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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 2022 (the
“Period") together with the comparative figures for the corresponding

period in 2021:—

CONDENSED CONSOLIDATED STATEMENT OF

COMPREHENSIVE INCOME
For the six months ended 30 June 2022

Revenue
Cost of goods and services provided

Gross profit

Other income

Investment expenses, net

Administrative expenses

Gain on disposals of equipment, net

Fair value changes on investment properties

Finance costs

Other gains and losses

Share of results of investments accounted
for using the equity method

Profit (loss) before tax
Income tax expense

Profit (loss) for the period
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Chinese Estates Holdings Limited ([ AR F]|) 2 &
Ze2([EFE)ERRDHARRREKNE R A
(B AER D EBEE_T-_FA=1+ALX
BA (IR 2 REEBZEEPHES  ER
—E_FRBZERET: —

HHGRE2EKERE

B -—FE_—FNA=FHINEA

Six months ended 30 June
BEAB=1+HLEAEA

BENEREARREZRE

SR AE A (EER)
S B 32

AEAREDEM (E18)

2022 2021
—E- —E-—F
Notes HK$’000 HK$'000
{hg=d FET FHET
(Unaudited) (Unaudited)
(REER) (REEZ)
3 1,181,426 726,167
(19,796) (36,642)
1,161,630 689,525
5 1,377 23,462
6 (204,079) (418,349)
(177,390) (169,394)
355 260
104,400 (122,712)
7 (54,829) (54,455)
- (38)
43,392 25,061
880,856 (26,640)
8 (10,290) (8,830)
9 870,566 (35,470)




CONDENSED CONSOLIDATED STATEMENT OF

COMPREHENSIVE INCOME (continued)
For the six months ended 30 June 2022

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 (expenses)

income 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 of
investments accounted
for using the equity method

Other comprehensive expenses
for the period (net of tax)

Total comprehensive expenses
for the period

Profit (loss) 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

Earnings (loss) per share (HK$)
Basic and diluted

FHRREL2EHKRERR (&)

B -—FE_—FNA=FHINEA
Six months ended 30 June
BEANA=1+TBLEXNEAR
2022 2021
—E=-= —E-—F
Notes HK$’000 HK$'000
B 5 FET FAET
(Unaudited) (Unaudited)
(REHER) (RIEETEZ)
Hib2E X H
TEEHTEEELZZ
HEH
B 16 E th 2 T IS A S el
NFEFEZRATA
"EzWE N EE (869,627) (3,999,375)
BAARIEARKREZ
Hipz2m () KeE
(53) 126
(869,680) (3,999,249)
BEEEEN P B 2
EH
BINEFTEAZ
PE 5 = %8 (452,076) 73,150
B RSEARKREZ
H b2 m e
- 1,909
(452,076) 75,059
AREEE M2 m X
(BRF12) (1,321,756) (3,924,190)
AHAEEEZ HAHE
(451,190) (3,959,660)
P AR REER (B8) -
ZA/NEIE7 ZEWN 870,537 (37,284)
FEVE AR 29 1,814
870,566 (35,470)
BB EES HEE:
RARIHEEA A (451,219) (3,961,474)
FEVE RS M 29 1,814
(451,190) (3,959,660)
SRERN (FHE) (Bx) 11
BERKREE 0.456 (0.020)




CONDENSED CONSOLIDATED STATEMENT OF IGLEEE SR S E
FINANCIAL POSITION
At 30 June 2022 R-E-——FXNA=+H

30 June 31 December

2022 2021
—s=-= —ET-—
ANA=+H +ZA=+—H
Notes HK$’000 HK$'000
B 5 FET FET
(Unaudited) (Audited)
(RBER) (K& Zz)
Non-current assets ERBEE
Investment properties wEME 12 12,860,711 13,292,161
Property, plant and equipment S ERN S E 150,520 184,996
Right-of-use assets FREEE 37,100 59,742
Intangible assets BILEE - -
Investments accounted for AR EAR 2 &
using the equity method 13 2,074,584 2,095,096
Advances to associates BAHEE R RIFIA 14 62,101 50,060
Financial assets measured at fair value BBEBTARMRAFEE
through profit or loss HECEREE 15 112,931 156,633
Financial assets measured at fair value i 38 o Ath 2 TE UK A DA R R
through other comprehensive income NFEEzamEE 16 686,967 1,527,466
Advance to an investee company BN —EEBESIEE QAR NA 101,905 100,737
Deferred tax assets RIET IR E BE 3,387 3,920
Pledged deposits HIRFR 15,294 4,308
Deposits and prepayments e RIENFE 17 56,160 34,762
16,161,660 17,509,881
Current assets REBEE
Stock of properties mMEFE 23,316 23,316
Financial assets measured at fair value ARBRUARREAFE
through profit or loss TECEREE 15 665,785 600,084
Financial assets measured at fair value BiEE A2 E U A R
through other comprehensive income NFEAEZEMEE 16 180,233 364,582
Inventories FE 4,620 3,514
Debtors, deposits, other receivables and JEUERIE - 128 - KM
prepayments BRIB R FE E 17 246,402 260,738
Securities trading receivables and deposits BUWEAEATSEREBEMTR 43,971 69,422
Tax recoverable CIRdEE RN 14,603 12,457
Pledged deposits HIRFER 321,525 273,202
Time deposits, bank balances and cash FHFER RITEHRNRS 1,938,750 2,479,874
3,439,205 4,087,189




FINANCIAL POSITION (continued)

At 30 June 2022

CONDENSED CONSOLIDATED STATEMENT OF

IGLEES SR 3R E e ),
R —E_—FXNF=+H

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

Net current (liabilities) assets

Total assets less current liabilities

Equity attributable to owners of
the Company
Share capital
Financial assets measured at fair value

through other comprehensive income

reserve
Contribution reserve
Statutory reserve
Special reserve
Capital redemption reserve
Translation reserve
Retained profits

Non-controlling interests
Total equity

Non-current liabilities
Borrowings
Amounts due to associates
Amounts due to investee companies

Amounts due to non-controlling shareholders

Lease liabilities
Deferred tax liabilities

30 June 31 December
2022 2021
—_E-— —ET -5
AAE=tH +_H_+ S|
Notes HKS$000 HKE'000
M 3T FET FET
(Unaudited) (Audited)
(REBER) (&EE%)
RBEE
JEATBR 1A N JE AT R 0E 18 181,308 201,896
JENEASRZERERRES 12,821 12,163
e & IBWERIE 152,950 172,660
HEAE 31,031 50,673
HMEasE 7,684 3,590
BEE 19 3,447,683 3,642,977
3,833,477 4,083,959
RE (BB EEFE (394,272) 3,230
EEHABERRBERE 15,767,388 17,513,111
KQTHEEABERAERS
& 7R 20 190,762 190,762
BB E 2 W E A
R AFEFEZ
TREEZFHE (1,556,709) (1,582,049)
A EFEE 206,627 206,627
VR 668 668
5 R % & 2,499,685 2,499,685
BRER G 138,062 138,062
D%HE% # (787,612) (335,536)
IR & K 13,232,904 13,257,387
13,924,387 14,375,606
FERER 23,253 23,224
BARESERE 13,947,640 14,398,830
kRBEE
BE 19 1,422,017 1,812,537
=L NI 21 271,219 302,344
REgR ?ﬁé&?wﬁ 21 66,148 931,848
KB FEE R 21 275 275
HEARE 4,777 9,037
EEFHIBEAE 55,312 58,240
1,819,748 3,114,281
15,767,388 17513,111




CONDENSED CONSOLIDATED STATEMENT OF CHANGES IN EQUITY
HRGEREAERBE X

For the six months ended 30 June 2022
BE-—E-_—_FEXNF=+HIAMEA

Attributable to owners of the Company

ARAEBARERF#EE

Financial assets
measured

at fair value
through other

Share  comprehensive Contribution Statutory
capital  income reserve reserve reserve
2EBEARB
AVEFEZ
RE SREEZHE EERE EEMRE
HK$'000 HK$'000 HK$000 HK$000
TET FET TRET TET
(note (i) (note (ii)) (note (iii))
(H3EEQ) ) (FEEGN) ) (B & (i) )
At 1 January 2021 R-_ZE_—-%¥—-H—H
(audited) (f&&2) 190,762 65,461 206,627 668
(Loss) profit for the period AERE (BB )R - - - -
Other comprehensive (expenses) — AEIRHEM2E (1) s
income for the period - (3,999,249) - -
Total comprehensive (expenses) AHELE () haes
income for the period - (3,999,249) - -
Transfer of reserve upon REUERER BB M
derecognition of the investment FERENRBATE
in an equity instrument measured  FEZRAT AR AR
at fair value through other BER#E
comprehensive income - 3,713 - -
Final dividend for 2020 paid ENZE_TERERKRE - - - -
At 30 June 2021 R-ZE-—FXA=1H
(unaudited) (REEER) 190,762 (3,930,075) 206,627 668
Loss for the period AHEER - - - -
Other comprehensive expenses AHEEMEE L
for the period - (6,843,026) - -
Total comprehensive expenses AHHE2EY LEE
for the period - (6,843,026) - -
Transfer of reserve upon disposals 7 11 & &8 &
of the investments in equity FEBENREATE
instruments measured at fair value 27 BAT BREE
through other comprehensive BR2REE
income - 9,191,052 - -
Unclaimed dividends forfeited B A HXZ [ ¥)
(note (v)) (P EE(v)) - - - -
At 31 December 2021 R_B_—F+_A=+—H
(audited) (BEZ) 190,762 (1,582,049) 206,627 668
Profit for the period AR ERREDE A - - - -
Other comprehensive expenses AHEEMEEX
for the period - (869,680) - -
Total comprehensive (expenses) AHEEE () KEE
income for the period - (869,680) - -
Transfer of reserve upon disposal Rt & —E BB H )
of the investment in an equity FERG AR LD T(E
instrument measured at fair value ~ FTEZBRAT AR ER
through other comprehensive B @B
income - 895,020 - -
At 30 June 2022 R-B-Z-%XA=1H
(unaudited) (REER) 190,762 (1,556,709) 206,627 668




CONDENSED CONSOLIDATED STATEMENT OF CHANGES IN EQUITY (continued)
HRGERAEZEH R (&)

For the six months ended 30 June 2022

BE-—E-_—_FEXNF=+HIAMEA

Attributable to owners of the Company

ANEHEARERSER
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 TET TR TRET TET
(note (iv))
(FFEE(iv) )
2,499,685 138,062 (317,410) 25,974,928 28,758,783 21,467 28,780,250
- - - (37,284) (37,284) 1814 (35,470)
- - 75,059 - (3,924,190) - (3,924,190)
- - 75,059 (37,284) (3,961,474) 1814 (3,959,660)
- - - (3,713) - - -
- - - (19,076) (19,076) - (19,076)
2,499,685 138,062 (242,351) 25,914,855 24,778,233 23,281 24,801,514
- - - (3,478,021) (3,478,021) (57) (3,478,078)
- - (93,185) - (6,936,211) - (6,936,211)
- - (93,185) (3,478,021) (10,414,232) (57) (10,414,289)
- - - (9,191,052) - - -
- - - 11,605 11,605 - 11,605
2,499,685 138,062 (335,536) 13,257,387 14,375,606 23,224 14,398,830
- - - 870,537 870,537 29 870,566
- - (452,076) - (1,321,756) - (1,321,756)
- - (452,076) 870,537 (451,219) 29 (451,190)
- - - (895,020) - - -
2,499,685 138,062 (787,612) 13,232,904 13,924,387 23,253 13,947,640




CONDENSED CONSOLIDATED STATEMENT OF
CHANGES IN EQUITY (continued)
For the six months ended 30 June 2022

Notes:

0]

(i)

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$1,610,066,000 as at 30 June 2022 (31 December 2021:
HK$2,484,787,000).

During the Period, the loss on fair value change from shares of
China Evergrande Group (listed on The Stock Exchange of Hong
Kong Limited (“Stock Exchange")) (stock code: 3333) (“China
Evergrande”) (“Evergrande Shares”) of approximately HK$20,299,000
(2021: HK$4,110,800,000), comprising unrealised loss of
approximately HK$35,234,000 (2021: HK$4,110,800,000), realised
gain on the disposal of certain Evergrande Shares of approximately
HK$15,189,000 (2021: no disposal) and the transaction costs of
the disposal of approximately HK$254,000 (2021: no disposal)
was recorded in financial assets measured at FVTOCI reserve. Upon
completion of the disposal of certain Evergrande Shares during the
Period, the cumulative fair value loss and the transaction costs in
the financial assets measured at FVTOCI reserve that related to the
disposed Evergrande Shares, which amounted to approximately
HK$895,020,000, was transferred to retained profits.

During the six months ended 30 June 2021, the Group derecognised
an equity instrument measured at FVTOCI, the cumulative fair value
loss of approximately HK$3,713,000 in the financial assets measured
at FVTOCI reserve that 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 the Group's 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.

BHSREREAEZEETHR (7)
B -—FE_—FNA=FHINEA

GEE

0]

(i)

MR-EBE-—F#XA=1+H tHTRARENES
BRAEMEPERFIURBAFE ([FAGEMEE
WENARBAFEDEZCMEEZ 25T
S E#B1,6100660008T (T -—F+—- A
=+—H:2,484,787,000/8JT) °

RAEE BREMAEAKEARBRAFEE
JeRmEEzRETHESRAETFRHEBRAEE (R
BEABARSGARARE ([BRAT)) EWm) (K&
BRSE:3333) ([FREIEKX])ZKG ([1EKRKE
71) 2 R EES)EE 420,299,000 T (==
——1% :4,110,800,0008 L) - BEREFHREIE
#935,234,0007% 7t (=& = — 4 : 4,110,800,000
BL) HEETEABRMZEEZRKIZY
15,189,000 L (ZE-—F - TEHE) LT E
ZRGKAKI254,0008 L (ZE - —F:WHED
B) RAHEEXNLESE TERRGR KRBk
Hip 2B EARM AT EAEZ SR EE 2 FHiE
FEBAEHEEARMNDZEZFAFEBSERR S
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FEE1EH3,713,0008 T E BB ERE G F -
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CONDENSED CONSOLIDATED STATEMENT OF
CHANGES IN EQUITY (continued)
For the six months ended 30 June 2022

Notes: (continued)

(iii)

(V)

)

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.

Unclaimed dividends forfeited represented dividends declared by
the Company on or before 15 June 2015 remaining unclaimed by
shareholders of the Company on 3 September 2021. During the
period from 1 July 2021 to 31 December 2021, unclaimed dividends
amounted to approximately HK$11,605,000 were forfeited and
transferred to retained profits.

10
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(iii)
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CONDENSED CONSOLIDATED STATEMENT OF
CASH FLOWS
For the six months ended 30 June 2022

HHSGEREERER
B -—FE_—FNA=FHINEA

Six months ended 30 June
BEAB=1+THLEAEA

Net cash used in operating activities

Net cash generated from (used in)
investing activities
Payments for investment properties
Increase in pledged deposits
Advances from an investee company

Net proceed from disposal/derecognition
of financial asset measured at fair value
through other comprehensive income

Purchase of a financial asset measured
at fair value through profit or loss
Other investing activities

Net cash (used in) generated from

financing activities

Bank and other borrowings
(repaid) raised, 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 deposit with original maturity
greater than three months

2022 2021
—E=-= —E-—F
HK$'000 HK$'000
FET FHET
(Unaudited) (Unaudited)
(REEZ) (REEEZ)
AR ERB 2B F5E (176,746) (699,232)
e (AR)REEXEBZ
REFHE
AT E Y HEKIE (134,349) (58,352)
RT3 2 38N (75,586) (115,491)
BRE—HEIRERFZ
RIE 85,050 241,600
&/ BUEERABEA
EHEABFZARBRAFE
HECEREEZAMF
FRIBFEE 206,856 48,787
EERAER AR
NTEFEZEREE - (1,166,355)
HEMiRE RS (26,474) 28,024
55,497 (1,021,787)
(AR)REMEEKZ
REFRE
(H&®)FIBRITR
H g E 558 (339,156) 880,721
THEEERE
(BHEFE) (30,322) (35,330)
AN &) - (19,076)
H gt & %755 (42,465) (50,844)
(411,943) 775,471
ReERFEFBEEBEEZ
B R ER (533,192) (945,548)
R—A—BZER&R
ReFMEIEH 2,479,874 1,618,908
[ R s HE (13,632) 2,674
RARNAZ+BHZEE R
ReFMEIEAHR 1,933,050 676,034
ReENRALEMEBAEEH
DT
EHFER - RITEBR LIRS 1,938,750 712,425
B RERBAEZR=EAZ
EHTE R (5,700) (36,391)
1,933,050 676,034
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NOTES TO THE CONDENSED CONSOLIDATED FINANCIAL
STATEMENTS
For the six months ended 30 June 2022

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 had net operating cash outflows of approximately
HK$176,746,000 (2021: HK$699,232,000) during the Period and, as
of 30 June 2022, the Group's current liabilities exceeded its current
assets by approximately HK$394,272,000. Notwithstanding the above,
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 of
preparation of these unaudited condensed consolidated financial
statements 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.

