borrowings repayable AR TSI HAREEE 2 BHEMA
within a period of (note): IRITEE (M) :
Less than one year —F T 4,348,696 3,463,138
More than one year but within two years —FUEETBAMRE 43,034 928,959
More than two years but within five years WA H{B B R F 1,018,121 1,022,437
5,409,851 5,414,534
Secured bank borrowings that contain MR E K ERIGRR 2 FEA
repayment on demand clause (shown as RITEE (PIERBEE)
current liabilities) but repayable within AR THIEEER
a period of (note): (PF3E) -
More than one year but within two years —FUEEETHEEME 605,182 595,169
More than two years but within five years ME EEBTBEAF 180,000 180,000
785,182 775,169
Total secured bank borrowings BEFRITEERE 6,195,033 6,189,703
Other secured borrowings repayable AR —FRNEEZ i FEIR
within one year B 2,014,570 1,074,129
8,209,603 7,263,832
Less: Amounts due within one year W —FRB 2 FRIE (7,148,448) (5,312,436)
Amounts due after one year —FiR B IA 1,061,155 1,951,396
Note: The amounts due are based on scheduled repayment dates M:r: ZEINMrzeERERHEPERIZETE
as set out in the loan agreement(s). BB
20. Share Capital 20. R
Number of Share
shares capital
RBEE PR 7
HK8'000
FHET
Ordinary shares of HK$0.10 each FRREEC.10E T2 LB
Authorised: EERRA
At 1 January 2020, R-ZT_ZEF—-A—H-
31 December 2020 and —EEFSAA=+—BR
30 June 2021 2 —%XA="1H 5,000,000,000 500,000
Issued and fully paid: BT MR
At 1 January 2020, RZE-ETF—H—A-
31 December 2020 and —E_TFEFT_A=1+T—HBERK
30 June 2021 —E-—FXNA=T+H 1,907,619,079 190,762
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21. Amounts due to Associates, Investee Companies and 21. REBEQAT EZREQNAR
Non-controlling Shareholders FEERRRKIE
The amounts due to associates, investee companies and non- KEBERNT) BEXIEERNR) LIEERR RS IEi’]

controlling shareholders are unsecured and interest-free. 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.

22. Capital Commitments

Authorised and contracted for:
Capital investment in limited partnership
(note)
Redevelopment expenditure of properties
Purchases of equipment and leasehold
improvement
Refurbishment of properties

Note: The Group had committed to make a capital contribution B EE

REARLRE REHERR BXRER
IR RN ERRE R RERT — EWEEJU
R R ERBRIMEFRRB L -

22, EARKIE

SHEREEL
BERABERZEARE
(Hf=E)
MEEZFX
BERELREEDMERE

Z
2

=z

B %

of US$100,000,000 (equivalent to HK$776,510,000)
in the Cayman Islands Partnership. Up to the end of the
reporting period, approximately US$92,217,000 (equivalent

to approximately HK$715,234,000) (31

December

2020: US$91,055,000 (equivalent to approximately
HK$706,224,000)) among the contribution has been paid
by the Group. The outstanding amount was approximately
US$7,783,000 (equivalent to approximately HK$60,436,000,

after exchange adjustment) (31

December 2020:

US$8,945,000 (equivalent to approximately HK$69,348,000,

after exchange adjustment)).
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30 June 31 December
2021 2020
—E-—F —E-FT4F
~NA=+H +=-ZA=+—H
HKS$'000 HK$'000
FET FET
60,436 69,348
181,610 20,917
91,160 6,864
6,754 1,272
339,960 98,401

AEBHRHASHEEARLEAFAEDR
100,000,000% 7t (48 & 776,510,000
B ZERNEFE - BEREHRILE X
EEEEE 492,217,000k T (HER
49715,234,0008 L) (ZE_ZTF+=
A =-+—H:91,055000% 7t (1H&E R4
706,224,000/ 70 ) ) E N EES R K E
B2 & REHA7783,000% T (HHERL
60,436,0008 7T (LELFAERE)) (=
—EF+ A =+—H:8945000% T
(B & M 469,348,000 7T (4L [E K 78 %
#))) e



23.

24.

25.

Contingent Liabilities

Guarantee given to a bank in respect of
banking facilities in lieu of the cash
public utility deposit jointly utilised
by subsidiaries

Guarantee given to a bank in respect of
a banking facility utilised by an investee
company/indemnity given to a third party
in relation to an investee company

RHZER

No provision for financial guarantee contracts and/or deed of
indemnity have been made as at 30 June 2021 and 31 December
2020 as the Directors considered the default risk is low.

Major Non-cash Transactions

Save as disclosed elsewhere in these unaudited condensed
consolidated financial statements, the Group did not have major non-
cash transactions.

Material Related Party Transactions
Transactions:

In 2020 and prior year, the Group entered into lease agreements
("Leases”) in respect of leases of certain leasehold properties held
by a company controlled by a Director and the Trustee of Substantial
Shareholders as headquarter of the Group.

Under the Leases, the aggregate amount of rent and building
management fee payable per month are approximately HK$5,619,000
and approximately HK$621,000 respectively; and the aggregate
amount of security deposit paid as at 30 June 2021 was
approximately HK$19,562,000. At the commencement date of
the respective Leases, the Group recognised the present value of
the lease payments over the lease term as lease liability and the
aggregate amount of lease liability and estimated costs to be incurred
by the Group for restoration of the property as right-of-use asset.
As at 30 June 2021, the aggregate carrying amount of the lease
liability and the right-of-use asset of the Leases were approximately
HK$90,862,000 (31 December 2020: HK$123,500,000)
and approximately HK$91,246,000 (31 December 2020:
HK$124,565,000) respectively. Rent and building management fee of
the Leases for the Period amounted to approximately HK$37,439,000
(2020: HK$24,839,000) in aggregate.

Details of the Leases were disclosed in the announcements of the
Company dated 28 February 2019 and 12 June 2020.
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23.

RETEARERIAAZ
RITEERADERE
RAEBERME—BRT

24,

25.

HAREE

R—BEIKRERRHHZRT
EEREmm—MRTREZER
H-RAEXKREARBBR
FZARTZMERE

30 June 31 December

2021 2020

—E-—F —E-TF

~NA=+H +=-A=+—H

HK$'000 HK$'000

FET FET

15,000 15,000

613,830 613,830

628,830 628,830
HREERAENRRE R _ZTE=—F XA

Tt+HERZEZEF+ A=+ AT ERYK
ERAEOR,HBEREZEZEEL#E-

TEFRERSH

BAREEZERARS W%ﬁﬁﬁ@%ﬁ
EFOAEENEFBIRNERH

P 25

EXBEALRS
x5:
R-ZB_ZFFERHF AKEFTVEEHR ([

B ATERAR-HA - UESEREERE
ZEFAAZEFZARBAEZETHEMRERR
SEZ @R

ﬁ%&#f S BAENBRHSREFEREES

7 Bl 495,61 9,000,% 7T K 49621,000/& 7T : W
:%:fﬁﬁﬁ_+aeﬁﬁﬁﬁﬁéﬁé%m
19,562,000 L Nz EMHE 2 ERIFKB BE K
EEHHBARNEENRZRERRAHEARGE U
LEHEaERAEBERYEMEE ZHFTK
A2 Ao RERAFERAREE R —F X
A=Z+H ZSHeEHEeaErFEFREEEZR
M{E4EE 5 54790,862,0008 T ( —E-TF+—
H=-4—H 123,500,000/ 7t ) }& #191,246,000
BT (ZZE_FTF+ - A =+—H 124,565,000

BIL) cRAHRE ZEHEZHEREFERE
A ##%937,439,000% 0 (ZF ZF 4 : 24,839,000
/%71:)

ZEMEZHBRARTARAR-_T—NEF_A
T NBRZBEZZFERAT B2 AT ARKER -



25. Material Related Party Transactions (continued) 25. ERBEATRS (&)
Transactions: (continued) X5 (#)
Save as disclosed above and elsewhere in these unaudited condensed BREXRARCEZEREEMBEREEMELS
consolidated financial statements, the Group had the following Frigsa & oh - AN B AR BB A 37T AT
material transactions with related parties during the Period: BRRS:
Six months ended 30 June
BEXA=1THLXEA
2021 2020
—E=-—-F —_T_EF
HK$000 HK$'000
FET FETT
Interest income received from associates B A a2 B B U 1,018 1,093
Income received from Directors and/or BlREER /" HFEREZETA
the Trustee of Substantial Shareholders, HMEBER /HETEREREZETLTA
close family members of Directors and/or BERBYZHERKBEARES
the Trustee of Substantial Shareholders and R/SEBRREZETLAESZ
companies controlled by Directors and/or NAElZ WA
the Trustee of Substantial Shareholders:
Rental services HERD 1,590 1,948
Property management services, MEEER
leasing administration services and 1T HRS &
property administration services 1T AR T 14,208 15,462
Advisory and consultancy services 8RR A R AR 7 15 20
Other ordinary services H b — A2 AR 75 770 486
Rent and building management fee paid to ERBERRZHEEREFERE
associates 2,152 2,135
Considerations in respect of the disposals of EHRHEEBEST LEER
debt securities to a Director and FERFEZETAZRE
the Trustee of Substantial Shareholders - 4,042,245

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

Income from services fees of rental services, property management
services, leasing administration services, property administration
services, advisory and consultancy services and other ordinary
services (the contract for services with effect from 1 November 2020
(details were disclosed in the announcement of the Company dated
14 August 2020 and the circular of the Company dated 7 October
2020) and the former contract for services (details were disclosed in
the announcement of the Company dated 31 October 2017)) were
charged at the terms agreed by both parties.
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MBWATIRERAME R EEERIRER TS
FREHHE -

REHERS WEERRYE EBITBRRE Y
FITRIRTS - 7650 S RE RIS A R Bt — AR AR5 2
REBBRA (BT _FTF+—-—A—HRBERZ
BREEHD(FBERAARAHS T -_TF A
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BIRERMZREAH (FERARRARIEHRA-F
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25. Material Related Party Transactions (continued)

Transactions: (continued)

Rent, building management fee and security deposit paid were
determined based on terms similar to those applicable to transactions
with unrelated parties.

Considerations in respect of the disposals of debt securities were
determined as the aggregate of (i) an amount representing 100%
of the principal amount or the market bid price for debt securities
disposed of, whichever was higher; and (ii) the total amount of
notional interest on the principal amount for debt securities disposed
of. Details of the transaction were disclosed in the Company’s
announcement dated 29 January 2020, circular dated 28 February
2020 and announcement dated 18 December 2020.

In 2019, the Group entered into a facility agreement with a Director.
At the request of the Group, the Director has agreed to make available
to the Group a revolving loan facility of up to HK$2,000,000,000.
During the Period, the Group further entered into another facility
agreement with the Director with the same revolving loan facility
amount, which superseded the former facility agreement and with
termination date falling beyond one year from 30 June 2021.
During the Period, an aggregate amount equivalent to approximately
HK$366,581,000 (2020: HK$589,778,000) was drawn and the loan
has been fully repaid. As at 30 June 2021, there was no outstanding
balance of loan from the Director (31 December 2020: nil). The
facility is unsecured and interest-free.

Balances:

Save as disclosed above, at the end of the reporting period, the
Group had balances with Directors and/or the Trustee of Substantial
Shareholders, a close family member of Directors and/or the Trustee
of Substantial Shareholders and companies controlled by Directors
and/or the Trustee of Substantial Shareholders of approximately
HK$15,872,000 (31 December 2020: HK$14,373,000) in aggregate
which was included in debtors and other receivables.

Details of the balances with other related parties at the end of the
reporting period are set out in Notes 14 and 21.
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25. ERBEALTRS (&)

X5 (%)

ﬁi.%*”ﬁ%&ﬁﬁ%ﬂkﬁﬂm%ﬁﬁﬁg
AR ZBRZBLIGHRMEE -

B EERE %2ﬁﬁﬁhmﬁﬁﬁﬁ EH R
LB ZI00%EMBEAE (URSEAE) Y
S MWL EEKES A RN EE
SHEIBEMETE RHZHFBRARAIBSEAEZ
E-EF-AthHZAH BPA-ZT-ZF
At NBZBEREBEBEAE-ZE_ZEF+ 4
RWANEZA/AN GIAE §2

AZE—NF AEEA—VESITUMER
FoBAEEBER ZEERERTAEELRA
2,000,000,000/ 7T~ fBIR B 3K B8 o A AR HAFE » <
EEEZEERIVS NRERREXBRELSEM
FAzaEms MRLAZ/aE Rz ERILEBH
BT —FXNAZTHE—FZ - -RAHMB IR
HMEeEEA EBENA366581,0008 T (T -F
¢ w9W8m@meE KB BEEE - ﬁﬂ*
EC—FRNAZTHUEREEZETEREH
(ZE=ZFEF+_A=Z=+—H: &) -%ZEF ﬁﬁﬂ
BERRES -

ek

BALFHE RREHR AEFEHEEEN %
FTERRZETFA VBREEYN HKTERE
ZEAANBREY ZREXNEURESER S E
ERRZEATABEHZARZRIEHREEDA
15,872,000 L (ZZE=-EF+-_A=+—AQ:
14,373,000/ 70 ) B 8 15 75 FE AR 18 K L fh FE Uk BR
A °

RMEMR BEMBAEALZR = AEEI |
A FE14 521 °



26.

27.

Event After the Reporting Period
Material Adverse Change

Since 30 June 2021 and up to 13 August 2021 (being the last trading
date before the date of approval of these unaudited condensed
consolidated financial statements), the fair value of the Group’s major
securities investment, which is equity investment in China Evergrande,
has further declined by approximately 43.5%, or HK$3,784,000,000.
If such fair value is adopted, the total assets and net assets of the
Group will be reduced by the same amount accordingly. This is a non-
adjusting event in these unaudited condensed consolidated financial
statements. Shareholders of the Company and potential investors are
advised to exercise caution when reading these unaudited condensed
consolidated financial statements or dealing in the shares of the
Company and, in case of doubt, to seek independent advice from
professional or financial advisers.

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 accounted for in accordance with HKFRS 16 “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”.

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.
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26.

27.

BREMREEER
BEATFE

B —F X NAZt+HRBRE_T-_—FNA+=
H(RMERARKEEZERLES M BRE D HF
JERERSAH) AEEEEFHFKRE (RFEE
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Fair Value Measurements of Financial Instruments 27. EWMIAZAFEE (&)

(continued)

Financial instruments measured at fair value UAFEAEZZHMTA

The following table analysed the financial instruments which are TERARBEHRARXTFESAEZeMIAZ=
measured at fair value at the end of the reporting period into the B WA DA

three-level hierarchy.

Fair value Valuation techniques Significant
Fair value hierarchy and key inputs unobservable inputs
NVHE
AVE 2H  RERHTRIZEE BEXFURRHE
30 June 31 December
2021 2020
—BC-F% itk 32
RAZ+H TZR=T-H
HKS 000 HK$ 000
-2 TET
Financial assets
SREE
Listed equity securities presented as 8,703,200 12814000  Level 1 Quoted prices in active markets N/A
financial assets measured at FVTOCI F—h  ERTHIBE TER
2IRERAMEERENRRATFE
GECERER FHRAES
Bonds presented as financial assets 4,118,215 3,086,588  Level 1 Quoted prices in active markets N/A
measured at FVTPL - EETEIBE TER
S RERREIRRATENEZ
CREAECES
Unlisted bond presented as financial assets 197,176 201,061 Level 3 Discounted cash flow methodology ~ Discounted rate of 13.61% (31 December
measured at FVTPL F=R  HEBERE 2020: 12.44%) and estimated cash
2 ARBEENRBATEHEL inflow from the bond (note (i))
CREEZHLMES FRERI361E(ZF 2414
=t—H:244E) REF 2GRS
RA (@)
Listed investments held-for-trading presented as 776,404 152,687 Level 1 Quoted prices in active markets N/A
financial assets measured at FVTPL - EETEIBE TER
S RERREIRRATENEZ
TREEZREEEZ LTRE
Structured products presented as 38,215 52426 Level 3 Equity linked notes using Monte Carlo  Equity growth rate (weekly) ranging from
financial assets measured at FVTPL E=@ simulation model -0.029% to 0.001% (31 December 2020:
2JBBRREINRRATEHEL READZERT I REERES -0.005% to 0.001%), volatility (weekly)
CREECERLER ranging from 3.363% t0 9.517% (31

December 2020: 4.897% to 8.256%) and
discount rate ranging from 0.00% to 0.06%
(31 December 2020: 0.05% to 0.06%)
(note (ii))

REERE (58)1F-0029E20.001E
(ZE-FE+-F=1-R:-0005E
£00012) %08 (BE)) F3.363E %
9517 (ZB-FFT-A=t+-H:
48972 %8256 ) RER X1 F000EE
006E (ZZ=FF+-A=1-H:
0.05BZ0.06) (M)

31 December 2020: Secured loan 31 December 2020: Discounted rate of

repackaged note using discounted 11.53% and estimated cash inflow from
cash flow methodology the underlying loan (note (i)

SECRELCASY-RAHER CToRESCASH-HIRRER
ERENRERERERER S N53EREBEFHZEHRERA
e E0)
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27.

Fair Value Measurements of Financial Instruments
(continued)

Financial instruments measured at fair value (continued)

Fair value
AYE
30 June 31 December
2021 2020
—BI-F “EC%F
~AA=tE TZA=+-H
HK$'000 HK$'000
FEn FAT
Financial assets (continued)
SREE (4)
Club and corporate debentures presented as 57,974 57,774
financial assets measured at FVTPL
%W%@@Eéﬂ&%ﬂ%ﬁﬁiz
EREELSRRAAES
Unlisted equity securities presented as 1,646,962 1,593,220
financial assets measured at FVTOCI
%Wﬁ@@%mﬁ@%%%&%@%ﬁ
FEZSREAECELTRAR
Derivative financial instrument 816 -
- Cross currency swap
ﬁi%@lﬁ
- GRS
15,538,962 17957756
Financial liability
SRER
Derivative financial instrument - 111
- Cross currency swap
ﬁi@@lﬂ
-E¥EH
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Fair value
hierarchy
AYE
2R

Level 3
F=H

Level 2
E

27. EWMIAZAFEE (&)

URAPEFTEZZHTA (&)

Valuation techniques Significant

and key inputs unobservable inputs
HERNRTEHE EXFUBRAE
Market comparison N/A

5z L REE TEm

Forecast distribution taking into account
management’s experience and the
estimated terminal value (note (i)

BHZARN2RERBERRENZ
REBE (M)

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

ERRERE: BAzoR:
BEERAHER (E)

Discount rates ranging from 12.67% to
18.41%
(31 December 2020: 12.37% to
20.23%) (note (i)
BEENT1267E218418
(ZB-BF+t-A=t-8B:
1237E220238) (M)

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

ERGERAETABNECATE

Reference to the fair value of the
underlying property
SEEENZCATE

E0)
Net asset value (note (ii)) N/A
BEFE (B (i) TEm
Discounted cash flow methodology ~ N/A
based on spot and forward TER
exchange rates and yield curves of
the currency ’
BRALREE BRARE 2 AHR
BRERRREE b
Discounted cash flow methodology ~ N/A
based on spot and forward TER

exchange rates and yield curves of
the currency

ERREREL BAER AR
BREX R EEhE



27. Fair Value Measurements of Financial Instruments

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

(i) The higher the estimated cash flow from the underlying bond/
loan, forecast distribution, estimated 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 higher the equity growth rate, the higher the fair value. The
higher the equity volatility and discount rate, the lower the fair
value.

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

The Group's policy is to recognise transfers into and out of fair
value hierarchy levels as at the date of the events or changes in
circumstances that caused the transfer.

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 prior years.

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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27. EWMIAZAFEE (&)

URAPEFTEZZHTA (&)
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(continued)

27. Fair Value Measurements of Financial Instruments

Financial instruments measured at fair value (continued)

The movement during the period/year in the balances of Level 3 fair

value measurement is as follows:

At 1 January 2020

Purchases during the year

Disposals during the year

Net return of capital contribution
during the year

Net gain (loss) arising from
change in fair value

At 31 December 2020

Purchases during the period

Disposals during the period

Net return of capital contribution
during the period

Derecognition during the period

Net (loss) gain arising from
change in fair value

At 30 June 2021

RZE-_ZTF—HF—H
REARNBA

REALE
REABETEENFRE

R EHESMELEZ
Yeat (B518) 35

KRB -_ZTFE+_A=+—

REAREA

REAR &

REAAN R ETEEARFH

R EA R BUE E R

RTFEEBMEEZ
(B18) Wz 3 58

R-EBE-—-%XA=1+H
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27. SRWMIEZAFEE (£)

URAPEFTEZZHTA (&)

E=RAVEFEBEBRIARFAZEEHIT

Unlisted bond
presented as
financial assets
measured at

Structured
products
presented as
financial assets
measured at

Unlisted

equity
securities
presented as
financial assets
measured at

FVTPL FVTPL FVTOCI
2IRBER

2iABEBR 2IREB HitZ2HEKE
BE LR BEURR URBAFE
AFEIFEZ DNFEFEZ ez
CREEZ TREEZ THMEEZ
FLmES HEUER FLTRERS
HK$'000 HK$'000 HK$'000
FET FET FET
(note (i)) (note (i) (note (ii))
(PH3EG)) (PHEEG)) (PH3EGI) )
- - 1,603,891

195,672 137,438 -

- (83,148) -

- - (9,312)

5,389 (1,864) (1,359)

H 201,061 52,426 1,593,220
- 89,144 -

- (103,786) -

- - (8,896)

- - (48,787)

(3.885) 431 111,425
197,176 38,215 1,646,962




27. Fair Value Measurements of Financial Instruments 27. EWMIAZAFEE (&)

(continued)

Financial instruments measured at fair value (continued) UAFHEGEZEHBTA (E)

Notes: B 5T

() The gain (loss) included in profit or loss for the period/year () MRBMEMRFAEZELITESFREBLEE
related to unlisted bond and structured products held at the St ARIRFR R (BE)5RAER
end of the reporting periods are reported as investment income PZERBERA (AX) -

(expenses).

(i) The gain (loss) included in other comprehensive income for the (i) BRBEHRFBEZIELTRAZST AR
period/year related to unlisted equity securities held at the end A FREM TR E 2 W (F18) R A
of the reporting periods are reported as changes of financial MBHMEAREARBRAFETFEZEH
assets measured at FVTOCI reserve. BEZHEZEH-

Financial instruments not measured at fair value WHURFEFAEZEZHMITA

The Directors consider that the carrying amounts of the Group's EERA/AEEWFUATEFECERMIAY

financial instruments that are not measured at fair value approximate FEEREAFERSE-

to their fair values.
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INTERIM DIVIDEND

The Board has resolved not to declare any interim dividend for the
Period (2020: HK1 cent per share).