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 2022. Based on
the cash flow projections, the Directors believe that 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
2022. The management has made key assumptions in the preparation
of 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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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 2021 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, including

those which are mandatorily effective for the annual period beginning

on or after 1 January 2022 for the preparation of these unaudited

condensed consolidated financial statements:

HKFRSs (Amendments) Annual Improvements to HKFRSs
2018-2020

HKFRS 3 (Amendments) Reference to the Conceptual
Framework

Property, Plant and Equipment —
Proceeds before Intended Use

HKAS 16 (Amendments)

HKAS 37 (Amendments) Onerous Contracts —

Cost of Fulfilling a Contract

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.

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.

HKFRS 10 and HKAS 28 Sale or Contribution of Assets

(Amendments) between an Investor and its
Associate or Joint Venture?
HKFRS 17 Insurance Contracts and the related

Amendments’

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

Disclosure of Accounting Policies'

HKAS 1 (Amendments)

HKAS 1 and HKFRS Practice
Statement 2 (Amendments)

HKAS 8 (Amendments) Definition of Accounting Estimates'
Deferred Tax related to Assets and
Liabilities arising from a Single

Transaction’

HKAS 12 (Amendments)

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

2 Effective for annual periods beginning on or after a date to be
determined
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Principal Accounting Policies (continued)

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
material impact on the Group's performance and financial position
and on the disclosures. The new and amended HKFRSs may result in
changes to how the Group’s performance and financial position are
prepared and presented in the future.

Revenue

Revenue represents the aggregate amounts of commission from
brokerage, settlement charges from brokerage, cosmetics goods sold
less returns, building and property management services income,
amounts received and receivable from property rental income,
interest income from bonds and structured products, dividend income
from listed and unlisted equity investments and gain on sales of
investments held-for-trading. Revenue is analysed as follows:

TREHBE (&)

EFREAEZEFHTREERT BB BREE
Az BEZE MR REEZEN MEETER
PG A AR B2 KRB RE A A R
BREORREATE RS MEETEEMH
RELEARSERAEBRE 2 RREPBENRR
ZREEEINNTALBREE-

A

WA RELRE LERB2R58H IKRER
B2 bmmifE BFERMEEERBUA B
WREW 2 MRS BF REBEERZF
B~ B RIEEMRARE 2 IS AA K
EREEEZRENGzA @B - BADHTT
T

Six months ended 30 June
BEANA=1THLXEA

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

Recognised on over time basis
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

2022 2021
B8 —E-—4F
HK$000 HK$'000
FHET FHET
HEEAENZIA:
HERRE— 82 ZEET
&1t BR 7% R b A SR 8 B WA 7,479 8,922
R —EREFEA 2 B EHFT
BFRMESEREERA
25,151 24,490
32,630 33,412
HiRRZ WA
ER S KA 157,139 161,284
FLEUMA 13,312 201,881
—f&% (EG)) 12,896 196,046
—EEEES (M) 416 5,835
1% B A 954,104 160,751
— EWRAIEE (HREd)) 3,354 159,551
—JEEMRBRARE (HE(i)) 950,750 1,200
HEFEEEZRERS 24,241 168,839
1,148,796 692,755
W A 4858 1,181,426 726,167
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Revenue (continued)
Notes:

(i) The interest income from bonds and structured products were
derived from financial assets measured at fair value through
profit or loss (“FVTPL").

(i) The dividend income from listed equity investments with amount
of approximately HK$3,354,000 (2021: HK$3,031,000) and nil
(2021: HK$156,520,000) 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
of the Group grouped under all other segments. The segmentations
are based on the information about the operations 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

15

B ()
GEE

() BEFEEBUEERZANBRATIREEBIER
BARBRAFE (BEBEEARRAFE])
FRREZEREE-

(i) ETRAKREZREWATIRE BiEIEZEN
KMAFEAEZEREERBBEMEME
WEHURBM A EAEZERIBE €87
4953,354,0008 7T ( ZF ——4 : 3,031,000
BITIRZE(ZZE - —%:156,520,000/
JT) °

(i) FFLETRIRAKE 2 BWATIR B @BEA
EENENRRAFEFEZEREE-

EENIE

2

AEEREBET2ZE
=

RE BRI L RIORE b
EHZBENEELENR-

R
&

FEBRB A2 B -()VDEZRRESR
(VEENEEE (INEZEVEEE (VBBEE
2R ARBAFEZ ETRARE (V)&
BEEARRAFEZRE R EE MR V)
EHRE REZERRELRTE ARAEERE
RIFAEMOBZ R T ER - LD BT A TER
REBZZ2BENURAEBEREEFELARRZ
=8

TEERESHMT:
MEZRIEE - MEEER
BEMEHE
MEHRE
-ZE - XRETENEXREE
—FEE - REFTEHNEHEE
BREMEEYNE - BEEMEZEREARR
ARBAFEZ DFEZ ETERAES
ERRAKRE
BEBEARR - REFEEZEFRE:
DFEZRER BN 5 R AR E R
MEEm
FEMRE -HE - FLTEFRE:
R R AR R 7 BENBLRY
AR - ftHmAEEES-
REBTRMEEERY
AR E A



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, if applicable, their respective deferred tax.

No operating segments have been aggregated in arriving at the six
reportable segments described above.

Unallocated corporate assets mainly comprised 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.

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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Operating Segments (continued) 4, BESE(E)
Operating segment information is presented below: EEDBREMEINWNT
Condensed Consolidated Statement of Comprehensive Income HHAEEZEREREK
For the six months ended 30 June 2022 BE-—FE-_—EANF=1HI~NEA
Unlisted
Property lessing p In\éestments investments,
Property } Listed equity and treasury  investment
development 1 gﬁﬁ investments products  holding and Al other
and trading Retail ~ Non-retail _ at FUTOCI atFVIPL  brokerage  segments Consolidated
BRAMZE BBEEN
hsldRl RBATEZ FLTRE
NERR _DTfEY RER REBRE  FAEER
REE 2€ ¥2E LTRARE  HEER  BERE 28 &4
HK$ 000 HKS 000 HK$ 000 HKS 000 HK$ 000 HKS 000 HK$ 000 HK$'000
FE7 &7 A7 &7 FET &7 FEr &7
Major cash items excluding in revenue WARSZEERSER
- Hong Kong -Fk - - - 164,304 378,242 - - 542,546
- Other countries - - - - - 540,643 - - 540,643
- - - 164,304 918,885 - - 1,083,189
Revenue WA
Dividend and interest income and gain on RERHSRANR
sales of investments held-for-rading HEREEEZRENR
- Hong Kong -&# 950,000 - - - 18,537 - 750 969,287
- Other countries -EHER - - - - 22,370 - - 22,370
Revenue from external customers RENBEP ZHA
- Hong Kong &k - 16,788 62,106 - - 2,515 30,055 111,524
- United Kingdom -R - 18,825 59,420 - - - - 78,245
950,000 35,613 121,526 - 40,907 2,515 30,805 1,181,426
Revenue (excluding dividend income from WA (EERREEIR
segments of property development and NEREHRZREMA
trading and property leasing) Bab) - 35,613 121,526 - 40,907 2,515 30,805 231,426
Attributable property sales from an investee company {5~ ZRERANEHE
- Hong Kong -Ek 133,114 - - - - - - 133,114
Attributable rental revenue from associates/ EEBENA/ BRHLS
investee company L ON
- Hong Kong -&# - 8,640 22,307 - - - - 30,947
- Mainland China ~HERE - 8,759 2,900 - - - - 11,659
133,114 53,012 146,733 - 40,907 2,575 30,805 407,146
Results B3
Segment results pEEL
- Hong Kong &% 950,000 15,118 60,261 - (60,862) 1,191 18,119 984,427
- United Kingdom -& - 15,116 61,416 - - 50 - 76,582
- Mainland China LN - - - - - 3217 - 3217
- Other countries -EfER - - - - (117431) 8,829 - (108,602)
950,000 30,234 121,677 - (178,293) 13,947 18,119 955,684
Share of results of investments accounted BrolERE ARREL
for using the equity method B
- Attributable gross income -ERRAEE
- Hong Kong -&E - 8,163 2,142 - - - 1,019 31,384
- Mainland China -HEARE - 8,759 2,900 - - - - 11,659
- Attributable operating cost -ElREERA
- Hong Kong &5 - (129) (4,781) - - - - (5,510)
~ Mainland China - - (6,315) (1,659) - - - - (1974)
950,000 40,112 140,279 - (178,293) 13,947 19,198 985,243
Other income HipleA - - 130 - - - - 130
Finance income BIIA - - - - L] - - N
Share of results of investments accounted BENEREARREL
for using the equity method L
- Income tax and others -FERRAR - 4,973 798 - - - (219) 5,552
950,000 45,085 141,207 - (178,261) 13,947 18,979 990,957




Operating Segments (continued)

Condensed Consolidated Statement of Comprehensive Income

(continued)

For the six months ended 30 June 2022

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

ANEAR
APDEZRAREE
ANEZHBER
R
FERER

FRARBAELE
FHHzBERA
IRFREAEA

~RENEIRERATERD
(BEEERREAE

REZ%E)

-ERRERY

FRARBAELE
FHE2ER

FRARBAELE
FHEzROER

Property

development

and trading
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4. BEIER(HE)
BHEE2ERERE (£)
BE-—E-—FXNA=1+HILAEA
Unlisted
Property lessing Listed oquit In\éetstments in_vestn:entsé
isted equity and treasury  investmen
%gﬁg investn?ent! producg holding and Al other
Retail ~ Non-retail  at FVTOCI at FVTPL  brokerage ~ segments Consolidated
BRHMEE BEEHEN
WEURR RBRATEZ FLTRE
_RYE; RE&R REBRR FEEM

2E *2€ LakikE HEER BERE 28 &4
HK$'000 HK$ 000 HK$'000 HKS 000 HK$000 HKS 000 HK$ 000
Fér Fé7 Fér FEr FEr FEr Fér
(167,921)
(54,861)
(10,086)
(29)
758,060
112,681
(204)
870,537
758,060




4.

Operating Segments (continued)

Condensed Consolidated Statement of Financial Position

At 30 June 2022

Assets

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

Investments accounted for using the equity method

- Hong Kong

- Mainland China
Advances to associates

- Hong Kong

- Mainland China

Reportable segment assets
Unallocated corporate assets

Consolidated total assets

Liabilities

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

Reportable segment liabilities
Unallocated corporate liabilities

Consolidated total liabilities

Additions to non-current assets
(other than financial instruments
and deferred tax assets)

%E
AERE
~5%
-8
~HEAR
~2E3
WRREAE R
-5%
~HEARE
BRBEATRE
-5
~HBARE

IERNREE

ADEZRREE

FREERE

af
RAR
-Bi
- %M
~mEAE
-EpEX

TERNRAE

v PANCE-

FREEEE

FROEERE
(SHIARER
REEERI)

4. EEIE(#E)

RS M BRI | *E
R-E-Z—FANA=1AH
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Unlisted
, Investments  investments,
Property P'°P°’¥ leasing |isted equity and treasury investment
development NEEE investments products  holding and All other
and trading Retail  Non-retail _ atFVTOCI ~ atFVIPL  brokerage  segments Consolidated
BBAMEE BBAREN L
WEURR RBRATEZ FLTRE
UET: _D¥EZ RER REBRER FREER
RER 2& *2€ LakikE HEER BERY 28 G4
HK$ 000 HK$'000 HKS 000 HKS'000 HKS 000 HK$000 HKS 000 HK$ 000
Fér Fér Fé7 Fér Fiér Fér FiEr Fér
294,304 1,881,883 6,285,093 180,233 438,900 31712 216,746 9,614,871
- 910,931 5,839,018 - - - - 6,749,949
219,195 - 28,968 - - 663 - 309,426
- - - - 293,708 3n,m - 665,479
50,957 379,994 1,632,759 - - 1,114 9,069 2,074,493
- - 91 - - - - 9
1,924 - 140 - - 3 1,225 3292
- - 58,809 - - - - 58,809
626,980 3,172,808 13,844,878 180,233 732,608 691,863 227,040 19,476,410
124,455
19,600,865
35,895 15,525 101,112 27 188 13,412 5,558 mmni
- 13,364 160,226 - - - - 173,590
2 - 34 - - 2 - 8
- - - - 2,166 3 - 2,169
35937 28,889 261,372 27 2,954 13,417 5,558 348,154
5,305,071
5,653,225
- 2,948 141,718 - - 45 8



Operating Segments (continued)

Other Material Items
For the six months ended 30 June 2022

Interest income F B A
Finance income (costs) FBWRA (ER)
Net income (expenses) WA (FXZ) %%
Depreciation of: e
— Property, plant and - BER
equipment &
- Right-of-use assets —(ERREEE
Fair value changes on KREWMEZ NFE
investment properties o)
Share of results of investments 1 LA # 2554 AR
accounted for using REZEE
the equity method
Income tax expense FTigfiM X
Non-controlling interests FEIE R &

4. EEIE(#E)
HittEEAREHE
BE—E__—FAXA=+HILENEA
Condensed
Adjustments Adjustments consolidated
for for major statement of
Reportable unallocated non-cash comprehensive
segments items items income
Ko #EE TRFRE LEE
2K/ ZRE HEZHAE ZEWREERER
HK$'000 HK$'000 HK$'000 HK$'000
FET FHET FET FET
18,186 - - 18,186
32 (54,861) - (54,829)
18,218 (54,861) - (36,643)
- (36,618) - (36,618)
- (30,073) - (30,073)
- - 104,400 104,400
35,111 - 8,281 43,392
- (10,086) (204) (10,290)
- (29) - (29)
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4. Operating Segments (continued)

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 held-for-trading
- Hong Kong
- Other 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)

Attributable property sales from associates/
investee company
- Hong Kong

Attributable rental revenue from associates/
investee company
- Hong Kong
- Mainland China

Results

Segment results
- 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
- Hong Kong
- Mainland China
- Attributable operating cost
- Hong Kong
- Mainland China

Other income

Finance costs

Share of results of investments accounted
for using the equity method
- Income tax and others

4. EEIE(#E)

BHRGEEZHWERE
BEr T -—FNNA=1+HIEANEA
Unlisted
Prover Ieasmg d |ﬂ\é€5tmeﬂt5 investments,
Property Lo 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
BALHRE Lﬂmmu
WalRE R IHEZ FEmRA:
ES NTEZ RER REBRR  MEHEL N
REE e ¥TE EmRARE ﬁTéEm BERB bE Fa
H/(M 0 HK8000 HK$ 000 HKS 000 HK$ 000 HKS 000 HKS 000 HK$000
- FET FET FET FET FET FET FET
WAz EERSER
-Bk - - - - 1,292,635 - - 1292635
-HbER - - - - 2157244 - - 2157244
- - - - 3449879 - - 3449879
B A
RELMEBANE
MEREEE 2 RENR
-Bk 500 - - 156,520 175,578 - 700 333,298
-Hib AR - - - - 198,173 - - 198,173
RENBEP ZHA
-Ek - 18,400 64,434 - - 3,980 29432 116,246
-3 - 17218 60,843 - - - - 78,061
-RE KK - - 389 - - - - 389
500 35618 125,666 156,520 373,751 3,980 30,132 726,167
WA (MEERREEIR
NEREHRLREMA
M\ ) - 35618 125,666 156,520 373,751 3,980 30,132 725,667
BENE/BIRED
%iﬁ‘i
-& . 2,016,305 - - - - - - 2016305
YNV S
%ﬁiuﬁu\
-Ek - 9,080 21626 - - - - 30,706
-hEAE - 15,501 4113 - - - - 19,614
2016305 60,199 151,405 156,520 373,751 3,980 30132 2792292
-k 500 16,779 61,053 156,806 (31923) 2,639 18378 24232
— 5 - 12976 422 - - 5 - 60,203
-hEAE - - 314 - - 1492 - 1,806
-HfpER - - - - (15992) - - (15992)
‘ 500 29,755 108,589 156,806 (47915) 41% 18378 270,249
%u%wﬁ&éz
E
-EENEHEFE
-E# 4,994 - - - - - - 4,994
EEUAEE
—%ﬁé - 8,461 21,496 - - - 1,104 31,061
—HEIAR - 15,501 4113 - - - - 19614
-EEEERE
&5 - (622) (2,863) - - - - (3,485)
—hEAE - (8,374) (1,698) - - - - (10,072)
5494 471 129,637 156,806 (47915) 4136 19,482 312,361
HiplA 7059 3,059 436 - - - - 10,554
SBER - - - (5,549) (4,321 - - (9,870)
%gw& BEARREZ
-FEHRER (1,226) (18393) (5,753) - - - a77) (25,549)
11,327 29,387 124320 151,257 (52,236) 4136 19,305 287496
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Operating Segments (continued) 4, BESE(E)

Condensed Consolidated Statement of Comprehensive Income BRGRE2ERBE®RR (&)
(continued)
For the six months ended 30 June 2021 PR —F-—FNNA=1HI~EA
Unlisted
p m/ \easmg ’ |ﬂ\é€5tm€m5 investments,
Property foperty 'eas Listed equity ~ and treasury ~ investment
developﬁwent Eﬂ%ﬁ%\ investments products  holding and All other
and trading Retail Non-retail at FvT0dl at FVTpL brokerage segments  Consolidated

BEdWEE @Rl

‘ WEIER REATEZ FLTRE:

NELR , . AT@z  RER REZRR  FAEAR

REE T #TE LvHARE  HAES  MOBE 5B B4
HK$ 000 HKS000 HK$ 000 HKS000 HK$ 000 HKS @00 HKS Z)OU HKS @00
T#r  TEr  TEr  FAr At TEr TRt Fhn

g
=

Unallocated items v L
Unallocated corporate expenses, net LE PANGIES 32 (195:337)
Unallocated finance costs ANEZHBER (445585)
Income tax expense FiERRY (8830)
Non-controlling interests FERER (1814)
Operating profit for the period ENEEEARL
attributable to owners of the Company RHHz LR 76,930
Share of realised fair value changes on disposal of R A EZE (T —HBE LA
an investment property of an associate SHE-ERENEY
recognised in current period EERATERY 125
Major non-cash items IEHREER
- Unrealised fair value changes on investment ~~ ~ &M% 2 RERATEZY
properties (including share of resuls of (REEEIREENE
investments accounted for using REZEE)
the equity method) (114339)
Loss for the period attributable to AREHEEAEL
owners of the Company E:- 1o (37,284)

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

Operating profit for the period KRTHE AR
attributable to owners of the Company KR B R 76,930
Share of accumulated realised fair value B -BRELARLE
changes on disposal of an investment —BRENEZ
property of an associate ZRCHBATESD
- Recognised in current period -RAHRER 125
~ Recognised in prior years -RBEFEED 832

Core profit for the period attributable to AREHEEAEL
owners of the Company KB 2B ER 77887
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4.