Having considered the Company's dividend policy, to preserve
more cash for the Group's future financial, property investment or
securities investment opportunities, the Board has resolved not to
declare any interim dividend for the Period (2020: HK1 cent per
share).

FINANCIAL OPERATION REVIEW
Results

As disclosed in Note 1 to the unaudited condensed consolidated
financial statements and explanation set out in Note 3 to the
consolidated financial statements of the 2020 annual report of the
Company, the Company and its subsidiaries (together, “Group”) had
changed its presentation and classification of certain revenue items.
Accordingly, certain comparative figures were restated.

Revenue

Revenue for the six months ended 30 June 2021 (“Period”)
amounted to HK$726.2 million (2020: HK$1,964.6 million
(restated)), a decrease of 63.0% over the same period of last year
and comprised gross rental income of HK$161.3 million (2020:
HK$211.5 million), gain on sales of investments held-for-trading on
a net basis of HK$168.9 million (2020: HK$3.0 million), dividend
income from listed and unlisted equity investments of HK$160.7
million (2020: HK$1,360.3 million), interest income from bonds
and structured products of HK$201.9 million (2020: HK$354.9
million), building and property management services income of
HK$24.5 million (2020: HK$26.7 million) and others of HK$8.9
million (2020: HK$8.2 million). The decline in revenue was mainly
due to the decrease in dividend income from the shares of China
Evergrande Group, listed on The Stock Exchange of Hong Kong
Limited (“Stock Exchange”) (stock code: 3333) (“China Evergrande”)
("Evergrande Shares") for the Period.

Gross Profit
Gross profit for the Period amounted to HK$689.5 million (2020:
HK$1,938.9 million (restated)), a decrease of 64.4% as compared

with the same period of last year which was also mainly due to the
decrease in dividend income from the Evergrande Shares.
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FINANCIAL OPERATION REVIEW (continued)
Results (continued)
Property Leasing

For property leasing, the rental revenue in non-retail and retail
section decreased by 28.4% to HK$125.7 million and 1.1% to
HK$35.6 million respectively during the Period. The total rental
income in revenue for the Period recorded a decrease of 23.7% to
HK$161.3 million as compared with the same period of last year of
HK$211.5 million. The decrease in rental income was mainly due to
an anchor tenant of an investment property in the United Kingdom
surrendered the lease in the first half of year 2020, if rental income
from the anchor tenant is excluded, the total rental revenue would
record a decrease of 5.7% as compared with the same period of last
year.

Together with the attributable rental revenue generated from
associates and an investee company of HK$50.3 million (2020:
HK$42.0 million), the total attributable rental revenue to the Group
amounted to HK$211.6 million (2020: HK$253.5 million), which
represents a decrease of 16.5% over the same period of last year.

Attributable net rental income for the Period showed HK$174.4
million, a decrease of 24.3% over HK$230.3 million in the same
period of last year.

Property Development and Trading

During the Period, the Group did not dispose of any trading property
(2020: no disposal).

In respect of properties held by associates, sales of one unit of The
Hermitage in West Kowloon (25% interest) and one parking space of
Greenville Residence in Yuen Long (50% interest) generated profit
of HK$4.8 million and HK$0.2 million respectively as reflected in
the share of results of investments accounted for using the equity
method. In respect of properties held by an investee company,
sales of 1,609 units of Grand Central in Kwun Tong (10% interest)
were recorded by the investee company during the Period and will
contribute profit to the Group upon recognition of dividend income.

The Group's associates and investee company recorded an
attributable sales of HK$2,016.3 million for the Period.

Securities Investments

The Group has in the ordinary and usual course of business
conducted its securities investment activities, as at 30 June 2021,
mainly comprised bonds, listed equity investments and treasury
products. During the Period, the net gain (excluding gain/loss
recognised in financial assets measured at fair value through other
comprehensive income (“FVTOCI") reserve) recognised from
securities investments and treasury products was HK$99.0 million
(2020: HK$1,062.7 million), comprised gain on listed equity
investments at FVTOCI of HK$151.2 million (2020: HK$1,332.7
million) and loss on investments and treasury products at fair value
through profit or loss (“FVTPL") of HK$52.2 million (2020: HK$270.0
million).
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FINANCIAL OPERATION REVIEW (continued)
Results (continued)
Securities Investments (continued)

During the Period, the Group disposed of listed investments held-for-
trading and recognised a realised gain of HK$168.9 million (2020:
HK$3.0 million) (the gains/losses of which was included in revenue)
with gross proceeds of HK$3,272.4 million (2020: HK$49.4 million).
During the Period, the Group disposed of/redeemed 4 bonds (2020:
18 bonds (including those with partial disposal)) with carrying
amounts in the sum of HK$84.7 million (2020: HK$4,027.1 million)
and recorded a realised gain of HK$2.3 million (2020: realised loss
of HK$360.4 million). During the Period, the Group had acquired
6 bonds (2020: 5 bonds) in the sum of HK$1,419.4 million (2020:
HK$310.6 million). In addition, realised gain on the structured
products of HK$1.5 million (2020: realised loss of HK$1.2 million)
was recorded during the Period.

Furthermore, the Group recorded an unrealised loss of HK$411.1
million (2020: HK$244.5 million) mainly representing the changes in
fair value of bonds, listed equity investments and structured products,
which had no effect on the cash flow of the Group. The unrealised
loss of HK$309.2 million (2020: HK$244.8 million) from changes in
fair value of bonds represented 27 bonds (2020: 24 bonds), mainly
comprising the unrealised loss from the industry of the People’s
Republic of China (“PRC")-based real estate of HK$319.9 million
(2020: HK$184.2 million) or decrease in fair value of 7.4% over the
Period. Of which, a PRC-based real estate issuer had defaulted in
paying interest and repayment of principal generally for its offshore
United States dollar ("US$") bonds since February 2021, the fair
value of its bonds held by the Group had declined by approximately
60.4% over the Period, an unrealised loss of HK$105.1 million was
included above; further allowance for credit losses of bond interest
receivables of HK$7.4 million were also made during the Period. In
addition, the Group believes that the decrease in price of bonds in
the industry of PRC-based real estate in the Period, among others,
was owing to concerns about the tightening gearing policy over the
real estate developers in the PRC. During the Period, the Group also
recorded unrealised loss on listed investments held-for-trading of
HK$100.8 million (2020: gain of HK$0.3 million) and unrealised loss
on structured products of HK$1.1 million (2020: nil).
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FINANCIAL OPERATION REVIEW (continued)
Results (continued)
Securities Investments (continued)

During the Period, interest income from bonds (which was included
in revenue) amounted to HK$196.1 million (2020: HK$348.6
million), represented 5.0% (2020: 5.0%) (before effect on
leverage) return on average market value of bondholding during the
Period. The decrease in interest income from bonds was mainly due
to disposals of debt securities to Ms. Chan, Hoi-wan (an executive
director of the Company and the trustee of substantial shareholders
of the Company) in year 2020, details of the transaction were
set out in the Company's announcement dated 29 January
2020, circular dated 28 February 2020 and announcement dated
18 December 2020. The interest income from structured products
(which was included in revenue) amounted to HK$5.8 million
(2020: HK$6.3 million).

Summing up the realised and unrealised gain/loss and adding
the net income from net dividend income, interest income, other
investment income/expenses and net finance costs of HK$337.4
million (2020: HK$1,665.8 million), the gain recognised from
securities investments and treasury products was HK$99.0 million
(2020: HK$1,062.7 million), of which net dividend income from
the Evergrande Shares was HK$156.5 million (2020: HK$1,357.1
million) for the Period.

The dividend income from listed equity investments of HK$159.5
million (2020: HK$1,357.4 million) and interest income from bonds
and structured products of HK$201.9 million (2020: HK$354.9
million) were recorded in revenue.

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

Investments and Treasury Products at Fair Value Through Profit or
Loss

The investments and treasury products at FVTPL recorded a loss
before and after net finance costs of HK$47.9 million (2020:
HK$247.6 million) and HK$52.2 million (2020: HK$270.0 million)
respectively for the Period.

57

BB

PSR BOE (#)
ES 4¢P
EFRE (E)

RAHAR - E%ZHEWA( BEREKRAR) A
196,100,000/ 7t ( — = 4F 1 348,600,000

JT) W$%ﬁhﬁﬁ%&$ﬂmﬁﬁ 5 2 BRA
500 (—ZT-FF:500) (BERFEH) EF
ZHEWAHmEKmﬂﬁ_?_?EﬁEE%
FRIBLLT (ARRIZHITESRARAZE
ykﬁzmﬁAH XS 2 HEBEINN AR A B
BAE—_TE-_ZEF—A-_+tNLBz2H BHAE=
%:%E:H:+AEZ‘M&E¥%_§_7
F+ZATNHZRATA) -&BHERZFEWK

A (BEBERBAR) A5, 800 0008 T (ZE=F
E 6,300,0007 7T ) °

BRED IR M AR B IRINES B 18 DA R i AR B Uk
ANFEFIBRA-HMEERA " FHAX &S
EAFE WA RS 5337400000870 (-2 —
TF: 1665800000/%7t)- %&éﬁ&%éﬁ?
mh e 2 W5 £99,000,0008 L (ZE = F
1,062,700,000/% 7t ) * H A1156,500,0007% 7T ( =
T~ T 4F 1 1,357,100,00058 7T ) AR AHE K B 8
KD 2 BB WAFRE -

KEEMBRAEE Z KB A159,500,000% 7T
—Z T Z4F 1 1,357400,00058 70 ) A KR EH K4
B E M2 B A201,900,0008T ( —E=-F
F 1 354,900,000 7C) EFF AR AR ©

U T3t R RESI 2 BHRAUA BIEE

AR FlEZRERY EE

BREBESEUARBAFEZREERVEERRA
HHF?:H\HMW%%H@%EH K& DBl ER15 KB
47,900,000/ 7T ( =& =—Z F : 247,600,000 7T )
}52,200,0007% 7t ( —Z = = £ : 270,000,000/%8
JT) °



FINANCIAL OPERATION REVIEW (continued)

Results (continued)

Securities Investments (continued)

The respective income/expense from securities investments under
different categories are further elaborated below: (continued)

Investments and Treasury Products at Fair Value Through Profit or

Loss (continued)

Details of realised and unrealised gain/loss, interest and dividend
income by each type of bonds, listed investments held-for-trading
and structured products during the Period are shown below:

Bond issuers by industry
Overseas financial institutions
PRC-based real estate
Others

Listed investments
held-for-trading
Structured products

Other net investment
(expenses) income

Loss before net finance costs

Net finance costs

Loss after net finance costs

RESFBTAZOE
BIEREE
PEFLE

Efty

BfEEE
tHRE
GREER

kA (%)
LON:2:

HBEREEN
HBEERER

BBERFERL
BE

MEEBEE#)
ES 4¢P
EFRE (E)

ATtk e TRER 2 BHERERA
— i (8)

BB IARRAFIEZRERYEEd (%)

RABEZRES HEEEZ LMRENGRE

MEMZEERRRER N HE TS RERK
BWAZFH BT AR :
Realised gain (loss) Unrealised (loss) gain Interest/dividend income Total (loss) profit
BERNE (B]) X25 (BB K& HE/BREWA (B8)ENAR

Six months ended 30 June  Six months ended 30 June  Six months ended 30 June  Six months ended 30 June
BZAA=THILAER BZEAA=THILAER BZAA=THILAER BEZARZTHLAAER

2021 2020

2021

ZBZ-§ ZZ-TF ZBI-F

HKS million  HKS millon ~ HKS million

EEEr  BEET  BEER

2020 2021 2020 2021 2020
—“E-%F ZBZ-% CZZ-TF ZBI-§ CZTCE%
HKS milion ~ HKS million  HKS milion ~ HKS million  HKS million

AEET FEET BEET FEET AEET

- (256.6) 10.7 (606) 105 978 212 (2194)
23 (592) (319.9) (1842) 185.6 2450 (132.0) 16
- (4456) - - - 58 - (388)
23 (3604) (309.2) (244.8) 196.1 34856 (110.8) (256.6)
168.9 30 (100.8) 03 3.0 03 7.1 36
15 (12) (1.1) - 58 63 62 5.

1.7 (35856) (411.1) (2445) 204.9 3552 (33.5) (2479)
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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: (continued)

Listed Equity Investments at Fair Value Through Other
Comprehensive Income

(a) Implication on Profit or Loss for the Period

Dividend income, other investment income and relevant finance
costs of holding listed equity investments at FVTOCI were
recognised in profit or loss for the Period. During the Period,
net dividend income of HK$156.5 million (2020: HK$1,357.1
million) (after transaction cost) from holding of 860,000,000
Evergrande Shares, net relevant finance costs of HK$5.6 million
(2020: HK$24.4 million) and other investment income of
HK$0.3 million (2020: nil) were recorded, hence the results
from listed equity investments of FVTOCI recorded a net gain of
HK$151.2 million (2020: HK$1,332.7 million). Dividend income
for the Period represented 2020 final dividend (2020: 2018
final dividend) from the Evergrande Shares, the decrease was
mainly due to the decrease in both China Evergrande's profit
attributable to the shareholders and its dividend payout ratio
(year 2020 versus year 2018).

(b) Implication on Other Comprehensive Expenses for the Period

During the Period, the unit share price of China Evergrande had
dropped from HK$14.90 as at 31 December 2020 to HK$10.12
as at 30 June 2021, or 32.19% over the Period, hence an
unrealised loss on fair value change of listed equity investment
at FVTOCI of HK$4,110.8 million (2020: HK$1,376.0 million)
was recognised in other comprehensive expenses. The Group
believes that the decrease in share price of China Evergrande for
the Period, among others, was owing to a decline in profitability
and reduced dividend payout ratio of China Evergrande, and the
tightening gearing policy over the real estate developers in the
PRC. The unrealised fair value change is a non-cash item and
will not affect the cash flow of the Group.
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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: (continued)

Listed Equity Investments at Fair Value Through Other

Comprehensive Income (continued)

The performance of listed equity investments at FVTOCI — the
Evergrande Shares during the Period are summarised as follows:

At 31 December 2020
Unrealised fair value changes
Net dividend income

Other investment income
Net finance costs

Profit/other comprehensive
expenses for the Period

At 30 June 2021

Percentage to total assets
At 30 June 2021

At 31 December 2020

RZE-TF+-A=1-H
AEBNTES
YOS

HitRERA
PHEERFE

AHEER/
A2 E XM

R-BE--%xA=1H

HEEAEC R
R-E--£xA=1H

R-E-TF+-F=1-H

Closing price

MEEBEE#)

ES 4P

EERE (#)

ATtk e TRER 2 BHERERA
— i (8)

BBEME Wz AR FEZ LTTREARE

(#&)

Recorded in unaudited
condensed consolidated statement
of financial position

RABEBRBEMEEEENARRAFEZ £
PR E - BB < REBALT :

Recorded in unaudited
condensed consolidated statement

of comprehensive income

25.1%

34.2%
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BAREEN BAREER
BRGRHBRRRR BRAE2ANBER
Financial assets  Financial assets
measured at measured at
fair value fair value Other
through other through other comprehensive
comprehensive  comprehensive Profit for expenses for
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FINANCIAL OPERATION REVIEW (continued)
Results (continued)
Other Income and Expenses

During the Period, the Group recorded other income of HK$23.5
million (2020: HK$257.0 million (restated)). The decrease was
mainly due to the amount of dilapidations settlement received
from tenants in respect of investment properties in the United
Kingdom reduced to HK$0.4 million (2020: surrender premium and
dilapidations settlement in aggregate of HK$249.8 million, mainly
represented the amount received in respect of an anchor tenant of
an investment property in the United Kingdom surrendered the lease
in the first half of year 2020 which was an one-off item).

During the Period, administrative expenses increased by 0.5%
to HK$169.4 million (2020: HK$168.5 million). Finance costs
decreased by 57.5% to HK$54.5 million (2020: HK$128.3 million)
during the Period, including exchange loss of HK$2.8 million (2020:
exchange gain of HK$15.3 million) on translation of foreign currency
other borrowings hedged for foreign currency securities investments
and exchange loss of HK$0.4 million on translation of foreign
currency bank borrowing (2020: HK$6.6 million on translation of
foreign currency bank borrowing and loan). The decrease in finance
costs was mainly due to the decrease in average total borrowings
and interest rates during the Period.

Other gains and losses for the Period recorded a minimal loss (2020:
loss on write-down of stock of properties of HK$1.9 million).

Investments Accounted for Using the Equity Method

The share of results of investments accounted for using the equity
method for the Period recorded a profit from the share of results
of associates of HK$25.1 million (2020: loss of HK$19.4 million
comprised loss from the share of results of associates of HK$16.6
million and a joint venture of HK$2.8 million). The share of results of
associates turned from loss to profit was mainly due to the share of
fair value change of investment properties held by associates turned
from loss of HK$27.0 million to gain of HK$8.4 million.

Fair Value Changes on Investment Properties

Investment properties of the Group in Hong Kong and Mainland
China were revalued at 30 June 2021 by B.l. Appraisals Limited
(“B.I. Appraisals”) whereas 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. An unrealised loss on fair value
changes of investment properties of HK$122.7 million (2020:
HK$426.0 million) was recorded during the Period. The unrealised
fair value change is a non-cash item and will not affect the cash flow
of the Group.
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FINANCIAL OPERATION REVIEW (continued)

Loss/Profit, Core Profit, Dividends, Repurchase, Cash
Payment Ratio and Total Comprehensive Expenses

Loss/Profit

Loss for the Period attributable to owners of the Company was
HK$37.3 million as compared to profit of HK$785.9 million for the
same period of last year. The turning from profit to loss for the Period
was mainly due to (a) decrease in net dividend income from the
Evergrande Shares; (b) decrease in dilapidations settlement received
from tenants in respect of investment properties in the United
Kingdom; despite of (c) decrease in unrealised loss on fair value
changes of investment properties were recorded during the Period.
Loss per share for the Period was HK$0.02 (2020: earnings per
share of HK$0.41).

Core Profit

If the net loss on the major non-cash items of HK$114.3 million
(2020: HK$461.2 million) is excluded but the share of accumulated
realised fair value gain on disposal of an investment property of
an associate of HK$0.9 million (2020: nil) is included, the Group
will have a core profit for the Period attributable to owners of the
Company of HK$77.9 million (2020: HK$1,247.1 million) and a core
profit per share of HK$0.04 (2020: HK$0.65).

The major non-cash items represented the attributable net unrealised
fair value loss on investment properties together with their respective
deferred tax from the Group and its associates of HK$114.3 million
(2020: from the Group and its associates and joint venture of
HK$461.2 million).

Dividends

Final dividend of HK1 cent (year ended 31 December 2019: HK1
cent) per share in total amount of HK$19.1 million for the year
ended 31 December 2020 was paid in cash on 11 June 2021.
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$77.9 million or
HK$0.04 per share (2020: HK$1,247.1 million or HK$0.65 per
share); and (b) no interim dividend (2020: cash interim dividend of
HK1 cent per share) declared, the ratio of such cash payment to the
core profit is undefined (2020: 1.5%).
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FINANCIAL OPERATION REVIEW (continued)

Loss/Profit, Core Profit, Dividends, Repurchase, Cash
Payment Ratio and Total Comprehensive Expenses (continued)

Total Comprehensive Expenses

Total comprehensive expenses for the Period attributable to owners
of the Company was HK$3,961.5 million or HK$2.08 per share
(2020: HK$873.1 million or HK$0.46 per share), which comprised
(a) loss for the Period attributable to owners of the Company of
HK$37.3 million (2020: profit of HK$785.9 million); and (b) other
comprehensive expenses for the Period attributable to owners of the
Company of HK$3,924.2 million (2020: HK$1,659.0 million) which
mainly included unrealised loss on fair value changes of listed equity
investment at FVTOCI of HK$4,110.8 million (2020: HK$1,376.0
million), details are disclosed in the sub-paragraph headed “Listed
Equity Investments at Fair Value Through Other Comprehensive
Income (b) Implication on Other Comprehensive Expenses for the
Period” of paragraph headed “Securities Investments” above.

Net Asset Value

As at 30 June 2021, the Group's net asset value attributable
to owners of the Company amounted to HK$24,778.2 million
(31 December 2020: HK$28,758.8 million), a decrease of
HK$3,980.6 million or 13.8% when compared with 31 December
2020. With the total number of ordinary shares in issue of
1,907,619,079 as at 30 June 2021 and 31 December 2020, the net
asset value per share attributable to owners of the Company was
HK$12.99 (31 December 2020: HK$15.08). The movement in net
asset value was mainly due to total comprehensive expenses for the
Period attributable to owners of the Company of HK$3,961.5 million
and final dividend recognised as distribution during the Period of
HK$19.1 million.

During the Period, loss on fair value changes of listed equity
investments categorised as financial assets measured at FVTOCI of
HK$4,110.8 million (2020: HK$1,375.9 million) was recorded in
other comprehensive expenses. The cumulative amount of loss on
fair value changes of listed equity investment included in financial
assets measured at FVTOCI reserve as at 30 June 2021 was
HK$4,892.8 million (31 December 2020: HK$782.0 million).

Other than 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.
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FINANCIAL OPERATION REVIEW (continued)
Net Current Liabilities

The Group recorded net current liabilities as at 30 June 2021 of
HK$3,078.9 million (31 December 2020: HK$1,508.9 million), of
which current assets were HK$4,505.4 million (31 December 2020:
HK$4,272.0 million) and current liabilities were HK$7,584.3 million
(31 December 2020: HK$5,780.9 million). The position was mainly
due to certain of the Group's current liabilities had been utilised to
finance the Group's non-current assets.

In the unaudited condensed consolidated statement of financial
position and within securities investment activities, which comprised
of bonds, listed equity investments and structured products, the
total carrying amount as at 30 June 2021 was HK$13,833.2 million
(31 December 2020: HK$16,306.8 million). Included in non-
current assets were part of the bonds in the sum of HK$2,602.3
million (31 December 2020: HK$1,571.3 million) presented as
financial assets measured at FVTPL and listed equity investment in
the sum of HK$8,703.2 million (31 December 2020: HK$12,814.0
million) presented as financial assets measured at FVTOCI. Included
in current assets were part of the bonds, listed investments
held-for-trading and structured products in the sum of HK$2,527.7
million (31 December 2020: HK$1,921.5 million) presented as
financial assets measured at FVTPL. Margin loans utilised to finance
the securities investments in both non-current and current assets in
the sum of HK$2,014.6 million (31 December 2020: HK$1,074.1
million) were presented as borrowings in current liabilities.