Operating Segments (continued)

Condensed Consolidated Statement of Financial Position

At 31 December 2021

Assets
Segment assets
- Hong Kong
- United Kingdom
- Mainland China
- Other countries
Investments accounted for using the equity method
- Hong Kong
- Mainland China
Advances to associates
- Hong Kong
- Mainland China

Reportable segment assets
Unallocated corporate assets

Consolidated total assets

Liabilities

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

Reportable segment liabilities
Unallocated corporate liabilities
Consolidated total liabilities

Additions to non-current assets
(other than financial instruments
and deferred tax assets)

%E
HEEE
-5%
-8
~hEAR
-£4B%
WEEEAEZRE
-53
AR
BHBEATN
-54
~HBARE

ADEZRREE

~mEAE
-EpEX

TERNRAE
v PANCE-
FREEEE
FROEERE

(SHIARER
REEERI)

4. EEIE(#E)

Fﬁﬂﬂﬁ B # AR R &

K= —F+-—HA=+—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
BRAMERE Lﬂ%mu
HENRE R HEZ FEmRA:
ES RTHEZ RER  REBRE FRLL .
KEE g ¥TE FHRARE ﬁTéEun BERE L e
HKSOOO  HKSOOD  MKSUO  HKSODO  HKSOOD  HKSOOD  HKSOOO KGO0
BT AT TET FET TET FEr FiET FEr
1,080,356 1,786,593 6,917,591 407388 366,326 300,797 209,605 11,068,656
- 1,006,804 6,139,358 - - - - 7,146,162
290,093 - 28,790 - - 680 - 319,563
- - - - 341,798 426,427 - 768,225
49,246 427,869 1,605,929 - - 1,788 10,173 2,095,005
- - 91 - - - - 9
1912 - 127 - - 3 1,224 3,266
- - 46,794 - - - - 46,794
1,421,607 3221266 14,738,680 407388 708,124 729,695 221002 21,447762
149,308
21,597,070
35939 22,182 114,854 27 4,346 10922 6,160 195,030
- 15,539 176,054 - - - - 191,593
47 - 35 - - 2 - 84
- - - - 6 6 - 12
35986 38,321 290,943 27 4352 10930 6,160 386,719
6,811,521
7,198,240
- 20,157% 382,900* - - 282 335
*

* included the acquisition of investment properties of Pinwheel
Investments Limited through acquisition of a subsidiary
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Operating Segments (continued)

Other Material Items

For the six months ended 30 June 2021

Interest income
Finance costs

Net income (expenses)

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

WA (RX)FE

e !
-NE BER
B
~FRELE
BEMEZATE

S

BENEREAK
REZ%E

FrighRx
SRR

4. EEIE(#E)

HihEREH
BE—FE - —FNA=AFHiINEA

Condensed

Adjustments Adjustment Adjustments consolidated

for for realised for major statement of

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

EER Tz

ROWIEE AYEZE FHEIER BREA

Qe ¥ B ZBE AR PEMERE
HK$'000 HK$000 HK$'000 HK$'000 HK$'000
FET FET FHET FHET FHET
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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5.

Other Income 5.

Included in other income are: Hup g A B4E

Rental services income THERB WA

Leasing administration services and TEHBIT RS
property administration services income METB R KA

Advisory and consultancy services income 5 ) N B R PR S LA

Consultancy fee income FER B U A

Government subsidy — Employment Support BT AE— [RHEE ] 52
Scheme (note) (HMF5E)

Overprovision of reinstatement costs AR EZ EEKER
in respect of leased properties A

Overprovision of costs M—IBERIEE 2R
in respect of a development project HBEE R

Dilapidations settlement received from tenant BB M A P U EL 2
in respect of properties in the United Kingdom £

Ht A

Reversal of allowance for credit losses recognised FtFEUW Z S ERE R 2 Z E K18

in respect of trade receivables, net BERRAZERE
Exchange gain, net BE i W 5 R

Note: During the Period, the government subsidy was granted
under Employment Support Scheme which aims to retain
employment under the Anti-epidemic Fund of the Government
of Hong Kong Special Administrative Region of the PRC.
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Six months ended 30 June
BZXA=1+RHIEAEA

2022 2021
—E-= —E-—4F
HK$’000 HK$'000
FET FET
1,701 1,590
2,327 2,529

19 15

- 3,932

1,139 -
1,200 -

- 7,059

130 436

- 3,046

- 4,128

KA BFMRE TR B+ B & B
TBRRBFZEREES T [RILE] &
Bl 2R BERFHRE-



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

Net gain arising from change
in fair value of structured products

Unrealised loss arising from change
in fair value of investments held-for-trading

Unrealised gain arising from change
in fair value of club debentures

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

Interest income from other financial assets

6. REMXFH

Six months ended 30 June
BZXA=1+RHIEAEA

2022 2021
—E-= —E-—4F
HK$'000 HK$'000
FET FET
BBEZARBATFEFEZ
TREE:
BEZATFEEGMELEY
REIREE (90,525) (309,181)
BHEzATFEEGMELEZ
B8
—RFEEZH 179 2,108
—[EH Fin &g 76 209
BEZATFEEIMEELEY
EEFEE (90,270) (306,864)
HEEEERZATEEZEHMELEZ
REF W (E5E) 260 (1,112)
EEEERZATEEZESMELEY
B0 W 120 1,543
EEMERZATFEESMEEZ
W F 5 380 431
BIEESE 2R EZ A FEES
inE 4+ 2 RE R EE (122,895) (100,847)
CEEFZATERSMEELEZ
REF W 170 200
BBERARBAFEFEZ
CREE/BE:
BBy A TFEESMELE Y
REIH W R 3,490 816
BB ATEESMEE Y
BEER (FE) ke (1,623) 111
BEEB A TFESESMEEY
I & F 58 1,867 927
HiEBERA (FX)F8E 2,414 (14,100)
Hihem&E 2 F WA 4,255 1,904
(204,079) (418,349)
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7. Finance Costs 7. HMXKEAHR

Six months ended 30 June
BZXA=1+RHIEAEA

2022 2021
—E-= —E-—4F
HK$'000 HK$'000
FHET FET
Interest on: A
Bank borrowings RITIEE 43,718 40,782
Other borrowings HEmEE 5 7,138
Lease liabilities HEAE 424 1,082
Total interest B Aa%E 44,147 49,002
Exchange loss on translation of HNEESRIT R EMIEE 2
foreign currency bank and M W B8 H 58
other borrowings, net 5,115 3,162
Other finance costs EmB%ER 6,812 3,468
56,074 55,632
Less: Interest capitalised to investment W BARERERREME
properties under construction BEARMb 2z F & (1,245) (1,177)
54,829 54,455
During the Period, the Group has capitalised borrowing costs at a rate RABHE AEEEEFMERIE(ZFT = —
of 1.399% (2021: 1.329%) per annum, amounting to approximately FIRE)FERZTECEBEEERALZEE
HK$1,245,000 (2021: HK$1,177,000), on qualifying assets. R 7N 41,245,000 7C (=8 = — 4 : 1,177,000

JL) °
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Income Tax Expense 8. FMEHMAX
Six months ended 30 June
BEXNA=1+HLAEA
2022 2021
—ZE-= —E-—F
HK$’000 HK$'000
FET FHET
The charge comprises: XHBHE:
Current tax: B HRE
Hong Kong Profits Tax BEEMEN 1,897 4,759
Other than Hong Kong BB AN 2 7,727 7,702
9,624 12,461
Underprovision in prior years: MEFERENR -
Hong Kong Profits Tax EBNEH 62 -
Deferred tax: IRIETTIA -
Current period charge (credit) RNEAE I (& m) 604 (3,631)
10,290 8,830
Under the two-tiered profits tax rates regime, the first HK$2,000,000 BEFSHMAS 4 EKEEEEH2,000000
of profits of the qualifying group entity will be taxed at 8.25%, and BT 2w N R B E8.25% R - i B iR
profits above HK$2,000,000 will be taxed at 16.5%. The profits of 2,000,000/ 7T 2 4 ) #& 12 Bt T 16.50% % Fi o T 7F
group entities not qualifying for the two-tiered profits tax rates regime EFNENHMARG s EEER RN ELE B E
are taxed at a flat rate of 16.5%. The PRC Enterprise Income Tax for 16.5%RB-HBEMB AR 2P BEMEMGHTD
the PRC subsidiaries are calculated at the PRC Enterprise Income LR EMEMBHE250% (=T = —4F:25%) 5t
Tax rate of 25% (2021: 25%). The Group is subject to tax rate in o REBPRBIERE19% (ZTE_—F:19%)
the United Kingdom at 19% (2021: 19%). Taxation arising from AR HthRERRESE 2 HIBENIREMEREER
other jurisdictions is calculated at the rates prevailing in the relevant ZHRITHEGFH -

jurisdictions.
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Profit (Loss) for the Period

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

Total staff costs:
Staff costs, including Directors” emoluments
Retirement benefit scheme contributions, net
of forfeited contributions of approximately
HK$104,000 (2021: HK$166,000)

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

Auditors’ remuneration for non-audit services:
Auditors of the Company

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

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

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

— Share of tax of associates

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. AHMEFN (FE)

AEREETN (E18)
2 (k) Et A

BB A 4a%E
EBEXAA (BREEHS)
ROREFFT 845 kR
B2 I £ 58 49104,0005% 7T
(ZZF = —%:166,000/87T)

ZBURTS 2 BN
AR Bz 2D
— R HAfE
H 12 2RED
— A HAfE
—-BEFERBETR

BRI 2 ZBE M2
R R BED

rE:
—-ME BERRME
—EREEE

[E B 1RF
RHMEEZHERAX
HE LA m Z AR

BHARBEEARKE ZREA
(BaF A B G AR R A AR
wEZEE)

—HHBERRREA

HERIFEEZREZ
CIREE e EoE
HERIFEEZREZ
FREE
HERIFEEZREZ

R B
AFABARZHERIEEEZ
RE W
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Six months ended 30 June
BZXA=1+RHIEAEA

2022 2021
—E-= —E-—4F
HK$’000 HK$'000
FET FET
(77,025) (71,871)
(4,314) (3,939)
(81,339) (75,810)
(1,050) (1,032)
(143) (135)
(33) M
(1,226) (1,168)
(100) -
(36,618) (25,023)
(30,073) (34,892)
(66,691) (59,915)
(190) -
(504) (170)
(3,001) (2,210)
(4,188) (5,202)
853,099 3,272,416
(827,087) (3,097,997)
(1,771) (5,580)
24,241 168,839




9.

10.

Profit (Loss) for the Period (continued) 9. AHEER (FE) (&)

AERE A (ER)
2 (BRI A (&)

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

Gross rental income from investment properties X&YW W A A
Less: Direct operating expenses from investment & : AEIBELH S WA Z
properties that generated rental income REMEBEERERX
during the period
Direct operating expenses from investment
properties that did not generate rental
income during the period

AHEYEELESWAZ
REMEEERRLEMAX

ATIRE (FEEREE)

(Allowance for credit losses) reversal of

allowance for credit losses recognised, net BEzEBERE
in respect of: MR HE

—EHFZREFE
—ERE SRR

— BT E R BRIR

— Interest receivables from bonds
— Trade receivables
— Advances to associates

Dividends 10. KB

W T —FRERE
(ZE2E=ZF - FR1BW)

No final dividend for 2021
(2020: HK1 cent per share)

The Board has resolved not to declare any interim dividend for 2022
(2021: nil) after interim period end.
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Six months ended 30 June
BZEAXB=1+HIEXMEA

2022 2021
B8 —E-—4F
HK$’000 HK$'000
FET FHET
157,139 161,284
(3,701) (5,857)
(1,527) (17,083)
151,911 138,344
(4,485) (7,448)
- 3,046
- (38)

Six months ended 30 June
BZXA=1+RHIEAMEA

2022 2021
B8 —ET-—4F
HK$'000 HK$'000
FET FHEIT

- 19,076

EEgRFPHBRERATEREMN_T ==
PHIRE (T —F &)




11.

Earnings (Loss) per Share

1. B8REN (FB)

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

Earnings (loss):
Earnings (loss) for the purposes of
basic and diluted earnings (loss) per share

Profit (loss) for the period attributable to
owners of the Company

Number of shares:

Weighted average number of ordinary shares

Six months ended 30 June
BEANA=1THLXEA

2022 2021
—E=-= —E-—4F
HKS$'000 HK$'000
FET FHEIT
BF (BE) !
AEERERAREERN (FBE) 2
B (&)
NARHE AEGEREEZ
wm A (EE) 870,537 (37,284)
Number of shares
RHHE
Six months ended 30 June
BZEXB=1+HIEXMEA
2022 2021
—E- 8 —E-—4F
B BE

FEEREAREERN (BE)Z

for the purposes of basic and diluted T IR N E S B

earnings (loss) per share 1,907,619,079 1,907,619,079
Diluted earnings (loss) per share for the six months ended 30 June HE-_Z - —FR-F-—FA=THILE
2022 and 2021 were the same as the basic eamnings (loss) per share A BRARFWEBEELBR 2T QL
as there were no potential ordinary shares of the Company in issue MIESEz BiR#EERN (EE) BgRERERTF

during both periods.

(E18) MR -
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. Investment Properties

Fair value DFE

At 1 January 2021 WZZ-_—F—H—H

Acquisition of assets through BRWE-FHEMNEAT
acquisition of a subsidiary Wi & &

Construction costs incurred A 2 R
Transfer to property, plant and equipment BREENE HEREE
Transfer to properties under construction EREEEDYE
Exchange adjustments BE 3, 3 B
Decrease in fair value recognised in the Rizaz KR
consolidated statement of WERPHER
comprehensive income REERD
— unrealised —RER
At 31 December 2021 RZZE-_—F+=ZA=+—H
Additions NE
Construction costs incurred B 7 BENRK
Exchange adjustments PE 5 5 B
Increase in fair value recognised in the RERES 2 E RS
condensed consolidated statement of BERP R
comprehensive income NSRRI
— unrealised - RER
Carrying amounts RREE

At 30 June 2022 RZBZZFXA=1H
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.

As at 30 June 2022, property valuations in respect of the Group's
investment properties in Hong Kong, Mainland China and the United
Kingdom were carried out by LCH (Asia-Pacific) Surveyors Limited
("LCH (Asia-Pacific)”) (31 December 2021: investment properties in
Hong Kong, Mainland China and one of the investment properties
in the United Kingdom were carried out by LCH (Asia-Pacific), the
remaining investment properties in the United Kingdom were carried
out by Peak Vision Appraisals Limited (“Peak Vision Appraisals”)),
independent qualified professional property valuers. 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 property valuers
about the appropriate valuation techniques and key inputs for Level 3
fair value measurements.
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12. REYE

Properties
Completed under
properties construction Total
BRI BERYE BmE
HK$'000 HK$'000 HK$'000
TET TET TET
13,462,283 911,000 14,373,283
160,959 - 160,959
- 214,409 214,409
(42,717) - (42,717)
(3,266,141) 3,266,141 -
(55,899) 18,742 (37,157)
(277,134) (1,099,482) (1,376,616)
9,981,351 3,310,810 13,292,161
15,571 - 15,571
- 124,440 124,440
(418,185) (257,676) (675,861)
1,212 103,188 104,400
9,579,949 3,280,762 12,860,711

REBEMAERALEENARDE SN E RIEE
ZHERBDERAAFEEANE XDBRIIE
BEMEANK-

RZBEZZFXNA=TH XEEUREFE +
BAERABZEENEAFBRTAEMERA
B (THMEITAEM ) ETYERE(ZT-_—F
+ A=+t—B URBERERPEAREZREDE
ARER—BURER 2R EYERFIRITRE
EDETTHEME RB TUREEZREMEHS
BHGEERQR (DREFHDETHERE)
BB AEREXRMEMLER - HEMTHITAF
AR B E 2 &R -

RBERR AEE ERERBYSEREEY
EEEMTREESBZHERMTRE=ZRAF
BtEZTEBE-



12. Investment Properties (continued)

The valuation reports for the investment properties as at 30 June
2022 were signed by the director of LCH (Asia-Pacific) (31 December
2021: the respective directors of LCH (Asia-Pacific) 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" published by The Hong Kong Institute of
Surveyors and/or “International Valuation Standards” published by the
International Valuation Standards Council (31 December 2021: also
included “The RICS Valuation — Global Standards issued November
2021" 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 and reversionary yield
rate. Judgment by the valuers is required to determine the principal
valuation factors, including term vyield rate and reversionary yield
rate. Such vyield rates were adopted after considering the investment
sentiments and market expectations of properties of similar nature.
Direct comparison method assumes each of these properties is
capable of being sold in its existing state with the benefit of vacant
possession and by making reference to comparable sales evidence as
available in the relevant markets. Combination of direct comparison
method and investment method takes the valuation results of the
direct comparison method and investment method when arriving
at the fair value of the properties. 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 26.