The ratio of margin loans against pledged securities investments
was loan-to-value ratio, which was 18.6% as at 30 June 2021
(31 December 2020: 8.3%). In accordance with the terms and
conditions of margin loans facility agreements of the Group with
financial institutions, among others, as long as the securities
investments maintained market value which is in excess of
pre-defined loan-to-value ratios as set out by the financial institutions,
the margin loans upon interest payment due date would be
roll-overed month-for-month, and repayment of margin loans by the
Group to financial institutions would not be required. As such, very
often margin loans of the Group which were presented as current
liabilities would not be current and would be repayable over one
year. As at 30 June 2021, the outstanding margin loans amounted to
HK$2,014.6 million (31 December 2020: HK$1,074.1 million) were
recorded in current liabilities. In the event that the Group intends to
reduce or repay part of the margin loans, the Group might, among
others, dispose of some of the securities investments to effect the
payment.

Securities investments and treasury products of the Group were
frequently traded in the market, and formed part of the Group's
treasury management. They were presented as non-current assets
and current assets according to their intended holding periods.
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FINANCIAL OPERATION REVIEW (continued)
Net Current Liabilities (continued)

If the entire securities investments and treasury products of the
Group as at 30 June 2021 were presented as current assets, current
assets would be increased by HK$11,305.5 million (31 December
2020: HK$14,385.3 million), and net current liabilities position
of HK$3,078.9 million (31 December 2020: HK$1,508.9 million)
would become net current assets position of HK$8,226.6 million
(31 December 2020: HK$12,876.4 million).

The Group believes that the net current liabilities position as at
30 June 2021 would not have adverse financial effect to the Group's
liquidity or gearing position and the Group has ability to continue as
a going concern.

Securities Investments

The Group's strategy is to maintain securities investment portfolio
for treasury management and invest in securities investments and
treasury products with attractive yield and good prospect in order to
bring stable and satisfactory realised return in long run. During the
Period, the Group diversified the bonds portfolio comprised of the
bonds issued by overseas financial institutions and PRC-based real
estate companies.

As at 30 June 2021, the portfolio of securities investments and
treasury products of HK$13,833.2 million (31 December 2020:
HK$16,306.8 million) comprised (a) bonds, listed investments
held-for-trading and structured products (presented as financial
assets measured at FVTPL (non-current and current assets)) in
aggregate of HK$5,130.0 million (31 December 2020: HK$3,492.8
million); and (b) listed equity investment (presented as financial
assets measured at FVTOCI) of HK$8,703.2 million (31 December
2020: HK$12,814.0 million), representing 39.9% (31 December
2020: 43.5%) of total assets.

The respective securities investments under different categories are
elaborated below:

Listed Equity Investments at Fair Value Through Other
Comprehensive Income

In prior years, the Group had acquired 860,000,000 shares of China
Evergrande and recorded as financial assets measured at FVTOCI.
During the Period, there was no acquisition or disposal of shares of
China Evergrande. The Group held 860,000,000 shares of China
Evergrande, representing approximately 6.5% of the total issued
share capital of China Evergrande as at 30 June 2021.
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FINANCIAL OPERATION REVIEW (continued)
Securities Investments (continued)

The respective securities investments under different categories are
elaborated below: (continued)

Listed Equity Investments at Fair Value Through Other
Comprehensive Income (continued)

As at 31 December 2020, the cumulative unrealised loss on fair
value change of the Evergrande Shares was HK$782.0 million and
the carrying amount of the Evergrande Shares was HK$12,814.0
million. After deducting the unrealised fair value loss of HK$4,110.8
million for the Period, the carrying amount of the Evergrande Shares
as at 30 June 2021 was HK$8,703.2 million, representing 25.1%
(31 December 2020: 34.2%) of total assets. The cumulative
unrealised loss on fair value change of the Evergrande Shares was
increased from HK$782.0 million as at 31 December 2020 to
HK$4,892.8 million as at 30 June 2021, which was recorded in the
financial assets measured at FVTOCI reserve.

China Evergrande group is principally engaged in property
development, property investment, property management, new
energy vehicle business, cultural tourism business, finance business,
internet business and health industry business in the PRC. According
to the audited consolidated financial statements of China Evergrande
for the years ended 31 December 2020 and 2019, the revenue
and profit attributable to shareholders were Renminbi ("RMB")
507.2 billion (2019: RMB477.6 billion) and RMB8.1 billion (2019:
RMB17.3 billion) respectively; while the total assets and total equity
were RMB2,301.2 billion (2019: RMB2,206.6 billion) and RMB350.4
billion (2019: RMB358.5 billion) respectively, the net debt was
RMB535.8 billion (2019: RMB571.1 billion). Net debt is calculated
as total borrowings less cash and cash equivalents and restricted
cash.

Investments and Treasury Products at Fair Value Through
Profit or Loss

As at 31 December 2020, the carrying amount of the bonds
presented as financial assets measured at FVTPL was HK$3,287.6
million. During the Period, the bonds portfolio was increased by a net
purchase of HK$1,334.7 million. After deducting the fair value loss
of HK$306.9 million recognised in profit or loss, the bonds portfolio
of the Group became HK$4,315.4 million as at 30 June 2021,
representing 12.4% (31 December 2020: 8.8%) of total assets,
which formed part of the Group's cash management activities.
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FINANCIAL OPERATION REVIEW (continued)
Securities Investments (continued)

The respective securities investments under different categories are
elaborated below: (continued)

Investments and Treasury Products at Fair Value Through
Profit or Loss (continued)

As at 30 June 2021, the bonds portfolio comprised of 27 bonds
(31 December 2020: 27 bonds). In terms of credit rating,
non-investment grade and unrated were 18 bonds and 9 bonds
(31 December 2020: 18 bonds and 9 bonds) respectively. In terms
of maturity, 5 bonds (31 December 2020: 5 bonds) were contingent
convertible bonds issued by overseas financial institutions which
were perpetual with no fixed tenor, 22 bonds (31 December 2020:
22 bonds) issued by issuers in the industry of PRC-based real estate
of which 21 bonds (31 December 2020: 21 bonds) will be matured
between 2021 to 2025 (31 December 2020: 2021 to 2025) and
remaining 1 bond (31 December 2020: 1 bond) was perpetual
bond.

Details and movement of the bonds portfolio at the end of the
reporting period are set out below:

Movement of bonds portfolio BHEEEZ2D
Carrying amounts FREE
At 31 December 2020 R-ZB_FTF
+=ZA=+—H
Purchases BA
Disposals ﬁ &
Fair value changes ?Tﬁ'ﬁ@b
(recognised in profit or loss) (RERAER)
At 30 June 2021 R-ZBZ-HXA=1H
Percentage to total assets HEEREZEDL

At 30 June 2021 R-ZEBE-—FXA=1+H

At 31 December 2020 I

[ 1
[1] 4

TECEFE
+=—A=+—H
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BBRm UARRAFEZKRERMEE R (#)

RZE-_—FXNA=1TH ZEHFEEBS527
E(ZE-_FEF+_A=Z+—H:278)EH - N
FEEFIRDE 18ERE(ZTE_ZTF+ A
=+ —H:18ERIE)EHF DA ABIIEREFHR
REFF -ABHBENE sE(ZE-_ZF+=
A=+—HB:58) A8/ mHEERIT KRR
BREHSBXEESFRTERTHR - 2& (=
T-TF+-A=+—H: 28 HFEEMET
%Zﬁéﬁﬁ/\é’*ﬂmﬂ%qﬂz]%(_7_7¢+_

Zt—HRQI8)BR_E-_—FE_T_AF

EJ,HH( TE-EF+-_A=+—H RNZZE=-_—F
E-TE-RAFIEH) O HTIE(ZE_ZEF+=
A=+—H: 18)5KEESH-
RBEPRREFEE2HBREHHIWOT
Overseas
financial PRC-based
institutions real estate Total
EHNEEEE hEEiE e
HK$ million HK$ million HK$ million
A &5 T A &5 T A& T
309.5 2,978.1 3,287.6
- 1,419.4 1,419.4
- (84.7) (84.7)
10.7 (317.6) (306.9)
320.2 3,995.2 4,315.4
0.9% 11.5% 12.4%
0.8% 8.0% 8.8%




FINANCIAL OPERATION REVIEW (continued)
Securities Investments (continued)

The respective securities investments under different categories are
elaborated below: (continued)

Investments and Treasury Products at Fair Value Through
Profit or Loss (continued)

Details and movement of the bonds portfolio at the end of the
reporting period are set out below: (continued)

BEBOE &)
HERE (#)
ATHARERNZ EFREERFL: (&)

BERm ARBRAFEZKRERMEE MR (&)

RBERREFEGZHFBREHHIDT:

(#)

At 30 June 2021 At 31 December 2020
R=-ZBZ—-%XA=+1H W-_ZE_ZTF+_A=+—H
Percentage Percentage
HKS$ million to total HKS million to total
15 EE 2 =F L
B&EET =i B & BT B 77k
Bond issuers by industry BESBRTAZOR
Carrying amounts REE
Overseas financial institutions PN ALY i 320.2 1.4% 309.5 9.4%
PRC-based real estate m B B b E 3,995.2 92.6% 2,978.1 90.6%
4,315.4 100.0% 3,287.6 100.0%
At 30 June 2021 At 31 December 2020
RZB--FXA=tH WZZ-ZE+-A=1—H
Coupon rate Percentage Coupon rate Percentage
(per annum) HKS$ million to total (per annum) HKS$ million to total
hHEEZ hHEEZ
EEERHE EEEn Al FEFNE HEET B
Bonds by currency REHZEH
Carrying amounts FEE
US$ e 1.500% to 4,021.5 93.2% 7.000% to 3,004.6 91.4%
13.750% 13.000%
1500E 2 7000E %
13.750E 13.000E
Pound Sterling (“GBP") g ([3E]) 5.875% to 273.5 6.3% 5.875% to 262.6 8.0%
1.250% 7.250%
58752 % 58752 %
1250 7250
Euro ("EUR") Bt ([8el) 6.125% 20.4 0.5% 6.125% 20.4 0.6%
6.125E 6.125/2
4,315.4 100.0% 3,2876 100.0%
Significant Investments EARE

As at 30 June 2021, the Group's securities investments in an entity
with a value which exceeds 5% of the Group's total assets are
investments in China Evergrande and Kaisa Group Holdings Ltd.
("Kaisa").

Investment in China Evergrande
As at 30 June 2021, the Group's securities investments in China
Evergrande including listed shares and bonds amounted to

HK$9,230.3 million (31 December 2020: HK$13,414.2 million) or
26.6% (31 December 2020: 35.8%) of total assets.

68

R-ZE-_—FXA=+H" $EIEA—§J§%Z
%?&é{fﬁﬁtﬁ$ B2 EERESN ZFRE
R |E7U§ZK aisa Group Holdlngs Ltd. FEJK %
SEERERAR ([EKE])ZRE-

R EEA 2 R E

RZZBE-—FEXA=1+H AEERTRERZFE
FIE (BE WG RESH) £9,230,300,00078
n(_z_finL A=-+—H:13,414,200,000
BT )R IE A EME266% (—E-E&E+— A
=+—8 :35.8%)



FINANCIAL OPERATION REVIEW (continued)
Securities Investments (continued)
Significant Investments (continued)
Investment in China Evergrande (continued)

The Group held 860,000,000 shares of China Evergrande at a
total consideration (including transaction costs) of HK$13,596.0
million. As at 30 June 2021, the market value of the Evergrande
Shares was HK$8,703.2 million (31 December 2020: HK$12,814.0
million), there were net dividend income of HK$156.5 million (after
transaction costs) and other investment income of HK$0.3 million
recognised in profit or loss and unrealised loss of HK$4,110.8 million
recognised in other comprehensive expenses for the Period. As at
30 June 2021, the Group also held 7 bonds which were issued by
China Evergrande and its indirect wholly-owned subsidiary, Scenery
Journey Limited (collectively “Evergrande Group”) recorded an
unrealised loss of HK$103.1 million and relevant interest income of
HK$39.6 million in profit or loss for the Period.

BEBOE &)
HERE(#)
EARE (#)
RAEEAZRE (&)

N5 B 860,000,000 BB A M) - 42
K& %13,596,000,0008 7T (BIELZ HHA) -
RZE-_—FXNA=Z1+H BABRHTEAS
8,703,200,0008 t (ZE_EF+=-_A=+—
H :12,814,000,000/% T) * NEAE R IEEERZ
BB U A F 58 4 156,500,000 7T (F1BR 2 5 B A
%) M H 8 W A 300,000/ T A MR E M2 M|
T MR Z A EIEE1E4,110,800,0007%8 7T ° 1A =
T —FARA=Z+tH AEENFEFE7EHRPRE
ARE—HHZE2EREEZHNBRARSEARA
Al IEREE])BITZES APEANER
15 R I8 518 103,100,00078 7T M 48 B8 Fl 8 U A
39,600,000 7T, ©

Details and the performance of the 7 bonds issued by the 7E&EMEAEEETZELFR _T-_—F A=
Evergrande Group as at 30 June 2021 and for the Period are HERAHEZFBERRBEMMMT
summarised as follows:
Coupon rate Acquisition Market Market  Unrealised Interest
Bonds (per annum) Currency  Maturity cost price value loss income
&% E3-Ray il B%  HEA i AL A g mE AEREAR FEWA
% HK$ million % HK$ million HKS million HKS million
E AEET AEET HEET HEET
Evergrande 8.75%' 8.75 US$  28/6/2025 6.2 66.565 52 (12) 03
1BX8.750%' X
Evergrande 10.5%' 10.50 US$  11/4/2024 40.1 71.995 335 (8.8) 25
EX10.5%' e
Evergrande 120’ 12.00 US$  22/1/2024 112.7 74.800 929 (24.8) 75
BA12%! X
Scenery Journey 11.5%? 11.50 US§  24/10/2022 296 80.190 249 (4.4) 1.8
£1211.5% EH
Scenery Journey 120 12.00 US$  24/10/2023 30.9 78.941 276 (32) 12
SE12W X
Scenery Journey 13092 13.00 Uss  6/11/2022 438.5 81.870 330.6 (59.4) 26.2
2121300 EH
Scenery Journey 13.750%? 13.75 US$  6/11/2023 13.7 79.835 124 (1.3) 0.1
21213.7500 e
Evergrande Group’s bonds
BAEEZES
For the Period (103.1) 39.6
RAEB
At 30 June 2021 671.7 527.1

R-ZZE--FXA=1H

" Issued by China Evergrande
H B8 X E 7T

2 [ssued by Scenery Journey Limited
H S EBHR LA ETT
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FINANCIAL OPERATION REVIEW (continued)
Securities Investments (continued)
Significant Investments (continued)

Investment in China Evergrande (continued)

Evergrande 8.75% bond is listed on the Frankfurt Stock Exchange
("FSE"), the Singapore Exchange Securities Trading Limited (“SGX-
ST") and the Stuttgart Stock Exchange (“STU") and rated “B2" by
Moody's Investors Service, Inc. ("Moody's").

Evergrande 10.5%, Evergrande 12%, Scenery Journey 11.5%,
Scenery Journey 12%, Scenery Journey 13% and Scenery Journey
13.75% bonds are listed on the SGX-ST and rated “B2" by Moody's.

Subsequent to the end of the reporting period, Moody's has revised
the credit rating of the above 7 bonds to “Caa2".

China Evergrande group is principally engaged in property
development, property investment, property management, new
energy vehicle business, cultural tourism business, finance business,
internet business and health industry business in the PRC. lts
shares are listed on the Stock Exchange (stock code: 3333). China
Evergrande is one of the leading real estate developers in the PRC
with strong property sale. The Group believes that dividend payment
from the Evergrande Shares will provide steady income to the Group.
Bonds issued by the Evergrande Group carry attractive coupon rates
which the Group believes that it will enhance investment return from
treasury management perspective.

Investment in Kaisa

As at 30 June 2021, the Group's securities investments in Kaisa
including listed shares and bonds amounted to HK$1,871.6 million
(31 December 2020: HK$796.0 million) or 5.4% (31 December
2020: 2.1%) of total assets.

The Group held 140,000 shares of Kaisa listed on the Stock
Exchange (stock code: 1638) ("Kaisa Shares”) at a total
consideration of HK$0.5 million classified as financial assets
measured at FVTPL. As at 30 June 2021, the market value of the
Kaisa Shares was HKO0.4 million and recorded an unrealised loss of
HK$0.1 million in profit or loss for the Period. During the Period, the
Group also recognised a realised gain of HK$1.7 million from shares
of Kaisa and its listed subsidiary in profit or loss. As at 30 June 2021,
the Group also held 3 bonds which were issued by Kaisa recorded
an unrealised loss of HK$89.0 million and relevant interest income of
HK$58.9 million in profit or loss for the Period.
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FINANCIAL OPERATION REVIEW (continued)
Securities Investments (continued)
Significant Investments (continued)

Investment in Kaisa (continued)

BEBOE &)
HERE (#E)
EARE (&)
REKFEZKE (&)

Details and the performance of the 3 bonds issued by Kaisa as at 3EHREKEBETZEFN T -_—F A=+
30 June 2021 and for the Period are summarised as follows: HEAHEZFERREHELDT
Coupon rate Acquisition Market Market  Unrealised Interest
Bonds (per annum) Currency  Maturity cost price value loss income
&% ZEERE &%  3HA BB AL A i mE AEREAR FEWA
% HKS million %  HKS million  HKS million — HKS million
B A& A& AEET BEET
Kaisa 9.375%* 9.375 US§  30/6/2024 586.8 94.020 5476 (16.7) 273
Ek%9.37500° e
Kaisa 10.875%* 10.875 US§  Perpetual 2325 96.110 223.9 (5.7) 127
5k %10.875%* X k&
Kaisa 11.7%?3 11.700 usg$  11/11/2025 1,166.4 94.415 1,099.7 (66.6) 18.9
EKEN.T% EH
Kaisa's bonds
EREZES
For the Period (89.0) 58.9
RAHB
At 30 June 2021 1,985.7 1,871.2

R-B--fXA=tH

3 Issued by Kaisa

HEFETT

Kaisa 9.375% bond is listed on the Berlin Stock Exchange, the FSE,
the SCX-ST and the STU and rated “B2" by Moody's.

Kaisa 10.875% and Kaisa 11.7% bonds are listed on the SCGX-ST and
rated “B2" by Moody's.

Kaisa is principally engaged in property development, property
investment, property management, hotel and catering operations,
cinema, department store and cultural centre operations, water-way
passenger and cargo transportation and health care operations
in the PRC. Kaisa is one of the leading real estate developers in
the PRC with strong property sale. Bonds issued by Kaisa carry
attractive coupon rates which the Group believes that it will enhance
investment return from treasury management perspective.
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FINANCIAL OPERATION REVIEW (continued)
Securities Investments (continued)
Unlisted Securities Investments

The Group invested in an exempted limited partnership formed
under the Exempted Limited Partnership Law (Revised) of the
Cayman Islands and the carrying amount was HK$488.6 million as
at 31 December 2020. During the Period, the Group has contributed
US$1.2 million (equivalent to approximately HK$9.0 million) and
received distribution of US$2.3 million (equivalent to approximately
HK$17.9 million) (which were included in financial assets measured
at FVTOCI), after adding the fair value gain for the Period of HK$34.8
million (which was recognised in financial assets measured at
FVTOCI reserve), the carrying amount was HK$514.5 million as at
30 June 2021, representing 1.5% (31 December 2020: 1.3%) of
total assets.

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 30 June 2021 and
31 December 2020 were 1,907,619,079.

Debt and Gearing

As at 30 June 2021, the Group's total debt amounted to HK$8,300.5
million (31 December 2020: HK$7,389.0 million), comprised bank
and other borrowings of HK$8,209.6 million (31 December 2020:
HK$7,263.8 million) and lease liabilities amounted to HK$90.9
million (31 December 2020: HK$125.2 million). Cash and deposits
at banks amounted to HK$712.4 million (31 December 2020:
HK$1,654.5 million), pledged deposits amounted to HK$380.7
million (31 December 2020: HK$260.5 million) and net debt
(including lease liabilities) amounted to HK$7,207.4 million
(31 December 2020: HK$5,474.0 million).
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FINANCIAL OPERATION REVIEW (continued)
Debt and Gearing (continued)

Total debt to equity ratio (including lease liabilities) was 33.5%
(31 December 2020: 25.7%) and net debt to equity ratio (including
lease liabilities) was 29.1% (31 December 2020: 19.0%), which are
expressed as a percentage of total debt, and net debt, respectively,
over the total equity of HK$24,801.5 million (31 December 2020:
HK$28,780.3 million). The increase in both ratios was mainly due to
increase in total debt and net debt and decrease in total equity.

If the securities investments and treasury products of HK$13,833.2
million (31 December 2020: HK$16,306.8 million) are included,
there would be a net cash position of HK$6,625.8 million
(31 December 2020: HK$10,832.8 million).

As at 30 June 2021, the Group's bank and other borrowings of
HK$8,209.6 million, 87.1%, 0.5% and 12.4% were repayable
within 1 year, 1 to 2 years and 2 to 5 years respectively. Of which
the Group's bank and other borrowings were denominated in HK$
(29.4%), GBP (45.0%), US$ (25.3%) and EUR (0.3%) before
entering the cross currency swap. HK$, US$ and EUR securities
investments were hedged by HK$, US$ and EUR borrowings. During
the Period, the Group has entered into short term US$/HK$ cross
currency swap to enhance interest payable on borrowing, and as at
30 June 2021, notional amount of approximately US$159.5 million
was outstanding. The Group's bank borrowings were carried at
interest rates calculated with reference to cost of funds, Hong Kong
Interbank Offered Rate (“HIBOR"), London Interbank Offered Rate
or compounded reference rate; other borrowings were carried at
interest rates calculated with reference to cost of funds or HIBOR. As
at 30 June 2021, all the Group's borrowings were on floating rate
basis. Except as disclosed, no hedging for interest rate is subsisted at
the end of the reporting period.
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FINANCIAL OPERATION REVIEW (continued)
Pledge of Assets

As at 30 June 2021, the Group had pledged the following assets
with their respective carrying amounts:

(a) The Group's investment properties of HK$12,412.5 million
(31 December 2020: HK$12,387.0 million) and bank deposits
of HK$312.4 million (31 December 2020: HK$233.2 million)
were pledged to the banks to secure general banking and loan
facilities granted to the Group.