Recurring fair value measurements: REMHATVETE:
Completed properties ER I
Properties under construction B

At 30 June 2022 R-ZZE-—fXA=+H

Completed properties % ES
Properties under construction EEmh %

At 31 December 2021 RZZE-_—F+=-A=+—H
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12.

Fair value

9,579,949 - -
3,280,762 - -

REWE (&)

RZFEZZ_FRNAZ+H BEMEZHERSH
FBETAEMzES (ZE—F+A=+—
H:BA®RTIHEMEEETHSTAZES)E
B HEABSNEMESTE R HEREA
EffZ2egeB -ZSHENETESIEMEe
FrEmz [EEIEMBeFHEN ST _5F]
&/ SBEGEAIREGHEM 2 [ERFEE
Bl (ZEZ—F+-A=+—H:B0EExRE
FRHEmMB2gMmEMZ [EREBHFIEMEgH
E-2HEIR T - —F+—AEM])#ETT-

BREEMEZAFERSHBEPRRREETE
WERANRE R BRLEER RFBREBE (&
ERBRME) MIEREE - REETDEREEARL
HEWA - WIAHBHY R RREEZ G R —
ZIFERZA/KE  ARBEBERR - FEK
BMEZAFERBR (RFEF)RERNMRL
HEBA  BHOMBR 2 @DHE BRI TSR
REFHOMBEZBRAZBREEFDHE-
RETIEMERX (BEEOHRZEHRER
1B 57 3R K ) By 78 iy (B A 1 10 ) - VIR 8
EHRERHDERRERALTSHBULEYE
ZIEH - ERLEERRZEMES AR AERR
FHERSREAT S LAIHERZEEER-
RRERLBOERREZZEHBHMEZAF
B DEELEEARREEZZEEEZR -HIZQF
BzEEPREMENS  HAFETARKREE
EEBNREERRR ZMERENBRMEFT AR
ZERRABBARERAZERRFBZES
ZRMEE

TRERREMRARTEFEZREMEZ=
Bogd (ERRBEMBRELEANEIZHR[2F
BFtE ] MAME261EE — 5 ) 5T e

Level 3
E=K
HK$'000
FET

Level 2
BEZR
HK$'000
FEr

Level 1
E—®
HK$'000
FEr

DFE
HK$'000
FEr

9,579,949
3,280,762

12,860,711 - -

9,981,351 - -
3,310,810 - -

12,860,711

9,981,351
3,310,810

13,292,161 - -

13,292,161



12. Investment Properties (continued) 12. REWE (&)

Details of valuation techniques used and key inputs to valuation on RBEMRIERE=ZRRATEAEBZREME
investment properties which are categorised as Level 3 fair value ZEEMERZHRMEEZE8IE ZFBNOT

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

Significant

Fair value Valuation techniques unobservable inputs Range
AVE RERN EXFTEEYE €E
30 June 31 December
2022 2021
—E-CE —E-—F
RAE+H FTZA=+-AH
HKS$'000 HK$ 000
FE7T FET
Properties held for investment 5,589,600 5,687,300 Combination of direct (1) Reversionary yield; 2.40% to 3.40% (31 December 2021:
in Hong Kong comparison method and EEOHRE: 2.10% to 3.50%)
AREBEBZBERENE investment method 240EZ340E (ZE-—F+-A=+—H:
BRLBERREEZ A 2.10E£3.50E)
(2) Market rent per square HK$32 to HK$277 (31 December 2021:
foot; and HK$33 to HK$300)

BIFReMBEE R BRE277ET (ZF=—F
+ZA=+—-HB 3381 E300%T)
(3) Selling price per square  HK$57 to HK$22,747 (31 December 2021:

foot HK$58 to HK$138,300)
BYRRZE®E STRLERTATEL (ZE=—F
+ZA=+—B:58E1E1383004T)
Properties under construction 779,800 776,600 Residual method (1) Selling price per square  HK$12,400 (31 December 2021: HK$13,000)
in Hong Kong FBEES foot; and 1240087 (Z2=—4+-A=+—A:
UREEZEBHYX BYARZEE: R 13,000/ 7T)
(2) Estimated HK$807,000,000 (31 December 2021:
redevelopment costs HK$800,000,000)
et ERKA 807,000,000 7T (ZF=—4
+= A =+—H:800,000,000% )
Properties held for investment 3,961,666 4,265,430 Combination of direct (1) Reversionary yield; 3.60% (31 December 2021:
in the United Kingdom comparison method and EHEERE: 2.75% to 4.75%)
AREAZHERENE investment method 360 (ZE-_—F+-A=+—8:
BERUBERRAEZAH 275EZ4.T5E)
(2) Market rent per square Pound Sterling ("GBP")5
foot; and (31 December 2021: GBP4 to GBP10)

BERRzTSAS R SEE([£E])
(ZZ=—F+=A=+—H:
YEBEI0HE)
(3) Selling price per square  GBP1,790 to GBP2,970

foot 1,790% 8522 9704 £
BYARZEE
Properties under construction 2,500,962 2,534,210 Residual method (1) Estimated GBP561 (31 December 2021: GBP561)
in the United Kingdom MpEEEA redevelopment costs  561HE (“F-—F+-A=+—H:
NRERZRERY % per square foot; 561485)
BYARZMEHZER
A
(2) Market rent per square GBP3 to GBP5 (31 December 2021:
foot; GBP3 to GBP5)
BYARzmSES: 3EHESEF(CTZ--FF-A=+—H:
IRFERSHE)
(3) Discount rate; and 5.0% (31 December 2021: 4.5% to 5.0%)
BERE R S0E(ZE=—F+-A=+—-H:
45EZ5.0F)
(4) Long-term growth rate 2.0% (31 December 2021: 2.0%)
REERE 20B(ZF=—F+Zf=1-H:20E)
Properties held for investment 28,683 28,621 Direct comparison method Selling price per square metre  Renminbi 100,600 (31 December 2021:
in Mainland China EREEE BERKRZER Renminbi 96,200)
URPEAAREZBERENE AR#100600 (ZZ=—45+ZA=F—H:
AR#96,200)
Total 12,860,711 13,292,161
#E
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12. Investment Properties (continued)

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 and selling
price per square foot/square metre is the market selling price taking
into account the direct comparable market transactions to the related
properties. Estimated redevelopment costs are the total costs to
complete the properties. Discount rate applied reflects the current
market assessments of the time value of money and the risks specific
to the property. Long-term growth rate is based on the relevant
industry growth forecasts.

The fair value measurements are negatively correlated to the
reversionary yield, the estimated redevelopment costs and the
discount rate, while positively correlated to the market rent per square
foot, the selling price per square foot/square metre and the long-term
growth rate.

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

At the beginning of the period/year RERH,F 4]

Acquisition of assets through acquisition of

a subsidiary WHEEE
Additions NE
Construction costs incurred B BREKAK

Transfer to property, plant and equipment
Transfer from Level 2 (note)

Exchange adjustments FE 3 B
Increase (decrease) in fair value recognised RérE 2E =
in the consolidated statement of WERPER

comprehensive income
— unrealised — kI

Carrying amounts REE
At the end of the period/year REARFEX

Note: During the year ended 31 December 2021, certain properties
were transferred from Level 2 to Level 3, which was due to
the lack of observable market data, resulting from a decrease
in market activities for these investment properties. The
Group's policy is to recognise transfers into and transfers
out of Level 3 as at the date of the event or change in
circumstances that caused the transfer. Other than the above
mentioned, there were no transfers into or out of Level 3 fair
value measurement during the period/year.

In estimating the fair value of the properties, their current use equates
to the highest and best use of the properties.
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12. REWE (&)

EREHREEF REBEEESWAERNE - MEEE
RERTABHZLLE - §FHR2MIHHEE 05
RERNEZTSAIHERLBRR 5B H2ME
Be MBFHRFIAKZEETIF RABEYE
ZHGAHERLBRSEHZMSEB - h5t2
ERRARTIRTRYE 2 B - TR 2 BhIR &
[RBRIRES T 5 B s T BB R R 2 B R e T
B RHBEERTDEREBITE R RN -

ATEH BRERERE (552 ERKARAER
ERRL MESTHRZ DA SFHFR,/
Tk EER R R R BRI

SERAE=HATEI B2 RENERBR,/ 5
Mz 2B

30 June 31 December
2022 2021
B8 —E-—4F
~NA=+H +=ZA=+—H
HKS$'000 HK$'000
FET FET
13,292,161 13,531,005
- 160,959

15,571 -
124,440 214,409

- (42,717)
- 725,021

(675,861) (37,957)

104,400 (1,258,559)
12,860,711 13,292,161

—
E=1113
A

P REBEE - F+-A=+—HILFE"
AETYERE _FERETFE=H AR
AERMISEE L HREEREDE
ZTHISENRDTR c AEBZBURARNE
BEBE s EHRBERARE Y ARERE=
WA R A FRT - REIRE
N B=BATEFTEINEE AL -

REER®Z-



13. Investments Accounted for Using the Equity Method 13. WEREARZRE
30 June 31 December
2022 2021
—Eg-= T4
ANRA=+R +ZA=+—H
HK$’000 HK$'000
FET FHET
Interests in associates: NS o
Cost of investments in associates BEBERRKAR
— unlisted —3EETH 1,204,736 1,204,736
Share of post-acquisition profits/losses and B RRETBR R
other comprehensive income/expenses, Hih2mas,
net of dividends received RN o 869,848 890,360
2,074,584 2,095,096

14.

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 2022 and 31 December 2021, the investment
properties held by the Group's principal associates were revalued by
LCH (Asia-Pacific). LCH (Asia-Pacific) 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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14.

BN —RBERE 2B HIA
BABERR 2% B HA

ARBRBAEFEREBERNRHRHE D BERE
REFRITERE 2 HER - MIFERA QU LHER
RHERBYIAEREXAEMET  YERAE
Bz aMBERRBRRAERRSAEREARLZ
BRERMBERAE

R-E - —FRXA=+HAR-_T-_—F+_AH
=t H AEEXEBRERRBAZREDED
A BRTT ORI B AP ETT 1 o FIBLTT R 245 R
REER/SERLEERMEET L - RAREE
REMEANFEZEETEREIEBRINM2
ES U

BB AR RIE
30 June 31 December
2022 2021
—E=-= —E-—4F
ANAB=+RH +=ZA=+—H
HKS$'000 HK$'000
FET FAET
47,092 46,794
15,009 3,266
62,101 50,060

BAEE R RIFIATEER - AEE TG 2 RKNR
SHREA —FREENIER  BHZERIATIEF
MEBMEE - BN —MBERR 2 RFANERZ
mIZEEMEG R -



15. Financial Assets Measured at Fair Value Through

Profit or Loss

Bonds &5
Structured products HEHEMEmMm

Investments held-for-trading HIEEECZRE
Club and corporate debentures SERNEIES
Derivative financial instrument METEITA
Analysed for reporting purpose as: ERERB 2D

Non-current JEmEMEE
Current mENEE

The maturity dates of the bonds denominated in United States dollar
("US$") and GBP are as follows:

Notional amount Maturity
US$22,000,000 Matured
US$44,000,000 2022
US$31,050,000 2023
US$18,500,000 2024
US$19,000,000 2032
GBP 1,000,000 Perpetual

Included in non-current assets, there were financial assets measured
at FVTPL of approximately HK$112,931,000 (31 December 2021:
HK$156,633,000). They were included in non-current assets
according to their intended holding periods.
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15. BBESEURMRAFEFEZESRHEE

30 June 31 December
2022 2021
—E-= —E-—4F
ANA=tH +ZHA=+—H
HK$’000 HK$'000
FRT FHT
324,160 266,172
14,260 6,840
382,918 428,364
53,888 53,718
3,490 1,623
778,716 756,717
112,931 156,633
665,785 600,084
778,716 756,717

NET([ET]) RESEFEZ2ERZENHAB M
T~

ZESE BB
22,000,000 7T 2 55
44,000,0003% 7T —ZT_—

31,050,000% 7T —EC-—4F
18,500,000 7T —E 4
19,000,000% 7T —E=C4F
1,000,000 £ KA

FRBEETLRREBESURBRAFEFEZ
SREEX12,931,0008 L (ZE=-—F+=A
=+—H:156,633,000/870) - RIEREZE ZHTH
BEME AFERBEE -



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

16. BEBRHME2EMKBURRAFETEZ
SREE

Listed investment: ERE
— Equity securities listed in Hong Kong —REELTRAFS
(note (i) (PEFEE@))
Unlisted equity securities: FEETRARES

Analysed for reporting purpose as:
Non-current
Current (note (i))

— Incorporated in Hong Kong (note (ii))
— Incorporated elsewhere (note (iii))

FRBMELE

Notes:

0)

As at 30 June 2022, the Group held certain Evergrande
Shares. Trading in the shares of China Evergrande on the Stock
Exchange has been halted from 9:00 a.m. on 21 March 2022
and will remain suspended until further notice from China
Evergrande. During the Period, the Group through a series of
transactions disposed of certain Evergrande Shares in the open
market of the Stock Exchange. The unrealised loss on fair value
change of the remaining Evergrande Shares of approximately
HK$35,234,000, that fair value of the suspended Evergrande
Shares was determined by an independent qualified professional
valuer (during the year ended 31 December 2021: unrealised
loss on fair value change of the remaining Evergrande Shares
of HK$3,051,943,000, which was determined based on quoted
market bid price in active market) at the end of the reporting
period, 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 2022 was approximately
HK$180,233,000 (31 December 2021: HK$364,582,000).

During the year ended 31 December 2021, the Directors sought
from the shareholders of the Company and were given the grant
of a disposal mandate to dispose of all or part of the remaining
Evergrande Shares (“Disposal Mandate”) in one or series of
transactions from time to time during a period of twelve months
commencing from 23 September 2021, the date of approval
of the Disposal Mandate. Details of the grant of the Disposal
Mandate were set out in the announcement of the Company
dated 23 September 2021 and the circular of the Company
dated 24 November 2021.
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ERERE 2N

mEMEE (PHEEQG))

—RREBEMAL (MEEGD))
— A E 30 [ R MRS (=L (i) )

30 June 31 December
2022 2021
—E-= —E-—4F
~B=+H +—_A=+—H
HK$'000 HK$'000
FET FHEIT
180,233 364,582
315,759 1,101,599
371,208 425,867
867,200 1,892,048
686,967 1,527,466
180,233 364,582
867,200 1,892,048

b

R-ZE- X XA=+8 AEEHAEETE
AR e FEBAZEBRHER-_ZE=__F=A
TtH—HBEFABIERABIAEEEILE
EVBEETEEE AP BEEREHE—
LB - NAHE AEEBR—RIZHN
B ARMSHER TIEARG - RAH
B8 T Z2ERBRNAFEES 2 AERER
#) /35,234,000 T (EEEE 28R M
RREHARAZAFEHRBYAERITEMEE
MET) (REE-_ZE-—F+-A=+—8H
HFEE - RERBREHRRERBTHZEA
REMETHTZEABRDAFEEH 2K
538 [£5383,051,943,0008 7T ) O A @@ EH it
2EWRENRBMATFEFEZEMEEZ
BARAAER - R_ZE-_—_FA=1tH &x&£E
BEBEAKRD ZREEXA180,233,000 7T
—E-—F+-H=+—H:364,582,000
BIT) °

REE-_Z-—F+-_A=Z+—HIFER
BERAQNAKRES II%%%&E&%
BE-E-—FhAA=-+= E(%ﬁﬁhﬁﬁ
HEBE) R+ @A PERTER — R
H—RIRFGHPHEEBHADH T ZEXR
B (THERE]) BEFTHEREZHRBE
IR ARREBPA=—ZE-_—FALA=T=
Ak —_E-_—F+—A=-+HmBAZE
BK AT o



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

17.

Notes: (continued)

0)

(i)

(iii)

(continued)

The Group has sold, and intends to continue selling the
Evergrande Shares pursuant to the Disposal Mandate. Subject
to resumption of trading, the Directors are committed to the
sale plan, the Evergrande Shares that remained unsold have
been presented as current assets in the unaudited condensed
consolidated statement of financial position with carrying amount
of approximately HK$180,233,000 (31 December 2021:
HK$364,582,000) as at 30 June 2022 as the carrying amount
will be recovered principally through sales in the next twelve
months.

As at 30 June 2022, the carrying amount mainly comprised
investment in a property development project in Hong Kong
(10% interest) of HK$203,868,000 (31 December 2021:
HK$990,440,000) and the decrease in carrying amount was
due to declaration of dividend by the investee company to
shareholders during the Period.

As at 30 June 2022, 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$371,208,000 (31 December 2021: HK$425,867,000).

Included in non-current assets, there were financial assets measured
at FVTOCI of approximately HK$686,967,000 (31 December 2021:
HK$1,527,466,000). They were included in non-current assets
according to their intended holding periods.

Debtors, Deposits, Other Receivables and Prepayments

16. BEBRHME2EMKBURRAFETEZ
EMEE (&)

BizE: (&)

0)

(i)

(iii)

(%)

BELHERE AEECLETHEETLE
BARERG BHARESZAHEELE (HAFR
NIREBEE) R-ZE-—EXA=+HN*
S 2 BARKMRMmEL A180,233,000/8 7T
—E-—F+=A=+—H 364,582,000
BT ) WA AN R L% R AR & B 75K I iR
FHREVNARDEE DAREOEREIES
BARE+-ZEARNZHERE -

R-ZE-_—_FXA=1+H REETEAKR
BR—BUNREBZWEZERIER (1510%
W2 ) 203,868,000 L (T -—F+=A
=+ —H 990,440,000/ 7T ) * 7% IR E 1B K
DR ZEBESERERTNRAHERAERRS
A% 8.

RIZE-—FXA=+H REETEAKE
R—ERASHEEREEREBLEE (K
BRI EHREERAELE ([FEH
EABNE])#371,208,0008 T (ZE=—
F+_A=+—H:425867000/# ) °

IRBEETRLERBEMEE WA RBRAF
EitE 24 rEEH686967,0008 7L (— T = —
F+-HA=+—H:1,527466,000/ 0 ) ° iR %
EZBMTERBYM A ERDEE-

17. BRRE < HtBEBRRAERANHKER

Trade receivables FEW E 5 BR1E
(net of allowance for credit losses) (IMBREEEBRERE)
Deposits and prepayments e RIERRIE

Interest receivables from bonds and structured

BExREmEEmRZ EBEHE

products (net of allowance for credit losses) (HREEBERB)
Other receivables H Ath fE U BR 18
Analysed for reporting purpose as: TERERTZZ DT -

Non-current FERBME

Current mENEE
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30 June 31 December
2022 2021
—E=-= —E-—4F
~NB=+H +=ZA=+—H
HK$’000 HK$'000
FET FET
61,996 67,761
87,137 77,984
6,480 5,520
146,949 144,235
302,562 295,500
56,160 34,762
246,402 260,738
302,562 295,500




17. Debtors, Deposits, Other Receivables and Prepayments 17.

(continued)

Included in debtors, deposits, other receivables and prepayments are
trade receivables of approximately HK$61,996,000 (31 December
2021: HK$67,761,000), which comprised rental and building
management fee receivables billed in advance and settlements from
tenants which are expected upon receipts of billings and receivables

FEWRE Z& HttBEWREREMN KR
(%)

FEWARIE 12 & - Hib EUERIE R IE N FIB BIEE
WE S BRIE4)61,996,0008 L (2 -—F+=A
=+—H:67761,000/87T) ' B IET8 5 7 & M 78 B
MPgRrkIEREINZERASREFERE
B AR EMEERERE KA MER 2 EYER

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:

Rental receivables from property leasing MERS 2 EKE®

Receivables from building and BFELYEEERBE 2
property management services FEU BRI

Receivables from cosmetics business et an 7% 2 R AR 1A

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 TE=+H
31 - 60 days =+—HB=ES~+H
61 — 90 days At—HEATH
Over 90 days NA+AEME
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I8 o

AEEIEXBRKEZRE (HREEBEE

B)ZEEENT
30 June 31 December
2022 2021
—E-_—F T4
ANA=tH +ZA=+—H
HKS$'000 HK$'000
FET FAET
55,265 57,768
4,787 6,710
1,944 3,283
61,996 67,761

RIBZEBERAZERARZ7 2 BUYE S IRE (0
BREEBEBE) NREHRZERATET:

30 June 31 December
2022 2021
—E-—f T —4F
AB=+H +ZA=+—H
HK$’000 HK$'000
FET FEIT
12,635 28,984
3,832 2,792
1,080 642
44,449 35,343
61,996 67,761




18.

19.

Creditors and Accruals

Included in creditors and accruals are trade payables of approximately
HK$965,000 (31 December 2021: HK$3,776,000).

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

Borrowings

Secured bank borrowings repayable
within a period of (note):
Less than one year
More than one year but within two years
More than two years but within five years

Secured bank borrowings that contain
repayment on demand clause (shown as
current liabilities) but repayable within
a period of (note):

Less than one year
More than one year but within two years
More than two years but within five years

Total secured bank borrowings

Other secured borrowing repayable
within one year

Less: Amounts due within one year

Amounts due after one year

Note:
set out in the loan agreements.

TENTA
A+EMRE

18. FEESREREFFIE

FEfTBRIB R FEETF
/%7[3(
TT) °

K18 B A R E S BRIE)965,000
T —F+ZR=+—

H : 3,776,000/

REBZZAMN2IIZ2ENESRAERBEHNRZ

AE 8
AR B 0

19. {B&

BRI HEHEE 2 B

RITEE (MR -
—FEUAT

—F A BT EBE R F
MEA BT EEDF

B 5 4% B SRR 5K 2 B AR
RITEE GIERBAR)
HEZAR T 5 HIRME &

(BF&E) -
—FT

—F U L ETEBEMRF
M LA HEA AR F

BERMRTEELE

BR—FREEZEMBEEM

=P

B —FERE 2K

—F R 2R

The amounts due are based on scheduled repayment dates as
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B & -

T :

30 June 31 December
2022 2021
—s—= —E-—F
~NA=+HB +=-—A=+—H
HKS$'000 HK$'000
FET FET

126 2,633

839 1,143

965 3,776

30 June 31 December
2022 2021
—s—= —E-—F
~NA=+H +=-—A=+—H
HKS$000 HK$'000
FET FAET
2,071,627 2,199,157
33,517 314,955
1,388,500 1,497,582
3,493,644 4,011,694
782,981 665,820
12,000 12,000
580,000 766,000
1,374,981 1,443,820
4,868,625 5,455,514
1,075 —
4,869,700 5,455,514
(3,447,683) (3,642,977)
1,422,017 1,812,537

ZEINRZ CRIRERME
o

ZT I 2 FEE



20. Share Capital

20. B

Number of Share
shares capital
g = [
HK$'000
FET
Ordinary shares of HK$0.10 each FRREEC. 1078 T2 EiEmAk
Authorised: ETERA
At 1 January 2021, RZE-_—F—H—H"
31 December 2021 and T —F+ZA=t—HK
30 June 2022 B _FRA=+H 5,000,000,000 500,000
Issued and fully paid: EEITRERRA:
At 1 January 2021, RZZEZ_—F—H—8H"
31 December 2021 and ZEZ—F+ZA=+—HEK
30 June 2022 —E-_FXA=+H 1,907,619,079 190,762

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

The amounts due to associates, investee companies and non-
controlling shareholders are unsecured and interest-free. 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.

21. REBELAF BEEREAFAR
FERRRRE

REBERNE  ERRE QR MIFERBIRFIES
REEMERE -ZEFHELQR EIXRERRR
FEEBEBERAGERNRERNRET —FAEER
IR MR E AR IEE -

22. Capital Commitments 22. EXREE
30 June 31 December
2022 2021
—E-C- —E -
ANA=+H +ZA=+—H
HK$'000 HK8'000
FHET FET
Authorised and contracted for: EHERBED:
Capital investment in limited partnership (note) ARABLEZEAKE (W) 52,202 60,700
Redevelopment expenditure of properties MEBRMZ 167,405 172,688
Purchases of equipment and leasehold BERBLEEDERE
improvement 51,771 72,587
Refurbishment of properties BEh % 3,725 1,455
275,103 307,430
Note: The Group had committed to make a capital contribution Mid: AEERRAEHS AR EERLIEL

of US$100,000,000 (equivalent to HK$784,870,000)
in the Cayman Islands Partnership. Up to the end of the
reporting period, approximately US$93,349,000 (equivalent
to approximately HK$724,064,000) (31 December
2021: US$92,217,000 (equivalent to approximately
HK$715,235,000)) among the contribution has been paid
by the Group. The outstanding amount was approximately
US$6,651,000 (equivalent to approximately HK$52,202,000,
after exchange adjustment) (31 December 2021:
US$7,783,000 (equivalent to approximately HK$60,700,000,
after exchange adjustment)).
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23.

24.

25.

Contingent Liabilities

23.

HAREE

Guarantee given to a bank in respect of banking AKI B A RER LA 2 BITEEE

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

No provision for financial guarantee contracts and/or deed of
indemnity have been made as at 30 June 2022 and 31 December
2021 as the Directors considered the default risk is low.

Major Non-cash Transactions

During the Period, dividend income from investee companies and
associates of HK$950,750,000 (2021: nil) and HK$63,851,000
(2021: nil) respectively have been settled through the current
accounts with investee companies and associates.

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

Material Related Party Transactions
Transactions:

In prior years, the Group entered into lease agreements (“Leases”) in
respect of leases of certain leasehold properties (“Properties”) held
by a company controlled by a Director and the Trustee of Substantial
Shareholders as headquarters of the Group. During the Period, one of
the Leases has been renewed for a term of three years commencing
from 1 November 2022 to 31 October 2025 and another Lease was
expired (“Expired Lease"). During the Period, the Group entered into
a new lease agreement (“New Lease") in respect of lease of certain
Properties as premises intended to be used in connection with the
sale of a property redevelopment project of the Group.

Under the Leases and the New Lease, the aggregate amount of
the current rent and building management fee payable per month
(excluding the Expired Lease) are HK$4,763,000 and approximately
HK$537,000 respectively; and the aggregate amount of security
deposit paid as at 30 June 2022 was approximately HK$16,613,000.
At the commencement date of the respective Leases and New Lease,
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 2022,
the aggregate carrying amount of the lease liability and the right-
of-use asset of the Leases and the New Lease were approximately
HK$34,175,000 (31 December 2021: HK$57,890,000) and
approximately HK$35,481,000 (31 December 2021: HK$57,928,000)
respectively. Rent and building management fee of the Leases and the
New Lease for the Period amounted to approximately HK$33,485,000
(2021: HK$37,439,000) in aggregate.
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25.
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R—BEXKERFHHZRT
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30 June 31 December
2022 2021
B8 —E-—4F
~NA=+HB +=-—A=+—H
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15,000 15,000
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HREERAERENARE R T -__F<A
=+BERZEBE—F+_A=+—RVERTE
ERAEHOE,/ JRERBZEERLEE-

TEFRERSH

RARE  KEEIREQAAEBERAZKE
W A5 Bl 5950,750,000/8 70 ( — - —F &) &
63,851,000 T (ZE=-—F E)UNBBEZH
BERARBENT 2 EREL M-

BREXRAREEZBERAGEEMEHREREMBE D
PR BEEN AEELETIRIFRERF -

BEAXBEATIRS
x5

RBAFE AEEFTVEERZ ([HE]) K
REARAR—HE-UEERTEREZETA
THZARFAZETHEME ([MEDIEAR
E@ A -NAHE A —HTHEESE  F
HE -2 -_—_F+—A—BRE_ZT_AF+A
=t+—HUEAB=F EE—HBEECHH ([3
HHE]) cRAHB  AEEFIL—HFHERZE
([FHEE]) AAERARETYERBIEAN
E-—EAEEVEEREE Z2WE-

BEZEHERFHE RTEAEMESR
ELEFERERBE (TREINHEE)» A
4,763,000 7T K 4)537,000/8 7T s MR —ZE ==

NAZTHEMRER S EE416,613,0008 T °
RZEHERFTHESEZHRBE  A£E$HE
HRNBEENRzRERRAHEAE ULBHE
BERNEEERMEMEE ZHTRAZEFE
ERRAFEAREE -N_T-__F-A=+8H"

EARRE 5 5#4134,175,0008 Tt (ZE=-_—F+=A
=+—H:57890,000% 7T ) & 4935,481,000/% 7T
(ZE=_—F+_-_A=+—H:57928,000/87T) °
RASE ZEHRERFTHE e NEFEREE
A £ #4933,485,0008 7 (= = —4 : 37,439,000
BIT) °



Interest income was charged at the prevailing market rate based on
outstanding balance 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
(details were disclosed in the announcement of the Company dated
14 August 2020 and the circular of the Company dated 7 October
2020) were charged at the terms agreed by both parties.

Rent, building management fee and security deposit paid were

determined based on terms similar to those applicable to transactions
with unrelated parties.
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25. Material Related Party Transactions (continued) 25. ERBEATRS (&)
Transactions: (continued) X5 (#)
Details of the Leases and the New Lease were disclosed in the ZEHERMEEZFBRARBBHR-Z—1
announcements of the Company dated 28 February 2019, 12 June FZAZF+NB ZEZEFEFRXATZBEZ
2020 and 28 March 2022. TCF=ZAZtTNBZATARE-
Save as disclosed above and elsewhere in these unaudited condensed B EXERAREEZGREES M BREEMILD
consolidated financial statements, the Group had the following FrigRa& o REERANAIMEEEATETIAT
material transactions with related parties during the Period: BEXZH
Six months ended 30 June
BEARA=THLEAREAR
2022 2021
—E-_—F T4
HK$’000 HK$'000
FET FHET
Interest income received from an associate B U — A1 2 A | 2 BB A 953 1,018
Income received from Directors and/or BEREER SREEREZETA
the Trustee of Substantial Shareholders, HEER /S EERRZETA
close family members of Directors and/or BEREYCHKEKBEARES
the Trustee of Substantial Shareholders and R/AZEBZRRZETAERZ
companies controlled by Directors and/or NEZWA
the Trustee of Substantial Shareholders:
Rental services HE R 1,700 1,590
Property management services, MEEE RS
leasing administration services and M7 HRF &
property administration services MEATIH AR 14,595 14,208
Advisory and consultancy services 3R I AL IR 7 19 15
Other ordinary services Hh — M AR 5 586 770
Rent and building management fee paid to EREBEARZEE R
associates EFERES 2,154 2,152

MBWATIRERAME R EEERIRER TS
FREHHE -

REHERS WEERRYE EBITBRRE Y
FITRIRTS - 7650 S RE RIS A R Bt — AR AR5 2

REBRA (FBERARRARA T _ZF/\H
THRZAHWRE T -_TF+ALRAZBERAE
B2 TORAREE T 19 5E 2 IR SR URER

e BFERBREMNRERSREHEIEEE
AEIRGER 2 EUERMETE -



25.

26.

Material Related Party Transactions (continued)
Transactions: (continued)

During the year ended 31 December 2021, 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 with termination date falling
beyond one year from 30 June 2022. During the Period, the loan
facility was not utilised (2021: an aggregate amount equivalent to
approximately HK$366,581,000 was drawn and the loan had been
fully repaid pursuant to the former facility agreement entered into
between the Group and the Director with the same revolving loan
facility amount). As at 30 June 2022, there was no outstanding
balance of loan from the Director (31 December 2021: 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 a Director and the Trustee of Substantial
Shareholders, companies controlled by Directors and/or the Trustee
of Substantial Shareholders and an entity of which the Trustee of
Substantial Shareholders is a member of the key management
personnel of approximately HK$16,906,000 (31 December 2021:
HK$23,901,000) 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.

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”.

45

25.

26.

EXFEALRS (F)
X5 (%)

HE-_Z-_—F+-_A=1+—BIFE r£EH
—NMEBF N MERERE EAEEE R %E
ERIEBRFAEE LR A2,000,000,0008 7T 2 7
RER@ME ERIAPAE-ZT-_—_F<A=1H
B—FR -RAPH ZEXBELRHA (=F
T F REAEEEZERTURBREREE
HRZEAZBEDRZ ERNESEAEXEERNY
366,581,000 T2 ERWTEBHER) - N2
TFERNACTH TEXEEZEFEERES
T —F+"F=+—8H &) ZEREE
BEHRES -

ek

BRUAEFTIRE RBERR AEEE—UEER
FTERBEZEAA EER REBWREZETA
THZARUNREBERRZETAEEREFR—
FTEFTEBABZER IR S HEHE 416,906,000
Br(ZZ2-—F+_-A=+—H:23,901,000%
T)EBRERBREREMERERER -

RIREHR  BHMEE AL 2R P EHFBET
A FE14 521 °

EMIAZATVEFE

RFPEDRABETS2EERBERFRZPH
EEEMRIERE R B BN 2B MR %
BER AR BRERIUS A AR ERME
FHoRMEFEERRBZATER AEEEEZE
ZEMS2EERTEAHEEXNBBEEERH
EREEXRBZEHN RARKEREAKAH
BRMEFIEFER REEREZ X FETRIL
HEEET ETERBFEMBREERF2HR (I
R BERNZ AR NRR S  REEETE
REEAF16H [HEI ABRZHERSGRERF
BEETHEUZEETBATFEZFE fIMEE
BRPERESR [FE] 2 AR FERFTES
ERE36 [EERE] 2EMER-



26. Fair Value Measurements of Financial Instruments
(continued)

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

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

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

Level 3: inputs are unobservable inputs for the asset or liability.
Financial instruments measured at fair value
The following table analysed the financial instruments which are

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

26.