(b) The Group's bonds, listed equity investments and structured
product with carrying amounts of HK$10,812.2 million
(31 December 2020: HK$12,877.3 million) and cash deposits
of HK$68.3 million (31 December 2020: HK$27.3 million)
were pledged to the financial institutions to secure margin and
securities facilities granted to the Group in respect of securities
transactions, of which HK$2,014.6 million (31 December
2020: HK$1,074.1 million) was utilised as at 30 June 2021 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.

Financial and Interest Income/Expenses

Interest income was included in revenue and investment expenses,
net. Interest income for the Period decreased to HK$204.1 million
(2020: HK$359.5 million) as compared with the same period of last
year which was mainly due to the decrease in bonds portfolio and
hence its relevant interest income during the Period.

Finance costs included interest expenses on bank and other
borrowings and lease liabilities; exchange difference on translation
of foreign currency borrowings; and arrangement fee and facility and
commitment fee expenses. Interest expenses (excluding interest
expenses on lease liabilities) for the Period amounted to HK$46.7
million, representing a decrease of 64.7% over the same period of
last year of HK$132.2 million. Interest capitalised for the Period was
HK$1.2 million (2020: HK$1.4 million). The decrease in interest
expenses was mainly due to the decrease in average total borrowings
and interest rates during the Period. The average interest rate over
the period under review was 1.25% (2020: 2.39%), which was
expressed as a percentage of total interest paid (excluding interest on
lease liabilities) over the average total interest-bearing borrowings.
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FINANCIAL OPERATION REVIEW (continued)
Remuneration Policies

As at 30 June 2021, the Group employed a total of 473 staff
(31 December 2020: 475 staff) including about 240 staff
(31 December 2020: 236 staff) employed under the estate
management company in Hong Kong and 3 staff (31 December
2020: 1 staff) in the United Kingdom.

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.

United Kingdom and Mainland China

As at 30 June 2021, the Group's investment properties in the United
Kingdom with carrying amount of GBP706.8 million (equivalent to
approximately HK$7,604.4 million) (31 December 2020: GBP719.7
million (equivalent to approximately HK$7,614.2 million)) incurred a
net loss of HK$113.5 million (2020: net profit of HK$214.9 million)
to the Group for the Period, the profit/loss mainly included in gross
profit, other income, fair value changes on investment properties,
finance costs and taxation. GBP exchange gain of foreign operations
included in other comprehensive expenses for the Period amounted
to HK$69.3 million (2020: exchange loss of HK$286.1 million). As
at 30 June 2021, the Group's net investment in the United Kingdom
amounted to HK$4,151.4 million (31 December 2020: HK$4,025.4
million) representing 16.7% (31 December 2020: 14.0%) of the
Group's total equity.

Loss incurred by the Group's investment in Mainland China (mainly
included in fair value changes on investment properties, share
of results of investments accounted for using the equity method
and taxation) for the Period amounted to HK$18.2 million (2020:
HK$25.3 million). RMB exchange gain of foreign operations included
in other comprehensive expenses (including share of investments
accounted for using the equity method) for the Period amounted
to HK$5.8 million (2020: exchange loss of HK$8.4 million). The
Group's net investment in Mainland China as at 30 June 2021
amounted to HK$505.1 million (31 December 2020: HK$518.1
million) representing 2.0% (31 December 2020: 1.8%) of the
Group's total equity.
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FINANCIAL OPERATION REVIEW (continued)
Property Valuation

Property valuations in respect of the Group's investment properties
in Hong Kong and Mainland China as at 30 June 2021 and
31 December 2020 were carried out by B.l. Appraisals, an
independent qualified professional valuer. For the investment
properties in the United Kingdom, the property valuations as at
30 June 2021 and 31 December 2020 were carried out by Peak
Vision Appraisals, another independent qualified professional valuer.
Their valuations were based on investment method and/or direct
comparison method and/or residual method as the valuation
methodologies and were used in preparing 2021 interim results.

The Group's investment properties were valued at HK$14,387.3
million (31 December 2020: HK$14,373.3 million), a decrease
of 0.8% over 2020 after adjusted for the additions and exchange
adjustments of investment properties during the Period. The
decrease in fair value of HK$122.7 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$8.4 million for the
Period.

The decrease in fair value of HK$122.7 million was mainly derived
from the decrease in fair value of investment properties located in
the United Kingdom due to the persistence of COVID-19 pandemic
has adversely affected the fair value of investment properties. 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.

As at 30 June 2021, the occupancy rate of the shops of Causeway
Place was approximately 98.07%.

Olympian City 3 (25% interest), the retail mall in The Hermitage
residences in West Kowloon, the occupancy rate was approximately
95.53% as at 30 June 2021.

Coronation Circle (15% interest), the retail mall in The Coronation
residences in West Kowloon, the average occupancy rate was
approximately 62.50% during the Period.

During the Period, the average occupancy rate of the Group's office
property, Harcourt House was approximately 75.31%.

Nos. 14-18 Ma Kok Street (100% interest) is an industrial site in
Tsuen Wan. It will be redeveloped into a 25-storey industrial building
(including 2 basement levels for parking and loading/unloading
facilities). Its total gross floor area is approximately 228,000 square
feet. The project is currently in planning and design stage. Demolition
work has been completed, and foundation construction commenced
in May 2021. The new building is expected to be completed by early
2025.

No. 1 Hung To Road (33.33% interest), a 33-storey industrial
building in Kwun Tong, the average occupancy rate was
approximately 94.92% during the Period.

Hong Kong Property Development

The Hermitage (25% interest) is the Group's joint venture
development project 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 30 June 2021, 99.90% of total residential units
were sold.

Grand Central (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, with a total gross floor
area of around 1,853,561 square feet. 4 residential tower blocks
with 1,999 residential units in aggregate are built in two phases.
Superstructure works of both phases were completed, occupation
permit was issued in November 2020, and certificate of compliance
was granted in April 2021. Up to 30 June 2021, 815 units of first
phase and 794 units of second phase were sold.
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BUSINESS REVIEW (continued)
Mainland China Property Investment

Hilton Beijing (50% interest), a five-star international hotel having
506 rooms. Due to the pandemic, the renovation works of 5th to
14th Floors of the main tower were temporarily suspended. As at 30
June 2021, the occupancy rate was approximately 45.26%.

Oriental Place (50% interest), a 10-storey office building next
to Hilton Beijing. As at 30 June 2021, the occupancy rate was
approximately 95.95%.

Overseas Property Investment

River Court is a freehold office building situated 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. During the Period, the retails portion of River
Court was fully let while the office accommodation was vacant
as the anchor tenant has moved out in the first quarter of 2020.
Planning Application has been submitted to the City of London for
redevelopment. Demolition work will commence once the relevant
government approval is granted.

14 St George Street” is a freehold office building located in London,
United Kingdom. The building comprises in aggregate approximately
51,861 square feet of office accommodation arranged over lower
ground, ground and four upper floors, approximately 86.73% had
been let out during the Period on average.

"61-67 Oxford Street and 11-14 Soho Street” is a mixed use
freehold building located in London, United Kingdom, comprising
approximately 55,162 square feet in aggregate. The building
provides retails, 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. As at 30 June 2021, the occupancy rate was approximately
81.31%.

“11 and 12 St James's Square and 14 to 17 Ormond Yard”
is a mixed use freehold building located in London, United
Kingdom. The building provides around 80,000 square feet office
accommodation arranged over lower ground, ground and six upper
floors, approximately 93.26% had been let out during the Period on
average.
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BUSINESS REVIEW (continued)
Securities Investments
Securities investment is one of the principal activities of the Group.

The Group's strategy is to maintain securities investment portfolio for
treasury management. As at 30 June 2021, the Group's securities
investment portfolio mainly comprised of bonds, listed equity
investments and treasury products. The Group's primary objectives
when managing capital are to safeguard the abilities of the entities
in the Group to continue as a going concern, so that it can continue
to provide returns for shareholders of the Company. The Group's
strategy for future investments is to invest in a diversified portfolio
to minimise risks with attractive yield, good liquidity and issuers from
reputable entities, so as to maintain a healthy financial status and
grasp every good investment chance.

The net gain recognised from securities investments and treasury
products for the Period was approximately HK$99.0 million. Details
of the performance of securities investments are disclosed in the
“Financial Operation Review" of this interim report.

The Group will continue to closely monitor its portfolio of securities
investment to achieve satisfactory returns.

OTHER INFORMATION AND EVENT AFTER THE REPORTING
PERIOD

Subscription of Senior Notes - Discloseable Transaction

On 28 April 2021, the Group received confirmations that
US$500,000,000 11.7% senior notes due 2025 of Kaisa Group
Holdings Ltd. (the shares of which are listed on The Stock Exchange
of Hong Kong Limited (the “Stock Exchange”) (Stock Code:
1638)), an independent third party, in the principal amount of
US$150,000,000 (equivalent to approximately HK$1,166,355,000)
was allocated to the order placed by the Group for subscription
at the issue price of 100% of the principal amount thereof (the
“Subscription”). The Subscription constituted a discloseable
transaction for the Company under the Rules Governing the Listing
of Securities on the Stock Exchange (the “Listing Rules”) as more
described in the Company's announcement dated 28 April 2021.
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OTHER INFORMATION AND EVENT AFTER THE REPORTING
PERIOD (continued)

Subsequent Event and Material Adverse Change

Since 30 June 2021 and up to 13 August 2021 (being the latest
practicable date prior to the date of this interim report), the fair
value of the Group's major securities investment, which is equity
investment in China Evergrande Group (the shares of which are
listed on the Stock Exchange (Stock Code: 3333)), has further
declined by approximately 43.5%, or HK$3,784.0 million. If such fair
value is adopted, the total assets and net assets of the Group will
be reduced by the same amount accordingly. This is a non-adjusting
event in the unaudited condensed consolidated financial statements.
Shareholders of the Company and potential investors are advised to
exercise caution when reading the condensed consolidated financial
statements of the Group or dealing in the shares of the Company
and, in case of doubt, to seek independent advice from professional
or financial advisers.

Update on Impact on the Outbreak of COVID-19 to the Group

The outbreak of COVID-19 in Hong Kong and many countries started
in early 2020 and continues up to the date of this interim report, its
social-economic impact is unprecedented. The global pandemic is
having a major impact on the economies and financial markets.

The drop in rental income of the Group during the Period was
mainly due to the surrender of lease by an anchor tenant of one
of the Group's investment properties in the United Kingdom in the
first half of year 2020. Meanwhile, in view of COVID-19 pandemic,
rent concession has been given by the Group to tenant to ease its
hardship.

The persistence of COVID-19 pandemic has adversely affected the
fair value of investment properties of the Group mainly located in
the United Kingdom. During the Period, the Group recorded an
unrealised loss on fair value changes of investment properties of
HK$122.7 million.

The Group continued to share loss from Hilton Beijing (50%
interest) during the Period but the results showed improvement
compared with the first half of year 2020, mainly derived from better
room sales during the Period.

As COVID-19's duration is unpredictable and the extent of its impact
is not easy to determine under this volatile situation of the pandemic,
it is believed that COVID-19 will continue to affect the Group's
businesses for a period of time.
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PROSPECTS

The global economy gathered further momentum in the first quarter
of 2021, but the pace of recovery was uneven across countries, it is
subject to the effectiveness of the rollout of vaccination programmes
and the pandemic control. Moreover, the persistently strained
political-economic relations between China and the United States still
require attention.