TEMIAZQAFENE (&)

SN M B ImE AR RIFQFEFERIEZA
BEREERBBEATEFECEREERE
RPEFEIADRE R F_HZRE=H WT
Ffr it

FE—H: HEARZ zé%&ﬁﬁ(ﬁ%%%m
SFEARE)RNERTISIEZRE (K
R

F_ BEBEREERIH f‘?ﬁéﬂ&ﬁ?ﬁZﬁEE}ZE
BEFENEE (RF R 2 RERSI)
4

R BEBER/ANEEXAGBZIFIESREE-

UATPEFEZESHMIA

TRENREMRAATEFEZEMITAZ=
B BB DA

Fair value Valuation techniques Significant
Fair value hierarchy ~ and key inputs unobservable inputs
NYVE
NY¥E ARE HERRRIEHE EXFUREHE
30 June 31 December
2022 2021
—E-CF% —E--F
RE=tR tZA=t-H
HK$'000 HK$ 000
-2 TET
Financial assets
SRHEE
Suspended trading equity securities presented as 180,233 - Llevel 3 Market approach Change in share prices of comparable
financial assets measured at FVTOCI (note (i) = WEAR companies of ~4.60% during the
R EBAEMEENEARBRATEIE L suspension period (note (i)
SRAECERERRTES (M) RECEERBARLRA R HEHER
BEA-460E (M)
Discount for lack of marketability of 15.39%
(note (ii))
Bz TR E5.398 (M (i)
Listed equity securities presented as financial assets - 364582 Level 1 Quoted prices in active markets N/A
measured at FVTOC! (note (7)) -  EETEIRE TER
R ABAEMEENGEARRATESEL
SRAE FTRAES (M)
Bonds presented as financial assets measured 301,872 238,135 Level 1 Quoted prices in active markets N/A
at FvTpL - ERWSZHEE TER
2 ARABEARRATENE L
CREECER
Unlisted bond presented as financial assets measured 22,288 28037 Level 3 Discounted cash flow methodology ~ Discount rate of 656.79% (31 December
at FVTPL E=1 ERRENEA 2021: 308.580%) on estimated
2 ABRBEARRATENEL contractual cash inflow from the bond
CRAEZHIMES (note (iii))
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26. Fair Value Measurements of Financial Instruments

(continued)

Financial instruments measured at fair value (continued)

Fair value Valuation techniques

Fair value hierarchy ~ and key inputs
ATVE
NVE ARE HERRRIZHE
30 June 31 December
2022 2021
—EC-CE “E--F
AE=tR +ZA=t-H
HKS 000 HK$000
-2 TET
Financial assets (continued)
LREE(£)
Suspended trading equity securities presented as 9,127 - level3 Market approach
financial assets measured at FVTPL (note (i) = WHEAA
ZIIRERRENRRATFEFEL
CREECEREERAES (MH())
Listed investments held-for-trading presented as 373,791 428364 Level 1 Quoted prices in active markets
financial assets measured at FVTPL (note (i) - EETHIRBE
ZIIREBREINRRATFEFEL
SREECHEEE FTRE (M)
Structured products presented as financial assets 14,260 6,840  Level3 Equity linked notes using
measured at FVTPL =4 Monte Carlo simulation model
2 BRBREARRATEHEZ REANFERF M FRRERES
PRAEHBIER
Club and corporate debentures presented as 53,888 53718 Level 2 Market comparison
financial assets measured at FVTPL - THIUBREE

EIRRBERIRMATETEL
SREAECERRDAGES
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Significant
unobservable inputs

EXFUBERE

Change in share prices of comparable
companies ranging from ~10.35% to
5.82% during the suspension period
(note (ii))

REGEERMARL R ZRHER
EHNTF-1035EE5.82E (M)

Discount for lack of marketability ranging
from 13.08% to 13.26% (note (i)

RZMSRBIETENF13.08EE13.268
(Hizk(i)

N/A
TEm

Equity growth rate of 0.080% (weekly)
and ranging from 0.015% to 0.016%
(daily) (31 December 2021: 0.003%
(weekly)), volatility ranging from 5.686%
to 13.775% (weekly) and 1.748% to
4.128% (daily) (31 December 2021:
6.134% to 8.525% (weekly)) and
discount rate ranging from 0.77% to
0.94% (31 December 2021: 0.13%)
(note (iv))

REERE (BE)0080ER (BE)NT
0015E 200168 (ZF-—%+_f
=1+-8:(58)0.003E) K
(BE)NT5.686EZ13.775E &
(BR)NT1.748E24.128F
(ZZ=-%+-A=t-8:(88)
6.134EE8525E) A REREN T
077BZ094E (25 =—%
+ZR=1-B:0138) (M)
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26. Fair Value Measurements of Financial Instruments
(continued)

Financial instruments measured at fair value (continued)

260 EMIAEZAFEE (£)

UATPEFEBZEMIA (&)

Fair value Valuation techniques
Fair value hierarchy ~ and key inputs
NVE
NYVE 2HH  HERGTRIZHE
30 June 31 December
2022 2021

—E-CE —E--F
RNAZtH tZA=1-H
HKS$'000 HKS000
FiEx FET

Financial assets (continued)

SHEE (4)

Unlisted equity securities presented as financial assets 686,967 1527466 Level 3
measured at FVTOCI =4
2 ARREMEAREURRLTE
FEZERBEZF LARAES

Derivative financial instrument 3,490 1623 Level 2
— Cross currency swap -8
fTEeRMIA
-gHEE

1,645,916 2,648,765
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Discounted cash flow: forecast
distribution, discount rate and
contract terms (if any)

BRBERE BHZAR BRE
RAHER (ME)

Reference to the fair value of the
underlying property
SEZRENEZLTE

Net asset value (note (v))

BEFE (M)

Discounted cash flow methodology
based on spot and forward
exchange rates and yield curves of
the currency

HRREREE RAEE L AHR
ERER G

Significant
unobservable inputs

EXFUBERE

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

BHZARN2RERBERREHZ
X B (M)

Discount rates ranging from 13.63% to
24.19% (31 December 2021: 13.36%
to 23.04%) (note (ii))
ERENT1363ER24.198
(2B -F+ZA=f-A:
1336 £23.04) (MHzE(ii))

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

EREERAETRENE L ATE
(B3 i) )

N/A
TEm

N/A
TR



26. Fair Value Measurements of Financial Instruments

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

(i) During the Period, trading in shares of certain listed equity
securities have been halted and remained suspended as
at 30 June 2022. As at 30 June 2022, the fair values of
suspended trading equity securities at FVTOCI and at FVTPL
were determined by reference to the valuation carried out by an
independent qualified professional valuer (31 December 2021:
such listed equity securities based on quoted market bid prices
in active market).

(i)  The higher the change in share prices of comparable companies
during the suspension period, the higher the fair value. The
higher the discount for lack of marketability, the lower the fair
value.

(i) The higher the estimated contractual cash flow from the
underlying bond/note, 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.

(iv) The higher the equity growth rate, the higher the fair value. The
higher the equity volatility and discount rate, the lower the fair
value.

(v) 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. Other than the transfer
mentioned below, 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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(continued)

26. 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 2021
Purchases during the year
Disposals/derecognition
during the year
Capital contribution
during the year
Net (loss) gain arising from
change in fair value

At 31 December 2021
Transfer from Level 1
(note (iii))
Purchases during the period
Disposals during the period
Capital contribution
during the period
Net (loss) gain arising from
change in fair value

At 30 June 2022

RZE-—%—-A—H
REREA
RERHE/FUHER

NERIEER

ATEEDTESZ
CIETE

RZEZ—5+ZA=+—H
BEEE-R&

(B3E(Giy)
REIREA
REINIE &
RERFEER

RPEEHNELL
(B haFaE

R-ZZB--FXA=+H

Suspended
trading equity
securities
presented as
financial assets
measured at

26, 2RI HEZAFEE (£)

UATPEFEBZEMIA (&)

Unlisted bond
presented as
financial assets
measured at

Suspended
trading equity
securities
presented as
financial assets
measured at

ESRATEBEBRBA, FR2

Structured
products
presented as
financial assets
measured at

T :

Unlisted equity
securities
presented as
financial assets
measured at

FVTOCI FVTPL FVTPL FVTPL FVTOCI
25 RBB

Httz2EK R 2iREB 2IRER

NRBRAFE EIARER BE AR EIRER HitzEhE

FEZ BER MR AR ATHETEZ BE AR URMAYE

tREER ATHEFEZ tHEER ATLETEZ GEZ

HEEE tREER EEEE tREER tREEY

BRAEES FLmES REES EBEER FLTREAES

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

FET FET FET TET TET

(note (i) (note (i) (note (i) (note (i) (note (i)

(M=) CEIO) (B 32 Gii) ) (B 32 Gii) ) (BaE())

- 201,061 - 52,426 1,593,220

- - - 140,970 -

- - - (171,947) (154,400)

- - - - 9,011

- (173,024) - (14,609) 79,635

- 28,037 - 6,840 1,527,466

223,598 - 11,330 - -

- - - 17,000 -

- - - (9,960) -

- - - - 8,829

(43,365) (5.749) (2,203) 380 (849,328)

180,233 22,288 9,127 14,260 686,967
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26. Fair Value Measurements of Financial Instruments
(continued)

Financial instruments measured at fair value (continued)

Notes:

0)

(i)

(iii)

The gain (loss) included in other comprehensive income for
the period/year related to suspended trading equity securities
at FVTOC!I and unlisted equity securities at FVTOCI held at the
end of the reporting periods are reported as changes of financial
assets measured at FVTOCI reserve.

The gain (loss) included in profit or loss for the period/year
related to unlisted bond at FVTPL, suspended trading equity
securities at FVTPL and structured products at FVTPL held at the
end of the reporting periods are reported as investment income
(expenses).

During the Period, certain equity securities were transferred from
Level 1 to Level 3, which is due to the suspension of trading of
such equity securities and remained suspended as at 30 June
2022. The Group recognised the transfer into Level 3 as at the
date of suspension.

Financial instruments not measured at fair value

The Directors consider that the carrying amounts of the Group's
financial instruments that are not measured at fair value approximate
to their fair values.
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INTERIM DIVIDEND

The Board has resolved not to declare any interim dividend for the
Period (2021: nil).

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 (2021: nil).

FINANCIAL OPERATION REVIEW
Results
Revenue

Revenue for the six months ended 30 June 2022 (“Period")
amounted to HK$1,181.4 million (2021: HK$726.2 million), an
increase of 62.7% over the same period of last year and comprised
gross rental income of HK$157.1 million (2021: HK$161.3 million),
gain on sales of investments held-for-trading on a net basis of
HK$24.2 million (2021: HK$168.9 million), dividend income from
listed and unlisted equity investments of HK$954.1 million (2021:
HK$160.7 million), interest income from bonds and structured
products of HK$13.3 million (2021: HK$201.9 million), building and
property management services income of HK$25.2 million (2021:
HK$24.5 million) and others of HK$7.5 million (2021: HK$8.9
million). The increase in revenue was mainly due to dividend income
of HK$950.0 million (2021: nil) from an investee company engages
in property development and trading, despite of decrease in interest
income from bonds and structured products of HK$188.6 million and
gain on sales of investments held-for-trading of HK$144.7 million for
the Period.

Gross Profit

Gross profit for the Period amounted to HK$1,161.6 million (2021:
HK$689.5 million), an increase of 68.5% as compared with the
same period of last year which was also mainly due to dividend
income of HK$950.0 million from an investee company despite of
decrease in interest income from bonds and structured products and
gain on sales of investments held-for-trading for the Period.

Property Leasing

For property leasing, the rental revenue in non-retail section
decreased by 3.3% to HK$121.5 million and retail section
maintained stable at HK$35.6 million during the Period. The total
rental income in revenue for the Period recorded a decrease of 2.6%
to HK$157.1 million as compared with the same period of last year
of HK$161.3 million.
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FINANCIAL OPERATION REVIEW (continued)
Results (continued)
Property Leasing (continued)

Together with the attributable rental revenue generated from
associates and an investee company of HK$42.6 million (2021:
HK$50.3 million), the total attributable rental revenue to the
Company and its subsidiaries (collectively the “Group”) amounted
to HK$199.7 million (2021: HK$211.6 million), which represents a
decrease of 5.6% over the same period of last year.

Attributable net rental income for the Period showed HK$180.4
million, an increase of 3.4% over HK$174.4 million in the same
period of last year.

Property Development and Trading

During the Period, the Group did not dispose of any trading property
(2021: no disposal).

In respect of properties held by an investee company, sales of 55
units and certain parking spaces of Grand Central in Kwun Tong
(10% interest) were recorded by the investee company during
the Period. Following the recognition of sales and profits by the
investee company, the investee company declared dividend and
hence dividend income from the investee company had contributed
HK$950.0 million (2021: nil) to the Group's revenue and profit
during the Period.

The Group's investee company recorded an attributable sales of
HK$133.1 million (2021: associates and investee company 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 2022,
mainly comprised bonds, listed equity investments and treasury
products. During the Period, the net loss (excluding gain/loss
recognised in financial assets measured at fair value through other
comprehensive income (“FVTOCI") reserve) recognised from
securities investments and treasury products represents loss on
investments and treasury products at fair value through profit or loss
("FVTPL") of HK$178.3 million (2021: net gain of HK$99.0 million,
comprised gain on listed equity investments at FVTOCI of HK$151.2
million and loss on investments and treasury products at FVTPL of
HK$52.2 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$24.2 million
(2021: HK$168.9 million) (the gains/losses of which was included
in revenue) with gross proceeds of HK$853.1 million (2021:
HK$3,272.4 million). In addition, realised gain on bonds of HK$0.3
million (2021: HK$2.3 million) and realised gain on structured
products of HK$0.1 million (2021: HK$1.5 million) were recorded
during the Period.

During the Period, the Group recorded an unrealised loss of
HK$213.2 million (2021: HK$411.1 million) representing the
changes in fair value of bonds, listed equity investments and
structured products, comprised unrealised loss on bonds of
HK$90.5 million (2021: HK$309.2 million), unrealised loss on listed
investments held-for-trading of HK$122.9 million (2021: HK$100.8
million) and unrealised gain on structured products of HK$0.2 million
(2021: unrealised loss of HK$1.1 million), which had no effect on
the cash flow of the Group. The Group believes that the decrease
in price of bonds in the industry of the People’s Republic of China
("PRC")-based real estate in the Period, among others, was owing
to concerns about the liquidity and going concern issues and the
tightening gearing policy over the real estate developers in the PRC.
Given the volatility of the stock markets during the Period, the price
of listed equity investments experienced a downside in general. In
addition, certain of the shares listed on The Stock Exchange of Hong
Kong Limited held by the Group were suspended from trading during
the Period and remained suspended at the end of the reporting
period.

During the Period, interest income from bonds and structured
products (which were included in revenue) amounted to HK$12.9
million (2021: HK$196.1 million) and HK$0.4 million (2021:
HK$5.8 million) respectively. The substantial decrease in interest
income from bonds was mainly due to a much smaller bond
portfolio held during the Period as compared with a sizeable bond
portfolio held during the six months ended 30 June 2021; and
certain PRC-based real estate bond issuers have defaulted interest
payments as a result of their liquidity issues. Together with dividend
income from listed equity investments at FVTPL of HK$3.4 million
(2021: HK$3.0 million), the Group recognised interest/dividend
income from investments and treasury products at FVTPL of HK$16.7
million (2021: HK$204.9 million) for the Period. During the Period,
there was no dividend income from listed equity investment at
FVTOCI (2021: HK$156.5 million).
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FINANCIAL OPERATION REVIEW (continued)
Results (continued)
Securities Investments (continued)

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 income/costs of
HK$10.3 million (2021: HK$337.4 million), the loss recognised from
securities investments and treasury products was HK$178.3 million
(2021: gain of HK$99.0 million) for the Period.

The dividend income from listed equity investments of HK$3.4
million (2021: HK$159.5 million) and interest income from bonds
and structured products of HK$13.3 million (2021: HK$201.9
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
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:

Realised gain
BER NS

Unrealised loss
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T — —4F : If3599,000,00058 7T ) °

RE EHRAREE 2 I EIW A 3,400,000/8 7T (=
T — — 4 : 159,500,000 7T ) A M (& FH I 45 18 1
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Total loss

BRAE

Interest/dividend income
FE/BREWA

Six months ended 30 June
HZEAB=THILAER

Six months ended 30 June
HZEAB=THILAER

Six months ended 30 June
BHZEAB=THILAEA

Six months ended 30 June
HZEAB=THILAEAR

2022 2021 2022 2021 2022 2021 2022 2021
—_g--% —-E--% CZB--f% —-E--% CZB--f <-E--% CZB--f® <-E--%¥
HKS million  HKS millon ~ HKS million ~ HKS milion ~ HKS million ~ HKS millon ~ HK$ million  HKS million
FE#ET AEET BE#ET AEET FE#ET AEET BE#En BEET
Bond issuers by industry ~ BEFRTAZS
Financial institutions PREE 0.3 - (5.4) 10.7 19 105 (32) 212
PRC-based real estate mEFEE - 23 (85.1) (319.9) 11.0 185.6 (14.1) (132.0)
03 23 (90.5) (309.2) 12.9¢ 196.1% (7113) (1108)
Listed investments BEEEY
held-for-trading twiE 24.2 168.9 (122.9) (100.8) 34 30 (95.3) 711
Structured products GREER 0.1 15 0.2 (1 0.4 58 0.7 6.2
2.6 1727 (132) @) 167 2049 (11.9) (335)
Other net investment expenses Bt ER % 58 (6.4)* (14.4)
Loss before net finance costs BB ERFBAI 2 BB (178.3) (479)
Net finance costs HHERFE - (4.3)
Loss after net finance costs BB ERF Bk BB (178.3) (522)

*  allowance for credit losses recognised in respect of bond interest
receivables of HK$4.5 million (2021: HK$7.4 million) was included in
“other net investment expenses”.
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FINANCIAL OPERATION REVIEW (continued)
Results (continued)
Securities Investments (continued)

Listed Equity Investments at Fair Value Through Other
Comprehensive Income

(a) Implication on Profit or Loss for the Period

During the Period, no income/expenses was recorded from
listed equity investments at FVTOCI (2021: recorded a net
gain of HK$151.2 million, including net dividend income of
HK$156.5 million (after transaction cost) from a listed equity
investment, net relevant finance costs of HK$5.6 million and
other investment income of HK$0.3 million).