Hong Kong economy recovered visibly in the first quarter of 2021.
The unemployment rate has fallen gradually since hitting a 17-year
high of 7.2% in December 2020 to February 2021. The seasonally
adjusted unemployment rate declined to 6.4% in February to
April 2021. The economic impact of the COVID-19 pandemic
appeared to ease amid falling case counts in the community and a
relaxation of social-distancing measures. In order to get through the
epidemic, the Government and different sectors in the community
launched campaign to boost vaccination with an aim that a large-
scale vaccination of the public could be built. It is expected that
the increasing participation in the vaccination programme in the
community provides favourable conditions for restoring normal
life and allowing other economic activities to revive to the greatest
extent.

On local front, though inbound tourism remained frozen, the
performance of retail and food and beverage sectors show signs of
improvement, but in a rather slow pace. Accordingly, it is expected
that the Group's investment properties will continue to face
numerous challenges over the remainder of 2021. Despite that, the
Group's experts will take this opportunity to perform better planning
for effective asset management.

In the United Kingdom, the rebounded of new variants of the virus
pose concerns. However, as the vaccination programme is well
underway, it is expected that the short-term outlook for the United
Kingdom economy is favourable and will recover to pre-pandemic
level. Despite the uncertainty, the Group preserves long-term view
for the United Kingdom economy. Our immediate focus in the
United Kingdom is on asset enhancement works of our investment
properties.

For equity market, global equities had an active performance in
second quarter of 2021, amid the economic recovery and rising
inflationary expectations. In Hong Kong stock market, it showed some
volatility in the first four months in 2021, Hang Sang Index fell from
the highs in the first quarter of 2021 and thereafter consolidated in
the second quarter. Despite the uncertainty about the direction of
fiscal and monetary policies, the Group will keep an eye on our bond
investment.

Looking forward, the Group remains cautiously optimistic on its core
businesses. In addition, we will act watchfully when replenishing the
Group's investment portfolio as we concern shareholders' value as a
whole.
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DIRECTORS' AND CHIEF EXECUTIVES' INTERESTS IN BEERBETHAEREZATIREBR EIEZ
THE SECURITIES OF THE COMPANY AND ASSOCIATED EHEER
CORPORATIONS

As at 30 June 2021, the interests and short positions of the Directors R-Z-—FXA=+H BELARAESTTH
and chief executives of the Company in the shares, underlying ABRARRISKETMAEHEZ®E (ExBLEBE
shares and debentures of the Company or any of its associated {5l 5571 % &5 M EEH] ([ H RS &)
corporations (within the meaning of Part XV of the Securities and ~ ZEXVES) Z & fn - ARG REHFH#EE 2SR
Futures Ordinance, Chapter 571 of the laws of Hong Kong (the A& @ EARRIRIEEF R EIEHIE3I521&ET
"SFO")) as recorded in the register kept by the Company pursuant &2t FrEisk iR E R A 8+ Frdl 2 (k&
to section 352 of the SFO or as otherwise notified to the Company M ETAEFHETESRR HNIZESTA]) ([1Z%E
and the Stock Exchange pursuant to Appendix 10 of Model Code SFAI])HE AR A REBIZHTIT + —

for Securities Transactions by Directors of Listed Issuers (the “Model

Code") contained in the Listing Rules were as follows:—

I The Company

AT

Percentage of
Number of Issued
Name of Director Shares Held  Note Capacity Share Capital
Espg FrsRMD BB o -27) ERTRA
BOK
Ms. Chan, Hoi-wan (“Ms. Chan")  1,430,700,768 * Interest in controlled corporation and 74.99%

BRelE R L ([FRxL]) interest of children under 18

Pl EE 2 s R M 185k F X 2w

Note: M st -

*  These shares of the Company were indirectly owned by Sino ¥ KpAElz#%FE K5 BSino Omen Holdings
Omen Holdings Limited (as disclosed under “Substantial LimitedfE #5548 (B [ FERENERAZE
Shareholders' Interests in the Securities of the Company”), the HFiEm]IBTAERE) H2HEBTRAH
entire issued share capital of which was held by Ms. Chan as Rt (EREARKNFFLBNE  BIFHER
the trustee of her minor children Lau, Chung-hok, Lau, Sau-wah RFR2ZEAN)FE -

and Lau, Sau-yee.
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DIRECTORS’ AND CHIEF EXECUTIVES' INTERESTS IN
THE SECURITIES OF THE COMPANY AND ASSOCIATED
CORPORATIONS (continued)

Il Associated corporations of the Company

AT Z A
Name of
Associated Number of
Name of Director Corporations Share(s) Held
EEnE BB EEER FERO#A
Ms. Chan Sino Omen Holdings 50,000
Bzt Limited
Ms. Chan Solar Bright Ltd. 1
Rt
Note:

*  Ms. Chan (as the trustee for her minor children Lau, Chung-
hok, Lau, Sau-wah and Lau, Sau-yee) directly held the entire
issued share capital of Sino Omen Holdings Limited. Sino Omen
Holdings Limited directly held the entire issued share capital
of Solar Bright Ltd.. Therefore, Ms. Chan as the trustee for her
said minor children was also regarded as interested in the entire
issued share capital of Solar Bright Ltd..

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 30 June 2021.

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 corporations
(within the meaning of Part XV of the SFO) as at 30 June 2021.

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 corporations.
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SUBSTANTIAL SHAREHOLDERS' INTERESTS IN THE

SECURITIES OF THE COMPANY

As at 30 June 2021, 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:—

Name of Substantial Shareholders

TERRER

Mr. Joseph Lau, Luen-hung
("Mr. Joseph Lau")
Dl r it ([2I2HEE])

Sino Omen Holdings Limited
(Incorporated in the British Virgin Islands)
(RNEBEBARESEMAL)

Solar Bright Ltd.
(Incorporated in the British Virgin Islands)

(REBEBARESEMAKL)

Century Frontier Limited
(Incorporated in the British Virgin Islands)
(REBARRBESTMAL)

Joseph Lau Luen Hung Investments Limited
(Incorporated in the British Virgin Islands)
(REBABRESTMAL)

Notes:

Number of
Shares Held
FrERGEE

1,430,700,768

1,430,700,768

1,430,700,768

476,425,000

230,984,820

TERRREQRFA 2B HER

k78 5 77 2 B =C T P 81 85 sk
&&ﬁ%%ﬁ%ﬁﬁﬁfﬁ$

BFEENARBRSITRABFAE
FRA=1TH" K@T*ﬁﬁim%&

D\
s A E RS ZAi(§$Y$A

BrOM ZATE
Percentage of
Issued
Notes — Capacity Share Capital
it a4 ERITRAE
BOk
A Interest of spouse and 74.99%
interest of children under 18
Boff 2 e &
R8T TRz
* Interest in controlled corporation 74.99%
FrizslAm 2 et
* Beneficial owner 74.99%
and interest in controlled corporation
EREE AR
P lEE 2 s
# Beneficial owner 24.97%
ExBEEA
* Beneficial owner 12.10%
EREBA
Hi it -

A

Mr. Joseph Lau was deemed to be interested in the same parcel of
shares that his spouse, Ms. Chan, and his minor children, Lau, Chung-
hok, Lau, Sau-wah and Lau, Sau-yee, were interested or deemed to
have interests.

Solar Bright Ltd. held the entire issued share capital of Century
Frontier Limited and Joseph Lau Luen Hung Investments Limited and
therefore was deemed to be interested in 476,425,000 shares of the
Company held by Century Frontier Limited and 230,984,820 shares
of the Company held by Joseph Lau Luen Hung Investments Limited
respectively. In addition, Solar Bright Ltd. directly held 723,290,948
shares of the Company. As such, Solar Bright Ltd. was interested or
deemed to have interested in a total of 1,430,700,768 shares of the
Company. Sino Omen Holdings Limited held the entire issued share
capital of Solar Bright Ltd. and therefore was deemed to be interested
in 1,430,700,768 shares of the Company, which were referred to in
the interests of Ms. Chan as disclosed under “Directors’ and Chief
Executives’ Interests in the Securities of the Company and Associated
Corporations”.

All the interests stated above represent long positions. As at 30 June
2021, no short positions were recorded in the register kept by the
Company under section 336 of the SFO.
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DISCLOSURE PURSUANT TO RULE 13.21 OF THE LISTING
RULES

As disclosed in the Company’s announcement dated 23 November
2018, an indirect wholly-owned subsidiary of the Company (the
“Borrower") as borrower has on 23 November 2018 entered into
a facility agreement (the "Facility Agreement”) with a bank (the
“Bank”) as lender in respect of a term loan facility (the “Facility”) in
the principal sum of up to HK$674,000,000 and it is a term of the
Facility Agreement that the Company entered into a guarantee (the
“Guarantee”). The Facility will be repayable in 12 successive quarterly
instalments with the final repayment date falling 36 months after the
date on which the advance under the Facility is made.

Pursuant to the Facility Agreement and the Guarantee, the Borrower
and the Company shall procure that the substantial shareholders of
the Company (as disclosed at pages 69 to 70 of the 2017 annual
report of the Company) and/or their ultimate beneficial owners
together with their respective associates and connected persons
in aggregate shall maintain not less than 30% shareholding in and
remain a single largest shareholder of the Company.

A breach of the abovementioned undertaking may constitute an
event of default under the Facility Agreement, whereby the Bank
may, among others, cancel the Facility and declare that all sums
accrued or outstanding (including accrued interest) under the
Facility Agreement be immediately due and payable. The occurrence
of such event may trigger the cross default provisions of other
banking or credit facilities available to the Group and, as a possible
consequence, these other facilities may also be declared by the
relevant lenders to be immediately due and payable.

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 ("INEDs"), has reviewed with management the accounting
principles and practices adopted by the Group and the unaudited
condensed consolidated financial statements for the Period.
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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
- Non-executive Director Attending General Meeting

Mr. Lau, Ming-wai, a Non-executive Director, was unable to attend
the annual general meeting of the Company held on 26 May 2021
("AGM") as he had business engagement.

Code Provision E.1.2
- Chairman Attending Annual General Meeting

Mr. Lau, Ming-wai, 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 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 Nomination Committee, Ms. Phillis Loh, Lai-ping had
also attended the AGM.

BOARD OF DIRECTORS

Ms. Chan, Sze-wan resigned from her offices of Executive Director,
the Chief Executive Officer of the Company, an authorised
representative of the Company under Rule 3.05 of the Listing Rules,
and the chairman and member of the Investment Committee of
the Company with effect from 17 February 2021. In light of the
resignation of Ms. Chan, Sze-wan, the Board has appointed Ms.
Chan, Hoi-wan, an Executive Director, as the Chief Executive Officer
of the Company, an authorised representative of the Company under
Rule 3.05 of the Listing Rules, and the chairman and member of the
Investment Committee of the Company with effect from 17 February
2021. The Company had made relevant announcement on 17
February 2021.

The Board currently comprised eight Directors with INEDs
representing more than one-third of the Board.
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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. After specific enquiries by the Company, the Relevant
Employees 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.

APPRECIATION

The Group is approaching its 100th Anniversary. We would like to
take this opportunity to express our gratitude to the shareholders for
their continuing support and would also like to express our sincere
thanks to all staff members for their dedication and hard work for
overcoming the Group's every challenging moments. We believe that
through the hand-in-hand efforts between the management and our
staff, together with the support from our shareholders, the Group will
turn into a new brilliant chapter of our development.

On behalf of the Board
Lau, Ming-wai
Chairman

Hong Kong, 16 August 2021
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