(b) Implication on Other Comprehensive Expenses for the Period

During the Period, the Group disposed part of a listed equity
investment and recorded a realised gain of HK$14.9 million
(inclusive of transaction costs) (2021: no disposal), and an
unrealised loss on fair value change of the remaining listed
equity investment of HK$35.2 million (2021: HK$4,110.8
million) was recognised in other comprehensive expenses.
Realised gain/loss on fair value change is a cash item while
unrealised fair value change is a non-cash item and will not
affect the cash flow of the Group.

Other Income and Expenses

During the Period, the Group recorded other income of HK$7.4
million (2021: HK$23.5 million). The decrease was mainly due to an
overprovision of costs in respect of a development project of HK$7.1
million and exchange gain of HK$4.1 million recorded in the first half
of 2021.

During the Period, administrative expenses increased by 4.7%
to HK$177.4 million (2021: HK$169.4 million). The increase in
administrative expenses was mainly due to increase in depreciation
expenses of HK$6.8 million. Finance costs maintained stable
at HK$54.8 million (2021: HK$54.5 million) during the Period,
including exchange loss of HK$5.1 million on translation of foreign
currency bank borrowing (2021: HK$2.8 million on translation
of foreign currency other borrowings hedged for foreign currency
securities investments and HK$0.4 million on translation of foreign
currency bank borrowing).

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$43.4 million (2021: HK$25.1 million).

56

BEBOE &)

ES 4¢P

EFRE (E)
BBEME Wz AR FEZ LTTREARE

(@) XHfEEmZE

RAHM TESKSREBEEME2EKES
ARBAFEZ ETRAKREZKRA S FAX
(ZZT = —F 55 F58151,200,0007%
T BEERE B LETRAKE ZRERA
JF%E156,500,0007%8 7T (R ZKAE) « 1
8 571 75 B 3 7$ %85,600,000/8 7t & HAh 3% & Ik
A300,000/%& 7T ) °

(b) KEFEMEE M FE

RABHB AEBERE—EBEMRAKRE
ZE D WESE BRI E14,900,000%8
T(BEEXSGEA) (ZEZ—F:TEDY
) RBTLETRAKREZAFEEH
%18 §54835,200,0008 T (—Z T = —F:
4,110,800,000/%8 jt) R H fh 2 T X I N 1#
RenFEEZH2EEB KT BEDRS
HE MAZRAFEZEHHIFELERR
HWAEE RS REYEBKTLE-

HEMRARHX

MBI - A& B 815 H b Y A 7,400,000/ 7T

— T~ —4%:23500,000/8 7T) c %R EE E MR
RRZBEZ—FEEFHRER—EHEREBEB 2K
A HEREEREE7,100,0007% 7T M [E X Uk 4,100,000
5o

RARERRE - 1T B S 48 in4.7% %= 177,400,00058 7T
(ZZ = —%:169,400,000/ 7T ) ° 17T H I X 1&g
F B i AT E F S H06,800,000/8 7T - B 75 B F
RN B AR 45 SF £ 5254,800,0008 0 (=& — —
F 154,500,000/ L) - EFBIEINERITEERT
EEE 2 [E K E5185,100,0008 0 (ZF = —F : 4p
BEMEBEERNEFINEEBLSREMEAZER
[E5182,800,00078 7T M INESRITIEEFTEL ZE K
E518400,0005 7T ) °

U ZARZRE
RERBE AR EARRE 2 FERSHBEH

ZN R ELE 2 %A A43,400,0008 L (ZFE = —
£ 125,100,000/ 7T ) ©



FINANCIAL OPERATION REVIEW (continued)
Results (continued)
Fair Value Changes on Investment Properties

Investment properties of the Group in Hong Kong, Mainland China
and the United Kingdom were revalued at 30 June 2022 by LCH
(Asia-Pacific) Surveyors Limited (“LCH (Asia-Pacific)"). LCH (Asia-
Pacific) is an independent qualified professional property valuer. An
unrealised gain on fair value changes of investment properties of
HK$104.4 million (2021: unrealised loss of HK$122.7 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.

Profit/Loss, Core Profit, Dividends, Repurchase and Total
Comprehensive Expenses

Profit/Loss

Profit for the Period attributable to owners of the Company was
HK$870.5 million as compared to loss of HK$37.3 million for the
same period of last year. The turning from loss to profit for the
Period was mainly due to (a) recognition of a dividend income
from an investee company; (b) the fair value changes of investment
properties turning from loss to gain; despite of (c) results in
securities investments and treasury products turning from profit
to loss during the Period. Earnings per share for the Period was
HK$0.46 (2021: loss per share of HK$0.02).

Core Profit

Core profit/loss is a non-Hong Kong Financial Reporting Standards
("HKFRS") measure, is arrived at by adding (i) reported profit/loss
excluding unrealised fair value changes of investment properties
and other properties together with their respective deferred tax
(if applicable); and (ii) accumulated realised fair value changes
of investment properties and other properties together with their
respective deferred tax (if applicable) recognised in prior years.
The Group believes that the presentation of non-HKFRS measure
facilitates comparisons of operating performance from period to
period by eliminating potential impact of certain items.

If the net gain on the major non-cash items of HK$112.4 million is
excluded (2021: net loss on the major non-cash items of HK$114.3
million was excluded, but the share of accumulated realised fair
value gain on disposal of an investment property of an associate
of HK$0.9 million was included), the Group will have a core profit
for the Period attributable to owners of the Company of HK$758.1
million (2021: HK$77.9 million) and a core profit per share of
HK$0.40 (2021: HK$0.04).

The major non-cash items represented the attributable net unrealised
fair value gain on investment properties together with their respective
deferred tax from the Group and its associates of HK$112.4 million
(2021: net unrealised fair value loss of HK$114.3 million).
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FINANCIAL OPERATION REVIEW (continued)

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

Dividends

No dividend (2021: 2020 cash final dividend of HK1 cent per share
in total amount of HK$19.1 million) was paid during the Period.

Repurchase

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

Total Comprehensive Expenses

Total comprehensive expenses for the Period attributable to owners
of the Company was HK$451.2 million or HK$0.24 per share
(2021: HK$3,961.5 million or HK$2.08 per share), which comprised
(a) profit for the Period attributable to owners of the Company of
HK$870.5 million (2021: loss of HK$37.3 million); and (b) other
comprehensive expenses for the Period attributable to owners of
the Company of HK$1,321.7 million (2021: HK$3,924.2 million)
which mainly included unrealised loss of HK$786.6 million (2021:
unrealised gain of HK$68.2 million) on fair value change of an
unlisted equity security at FVTOCI as a result of the decrease in the
carrying amount of the unlisted equity security by the corresponding
amount upon declaration of dividend of HK$950.0 million (as
disclosed in the sub-paragraph headed “Property Development and
Trading” of paragraph headed “Results” above), unrealised loss on
fair value change of a listed equity investment at FVTOCI of HK$35.2
million (2021: HK$4,110.8 million), and Pound Sterling (“GBP")
exchange loss of foreign operations of HK$437.6 million (2021:
exchange gain of HK$69.3 million).

Net Asset Value

As at 30 June 2022, the Group's net asset value attributable
to owners of the Company amounted to HK$13,924.4 million
(31 December 2021: HK$14,375.6 million), a decrease of
HK$451.2 million or 3.1% when compared with 31 December
2021. With the total number of ordinary shares in issue of
1,907,619,079 as at 30 June 2022 and 31 December 2021, the
net asset value per share attributable to owners of the Company
was HK$7.30 (31 December 2021: HK$7.54). The movement in net
asset value represented total comprehensive expenses for the Period
attributable to owners of the Company of HK$451.2 million.
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FINANCIAL OPERATION REVIEW (continued)
Net Asset Value (continued)

During the Period, loss on fair value changes of listed equity
investment categorised as financial assets measured at FVTOCI of
HK$20.3 million (2021: HK$4,110.8 million) was recorded in other
comprehensive expenses, and the Group transferred the negative
balance of the financial assets measured at FVTOCI reserve of the
disposed listed equity investment of HK$895.0 million to retained
profits. 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 2022 was HK$1,610.1 million (31 December
2021: HK$2,484.8 million).

In view of the redevelopment plan of properties in Tsuen Wan,
Hong Kong and “120 Fleet Street” in London, United Kingdom,
certain redevelopment expenditures which have been authorised
and contracted for have been disclosed in “Capital Commitments”
in Note 22 to the unaudited condensed consolidated financial
statements. Going forward, further investment in capital expenditures
for these two redevelopment properties are planned.

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.

Net Current Liabilities

The Group recorded net current liabilities as at 30 June 2022
of HK$394.3 million (31 December 2021: net current assets of
HK$3.2 million), of which current assets were HK$3,439.2 million
(31 December 2021: HK$4,087.2 million) and current liabilities were
HK$3,833.5 million (31 December 2021: HK$4,084.0 million).

The directors of the Company (“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. The Group
believes that the net current liabilities position as at 30 June 2022
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.
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FINANCIAL OPERATION REVIEW (continued)
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.

As at 30 June 2022, the portfolio of securities investments and
treasury products of HK$901.6 million (31 December 2021:
HK$1,066.0 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$721.4 million (31 December 2021: HK$701.4 million); and
(b) listed equity investment (presented as financial assets measured
at FVTOCI) of HK$180.2 million (31 December 2021: HK$364.6
million), representing 4.6% (31 December 2021: 4.9%) of total
assets.

The respective securities investments under different categories are
elaborated below:

Listed Equity Investments at Fair Value Through Other
Comprehensive Income

During the Period, the Group disposed part of an equity investment
listed in Hong Kong recorded as financial assets measured at FVTOCI.
After deducting the carrying amount of HK$164.3 million upon
disposal, together with realised fair value gain and unrealised fair
value loss in aggregate of net loss of HK$20.1 million for the Period,
the carrying amount of the listed equity investment as at 30 June
2022 was HK$180.2 million (31 December 2021: HK$364.6
million), representing 0.9% (31 December 2021: 1.7%) of total
assets.

Investments and Treasury Products at Fair Value Through
Profit or Loss

As at 31 December 2021, the carrying amount of the bonds
presented as financial assets measured at FVTPL was HK$266.2
million. During the Period, the bond portfolio was increased by a net
purchase of HK$148.2 million. After deducting the fair value loss of
HK$90.2 million recognised in profit or loss, the bond portfolio of the
Group became HK$324.2 million as at 30 June 2022, representing
1.7% (31 December 2021: 1.2%) of total assets, which formed part
of the Group's cash management activities.

As at 30 June 2022, the Group held investments held-for-trading of
HK$382.9 million (31 December 2021: HK$428.4 million), of which
HK$154.9 million (31 December 2021: HK$194.3 million) were
listed shares in Hong Kong and HK$228.0 million (31 December
2021: HK$234.1 million) were listed shares in elsewhere.
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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 (presented as financial assets measured at FVTOCI)
and the carrying amount was HK$425.9 million as at 31 December
2021. During the Period, the Group has contributed United States
dollar ("US$")1.1 million (equivalent to approximately HK$8.8
million) which was funded from its distribution, after deducting
the fair value loss for the Period of HK$63.5 million (which was
recognised in financial assets measured at FVTOCI reserve), the
carrying amount was HK$371.2 million as at 30 June 2022,
representing 1.9% (31 December 2021: 2.0%) 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 2022 and
31 December 2021 were 1,907,619,079.

Debt and Gearing

As at 30 June 2022, the Group’s total debt amounted to
HK$4,905.5 million (31 December 2021: HK$5,515.2 million),
comprised bank and other borrowings of HK$4,869.7 million
(31 December 2021: bank borrowings of HK$5,455.5 million)
and lease liabilities amounted to HK$35.8 million (31 December
2021: HK$59.7 million). Cash and deposits at banks amounted
to HK$1,938.8 million (31 December 2021: HK$2,479.9 million),
pledged deposits amounted to HK$336.8 million (31 December
2021: HK$277.5 million) and net debt (including lease liabilities)
amounted to HK$2,629.9 million (31 December 2021: HK$2,757.8
million).

Total debt to equity ratio (including lease liabilities) was 35.2%
(31 December 2021: 38.3%) and net debt to equity ratio (including
lease liabilities) was 18.9% (31 December 2021: 19.2%), which are
expressed as a percentage of total debt, and net debt, respectively,
over the total equity of HK$13,947.6 million (31 December 2021:
HK$14,398.8 million). The decrease in both ratios was mainly due to
decrease in total debt and net debt.

61

BEBOE &)
HERE(#)
HFLETEFRE

AEECHRERN —HIZFASHSERREREH
EE (KB KILZERPEREBELE (2
NEBAREMEZEAWRUNBRAFETFEZS
MEE) R _ZE-_—F+-_A=+—BEEM™
B /4425,900,000/8 - R A B - AEEE X &
1,100,000% 7T ([ZE7T])) (#HE R 48,800,000/
7T) (ZBE€REAEDR)  £HNBAHEATFE
[E51863,500,000/8 7T (72 18 38 H fth 2 T W e DA S
ATEFECSREECRHEANRR)Z KT
—ZFXNAZ=Z1+HZEEE{EA371,200,000%8 T
EEERTEI9% (ZE-—4F+=-RA=+—H:
2.0% ) °

[ B i 22

AEERE-ETENRREERRF AHEMN &
B ERLEVNEESNSRAR RSEHAEER
BZREH2E BRNAMELEREHNHAIMLE
%o WREA EB ) RERN

R 2

RZTE - _FRNA=ZFTHEZZE-—F+=A8
Z—t+—HmBEETEBEKREA A1,907,619,079
P o

EREREFEESELR

RZE-_—_FXNA=Z1+H AEBzEBHE
% 54,905,500,0008 t (ZE=-—F + = A
=+—H:5,515,200,0008 L) ' B8 R 1T K&
H b {5 E4,869,700,0008 L (— - —F+ =
B=+—H:$E17#E E5,455,500,000/% 7T ) JA
N E & &E35,800,0008 (- —F+=
A =+4+—H:59,700,0008 7t) - R4 MIRT1TTF
X £1,938,800,0008 t (ZE=—F + = A
=+ —H:2,479,900,0008 5t)  HER A
336,800,000 L (ZE=Z—F+ A =+—H:
277,500,000 7T)  MERKFHE(BREHEHESE)
£2,629,900,0008 L (ZE=—F+=-_A=+—
H :2,757,800,000/% 7T ) °

BESeEERAESZLR (BEHEARE) A
35200 (T -_—F+-_A=+—H:383%) -
MEKFBEARAEZL R (REHAEEE)A
189% (—E=-——&+=-_A=+—H:19.2%) -
Thn R E RS A8 KBTS FRE MR AR AN fE 2 4B 58
13,947600,0008 L (ZE=-—F+ A =+—
H :14,398,800,000% /L) 1§ H 2 B 7 tb o M1ELL
ERLOEBHNEBEBRESFEBRDITR -



FINANCIAL OPERATION REVIEW (continued)
Debt and Gearing (continued)

If the securities investments and treasury products of HK$901.6
million (31 December 2021: HK$1,066.0 million) are included,
the net debt to equity ratio would be 12.4% (31 December 2021:
11.8%).

As at 30 June 2022, the Group's bank and other borrowings of
HK$4,869.7 million, 70.8%, 0.7% and 28.5% were repayable
within 1 year, 1 to 2 years and 2 to 5 years respectively. Of which
the Group's bank and other borrowings were denominated in HK$
(29.90%), GBP (44.50%), US$ (25.58%) and Euro (0.02%) before
entering the cross currency swap. 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 2022, notional
amount of approximately US$158.7 million was outstanding. As at
30 June 2022, the Group's bank and other borrowings were carried
at interest rates calculated with reference to cost of funds, Hong
Kong Interbank Offered Rate or compounded reference rate and all
the Group's bank and other borrowings were on floating rate basis.
Except as disclosed, no hedging for interest rate is subsisted at the
end of the reporting period.

Pledge of Assets

As at 30 June 2022, the Group had pledged the following assets
with their respective carrying amounts:

(a) The Group's investment properties of HK$8,431.5 million
(31 December 2021: HK$11,334.9 million), properties of
HK$38.7 million (31 December 2021: HK$42.9 million) and
bank deposits of HK$258.4 million (31 December 2021:
HK$277.5 million) were pledged to the banks to secure general
banking facilities granted to the Group.

(b) The Group's bonds and listed equity investments with carrying
amounts of HK$70.0 million (31 December 2021: nil) and
cash deposits of HK$78.4 million (31 December 2021: nil)
were pledged to the financial institution to secure margin and
securities facility granted to the Group in respect of securities
transactions, of which HK$1.1 million (31 December 2021: nil)
was utilised as at 30 June 2022 as borrowing due within one
year.

(c) Interests in certain subsidiaries of the Company have been

pledged as part of the security to secure certain bank
borrowings granted to the Group.
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FINANCIAL OPERATION REVIEW (continued)
Financial and Interest Income/Expenses

Interest income was included in revenue and investment expenses,
net. Interest income for the Period decreased to HK$18.2 million
(2021: HK$204.1 million), representing a decrease of 91.1% as
compared with the same period of last year which was mainly due to
the decrease in bond portfolio and hence its relevant interest income
and certain PRC-based real estate bond issuers have defaulted
interest payments as a result of their liquidity issues 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$42.5
million, representing a decrease of 9.0% over the same period of
last year of HK$46.7 million. Interest capitalised for the Period was
HK$1.2 million (2021: HK$1.2 million). The decrease in interest
expenses was mainly due to the decrease in average total borrowings
during the Period. The average interest rate over the period under
review was 1.68% (2021: 1.25%), which was expressed as
a percentage of total interest paid (excluding interest on lease
liabilities) over the average total interest-bearing borrowings.

Remuneration Policies

As at 30 June 2022, the Group employed a total of 481 staff
(31 December 2021: 474 staff) including about 251 staff
(31 December 2021: 236 staff) employed under the estate
management company in Hong Kong and 7 staff (31 December
2021: 5 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
continued to review employees’ contributions and to provide them
with necessary incentives and flexibility for their better commitment
and performance.
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FINANCIAL OPERATION REVIEW (continued)
United Kingdom and Mainland China

As at 30 June 2022, the Group's investment properties (excluding
properties occupied for own use) in the United Kingdom with
carrying amount of GBP679.1 million (equivalent to approximately
HK$6,462.6 million) (31 December 2021: GBP645.8 million
(equivalent to approximately HK$6,799.6 million)) incurred a net
profit of HK$267.5 million (2021: net loss of HK$113.5 million)
to the Group for the Period, the profit mainly included in gross
profit, other income, fair value changes on investment properties,
administrative expenses, finance costs and taxation. Due to
depreciation of GBP against HK$ during the Period, GBP exchange
loss of foreign operations included in other comprehensive expenses
for the Period amounted to HK$437.6 million (2021: exchange
gain of HK$69.3 million). As at 30 June 2022, the Group's net
investment in the United Kingdom amounted to HK$4,419.7 million
(31 December 2021: HK$4,226.4 million) representing 31.7%
(31 December 2021: 29.4%) of the Group's total equity.

Profit 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$14.3 million (2021: loss
of HK$18.2 million). Due to depreciation of Renminbi ("RMB")
against HK$ during the Period, RMB exchange loss of foreign
operations included in other comprehensive expenses (including
share of investments accounted for using the equity method) for
the Period amounted to HK$14.4 million (2021: exchange gain of
HK$5.8 million). The Group's net investment in Mainland China as at
30 June 2022 amounted to HK$392.5 million (31 December 2021:
HK$392.5 million) representing 2.8% (31 December 2021: 2.7%)
of the Group's total equity.

Property Valuation

As at 30 June 2022, property valuations in respect of the Group's
investment properties in Hong Kong, Mainland China and the United
Kingdom were carried out by LCH (Asia-Pacific) (31 December
2021: investment properties in Hong Kong, Mainland China and one
of the investment properties in the United Kingdom were carried
out by LCH (Asia-Pacific), the remaining investment properties in the
United Kingdom were carried out by Peak Vision Appraisals Limited),
independent qualified professional property valuers. The valuations
were based on investment method and/or direct comparison
method and/or residual method as the valuation methodologies and
were used in preparing 2022 interim results.

The Group's investment properties were valued at HK$12,860.7
million (31 December 2021: HK$13,292.2 million), an increase
of 0.8% over 2021 after adjusted for the additions and exchange
adjustments of investment properties during the Period. The increase
in fair value of HK$104.4 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$8.3 million for the Period.
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FINANCIAL OPERATION REVIEW (continued)
Property Valuation (continued)

The increase in fair value of HK$104.4 million was mainly derived
from the increase in fair value of investment properties located in the
United Kingdom. The unrealised fair value change is a non-cash item
and will not affect the cash flow of the Group.

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 2022, the occupancy rate of the shops of Causeway
Place was approximately 94.60%.

Olympian City 3 (25% interest), the retail mall in The Hermitage
residences in West Kowloon, the average occupancy rate was
approximately 94.04% during the Period.

Coronation Circle (15% interest), the retail mall in The Coronation
residences in West Kowloon, the average occupancy rate was
approximately 53.47% during the Period.

During the Period, the average occupancy rate of the Group's office
property, Harcourt House was approximately 71.37%.

Nos. 14-18 Ma Kok Street 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 228,001 square feet. Construction
of the new development is currently underway, with the foundation
works commenced in May 2021. The new building is expected to
be completed by early 2025 and presale of the industrial units is
expected to be launched around the third quarter of 2022.

Nos. 86 and 88 Apliu Street is a 25-storey residential-cum-
commercial building in Sham Shui Po with total gross floor area of
approximately 17,714 square feet. As at 30 June 2022, it was vacant.
Alterations and additions works for reinstatement and refurbishment
of the property are in progress and expected to be completed
around the fourth quarter of 2023.

No. 1 Hung To Road (33.33% interest), a 33-storey industrial

building in Kwun Tong, the average occupancy rate was
approximately 92.45% during the Period.
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BUSINESS REVIEW (continued)
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 2022, 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, with a total
gross floor area of around 1,853,561 square feet. It comprises two
phases with 4 residential tower blocks and provides 1,999 residential
units in aggregate. Up to 30 June 2022, 952 units of first phase and
928 units of second phase were sold.

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. lts
average occupancy rate was approximately 21.33% during the Period
due to the renovation works and COVID-19 pandemic.

Oriental Place (50% interest), a 10-storey office building next to
Hilton Beijing. Its average occupancy rate was approximately 63.18%
during the Period.

Overseas Property Investment

“120 Fleet Street” consists of a freehold office building known as
River Court and the Grade II* listed Daily Express Building, situated
at 116-129 Fleet Street, London, United Kingdom. It provides a total
net internal area of approximately 429,980 square feet, together
with certain car parking spaces. During the Period, the retail portion
of River Court was fully let while the office accommodation was
vacant. River Court will be redeveloped into a 21-storey high rise
Grade A office led, mixed use building with 2 basement levels, and
is expected to comprise approximately 540,800 square feet of office
space and approximately 18,600 square feet of retail space and will
be renamed as Evergo Tower, while Daily Express Building will be
retained and refurbished. Demolition works will commence once
the relevant government approval is granted and the new building is
expected to be completed in the first half of 2026.

14 St George Street” is a freehold office building located in London,
United Kingdom with total net internal area of around 51,861 square
feet. Office accommodation is arranged over lower ground, ground
and four upper floors. Its average occupancy rate during the Period
was approximately 86.489%.
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BUSINESS REVIEW (continued)
Overseas Property Investment (continued)

"61-67 Oxford Street and 11-14 Soho Street” is a mixed use
freehold building located in London, United Kingdom, comprising
approximately 55,151 square feet in aggregate. The building
provides retails, office and residential accommodation, occupying
approximately 33,843 square feet, 13,694 square feet and 7,614
square feet respectively, over lower ground, ground and six
upper floors. During the Period, the average occupancy rate was
approximately 88.86%.

“11 and 12 St James's Square and 14 to 17 Ormond Yard" is a
mixed use freehold building located in London, United Kingdom.
Its total net internal area is around 82,374 square feet. Office
accommodation is arranged over lower ground, ground and six upper
floors. The occupancy rate was approximately 91.35% during the
Period on average.

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 2022, the Group's
securities investment portfolio 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 loss recognised from securities investments and treasury
products for the Period was approximately HK$178.3 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.
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OTHER INFORMATION

Leasing of Windsor House - Connected Transactions and
Continuing Connected Transactions

On 28 March 2022, the Group (as tenant) entered into (i) a new
tenancy agreement in relation to the leasing of Room 3602 on
the 36th floor of Chubb Tower, Windsor House; and (ii) a renewal
tenancy agreement in relation to the renewal of the leasing of
the whole of 19th floor, the whole of 20th floor and the whole of
21st floor of Chubb Tower, Windsor House with a company at that
time indirectly wholly owned by Ms. Chan, Hoi-wan (an Executive
Director, the chief executive officer of the Company and a trustee
of the substantial shareholders of the Company (who are her minor
children)) as trustee for her minor children (as landlord) (the
“Transactions”), in connection with the sale of Nos. 14-18 Ma Kok
Street redevelopment project in Tsuen Wan and for the purpose of
headquarter of the Group respectively. The Transactions constituted
connected transactions and continuing connected transactions for the
Company under the Rules Governing the Listing of Securities on The
Stock Exchange of Hong Kong Limited (the “Stock Exchange”) (the
“Listing Rules”) as more described in the Company’s announcement
and supplemental announcement dated 28 March 2022 and 30
March 2022 respectively.

Mandate for Disposal(s) of Shares in China Evergrande
Group

As disclosed on page 15 of the Company's 2021 annual report, the
Company had on 23 September 2021 sought and obtained the
written shareholders’ approval in lieu of a general meeting pursuant
to Rule 14.44 of the Listing Rules for the grant of a mandate to
the Directors to dispose of all or part of the Company's shares in
China Evergrande Group (the shares of which are listed on the
Stock Exchange (stock code: 3333)) (“China Evergrande”) (the
"Disposal Mandate”) in the open market of the Stock Exchange
or through block trade(s) subject to a minimum selling price of
HK$0.01 per share (excluding transaction cost) in one or series of
transactions during a period of 12 months from 23 September 2021
to 22 September 2022. During the Period, the Group disposed of
certain shares of China Evergrande in the open market of the Stock
Exchange pursuant to the Disposal Mandate.
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PROSPECTS

The global economy continues to suffer from a series of destabilizing
shocks and its growth momentum slowed in the first quarter.
Persisting tension between Russia and Ukraine further dragged global
economic growth. The rapid spread of Omicron variant disrupted
global economic activities and dampened economic sentiment.

The Hong Kong economy saw a marked deterioration in the
first half of 2022. The first and second quarter Gross Domestic
Product contracted by 3.9% and 1.3% respectively. The fifth wave
of local epidemic and resultant restrictive measures seriously hit
consumption activities. Despite that, it is expected that the Phase
Il consumption voucher can stimulate eligible residents out to
spend more and to boost the economy. Nevertheless, the Group's
investment properties will continue to face numerous challenges
over the remainder of 2022.

In the United Kingdom, the Group's immediate focus is to redevelop
and revitalize its “120 Fleet Street” flagship project. Located in the
central business district of London, “120 Fleet Street” consists of
the commercial building River Court, which will be renamed as
Evergo Tower, and the historical Daily Express Building. Through the
project, the Group strives to achieve exceptionally high standard of
environmental sustainability and develop a business platform with art
and commence thriving in unison. In view of the pioneer design and
the new feature of the redevelopment, the Group looks forward to
attracting top grade international financial corporations and first tier
professional firms to occupy the office floors. Despite the risks to the
United Kingdom's outlook are skewed to the downside, the Group
still remains confidence for its economy in a longer term.

For the stock market, it took a pounding in the first half in 2022 and
expected to remain volatile. Market sentiment was dampened by
concerns over inflation, interest rate hike, geopolitical tensions and
the evolving global pandemic. We remain cautious on the volatility
and act watchfully whenever any financing decision will be made.

Looking forward, the global economic and geopolitical conflicts will
likely remain uncertain. In the face of heated inflation and tighten
monetary policy, the Group will adopt prudent approach amid
the high-interest landscape and strive to bring better returns to
shareholders.
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DIRECTORS' AND CHIEF EXECUTIVES' INTERESTS IN

THE SECURITIES OF THE COMPANY AND ASSOCIATED

CORPORATIONS

EENBESTHRAEBREARAREBREZEZ

Ea £

As at 30 June 2022, the interests and short positions of the Directors R-ZE-—FXA=+H BELARRAESTTH

and chief executives of the Company in the shares, underlying
shares and debentures of the Company or any of its associated
corporations (within the meaning of Part XV of the Securities and
Futures Ordinance, Chapter 571 of the laws of Hong Kong (the
“SFO")) as recorded in the register kept by the Company pursuant
to section 352 of the SFO or as otherwise notified to the Company
and the Stock Exchange pursuant to Appendix 10 of Model Code

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

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

I The Company

ABRARAFEEMBEEE (EEREFBE
1571 EEFE S RMERD] ([ BEE)
SEXVER) Z Bty - BB RESF TR 2 s
KR BARARERE S R E RO FE352(FEF
ZECMAEHAARE LR AE 2 (E
MBETAETETESFRZINEETR) ([1RE
SR MERAT RBRZAMT: —

AT
Percentage of
Number of Issued
Name of Director Shares Held  Note Capacity Share Capital
Espg FEROHE Wi &/ ERTRA
BOK
Ms. Chan, Hoi-wan (“Ms. Chan")  1,430,700,768 * Interest in controlled corporation 74.99%
el ([FR&t)) and interest of children under 18
PE®EE 2 2
RN A £
Note: M it -
*  These shares of the Company were indirectly owned by Sino * KRR AElZZERGBESno Omen Holdings

Omen Holdings Limited (as disclosed under “Substantial
Shareholders' Interests in the Securities of the Company”), the
entire issued share capital of which was held by Ms. Chan as the
trustee of her minor children Lau, Chung-hok, Lau, Sau-wah 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 2022.

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 2022.

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 2022, 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

FTERRREQXFA zBHER

BEENARBRSTRABMAE R-_T_—
FRA=ZTH ARBIREES MEEIIE336

e

EEBRMBARBL DTN ARA &

EHREEEA IR B EEARR D BITRAS%
INERBEZ AT (BEFHARARHTHRAR

interested or deemed to be interested in 5% or more of the issued BANWIT : —

share capital of the Company:—

Percentage of

Number of Issued

Name of Substantial Shareholders Shares Held  Nofes Capacity Share Capital
TERRER FEROHBE it a4 BRITRE
BOk

Mr. Joseph Lau, Luen-hung 1,430,700,768 4 Interest of spouse and 74.99%
("Mr. Joseph Lau") interest of children under 18

Bl ([R12ERE]) FEBzERR

AW TR

Sino Omen Holdings Limited 1,430,700,768 # Interest in controlled corporation 74.99%
(Incorporated in the British Virgin Islands) FrEtlEE 2 s
(REBHBRAHSTMAL)

Solar Bright Ltd. 1,430,700,768 # Beneficial owner and 74.99%
(Incorporated in the British Virgin Islands) interest in controlled corporation
(REBEBRESTMA) EaBEAAR \

P AR 2

Century Frontier Limited 476,425,000 # Beneficial owner 24.97%
(Incorporated in the British Virgin Islands) EmBEA
(REBEBRESTMA)

Joseph Lau Luen Hung Investments Limited 230,984,820 * Beneficial owner 12.10%
(Incorporated in the British Virgin Islands) ERBEEA
(REBHBRHSTMAL)

Notes: Biat -

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 interests 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
2022, 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 25 November
2021, an indirect wholly-owned subsidiary of the Company (the
“Borrower") as borrower has on 25 November 2021 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$610,000,000 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 74 to 75 of the 2020 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 (“INED(s)"), has reviewed with management
the accounting principles and practices adopted by the Group and
the unaudited condensed consolidated financial statements for the
Period.
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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 C.1.6
- Non-executive Director Attending General Meeting

Ms. Amy Lau, Yuk-wai, a Non-executive Director, was unable to
attend the annual general meeting of the Company held on 20 May
2022 ("AGM") as she was not in Hong Kong on that day.

Code Provision B.2.4(a)
- Disclosure of Length of Tenure of INED(s) Who Served
More Than Nine Years

The Company has disclosed the length of tenure of each existing
INED (all of them have been served more than nine years on
the Board) on a named basis in a supplemental announcement
of the Company dated 4 May 2022 instead of in the circular to
shareholders accompanying the notice of the AGM (the “Circular”).

Since all the INEDs are not required to retire from office and be re-
elected as Directors at the AGM, as such, the Company has omitted
to disclose the length of tenure of each INED on a named basis in
the Circular.

MODEL CODE FOR SECURITIES TRANSACTIONS

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

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

DISCLOSURE OF CHANGE OF INFORMATION OF
DIRECTORS UNDER RULES 13.51B(1) AND 13.51(2) OF
THE LISTING RULES

Ms. Phillis Loh, Lai-ping, an INED, has resigned as an independent
non-executive director of In Technical Productions Holdings Limited, a
company whose shares are listed on the Growth Enterprise Market of
the Stock Exchange (“In Technical Productions”), with effect from 11
May 2022.

Mr. Ma, Tsz-chun, an INED, has resigned as an independent non-
executive director of In Technical Productions with effect from 11
May 2022.

Save those changes mentioned above, there is no change of
information of each Director that is required to be disclosed under
Rules 13.51B(1) and 13.51(2) of the Listing Rules, since the
publication of the 2021 annual report of the Company.

APPRECIATION

2022 is the Group's 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, 17 August 2022
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