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RESULTS

The board of directors (the “Board”) of Chinese Estates Holdings
Limited (the “Company”) would like to announce the unaudited
consolidated interim results of the Company and its subsidiaries
(together, the “Group”) for the six months ended 30th June,
2019 (the “Period") together with the comparative figures for the

corresponding period in 2018:—

CONDENSED CONSOLIDATED STATEMENT OF

COMPREHENSIVE INCOME

For the six months ended 30th June, 2019

Revenue
Cost of sales

Gross profit

Other income

Investment income (expenses), net

Administrative expenses

Gain on disposals of equipment

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

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

ES

Chinese Estates Holdings Limited ([ A A &
EEg((EFg)ER_AAEARAR
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HEE EFR_ZFZ-NFRAHPZHLBHEF
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HHRE2EH RS /R
BE_FE-NFANA=FTHIEANEA

Six months ended 30th June,

BEXA=+HLAEAR
2019 2018
ZB-NE —T-)N\F
Notes HK$’000 HK$'000
Bt 5% FET FAET
(Unaudited) (Unaudited)
(REER) (REER)
WA 3 269,865 559,741
5 & KR (14,788) (108,719)
E 7 255,077 451,022
H th g A 5 30,080 51,931
BEWA(RAX)FHE 6 1,253,385 (540,830)
THRAX (137,072) (132,115)
& R W - 1,106
REMEZATESE (427,132) (22,755)
M5 E A 7 (192,625) (156,166)
Hth s &2 &5 B (694) (1
BEUEREARKREZ
E ¥ 95,209 94,293
B B A& A (B85 18) 876,228 (253,515)
P15 B B XX 8 (29,870) (65,220)
AN ER R A (B 18) 9 846,358 (318,735)
Hitt 2 E X H
TEENEZHEHEZ
EH
FaEE M2 E K= N
RBMAFEFEZ
BATAKEZ
W & &8 (1,012,299) (5,815,551)
G DA RE % /ﬁ)\ﬁﬁ?xé“
2 H b 2 U R
4 79
(1,012,295) (5,815,472)




COMPREHENSIVE INCOME (continued)

CONDENSED CONSOLIDATED STATEMENT OF HHEEEEREREXE)
For the six months ended 30th June, 2019 754

EZEFE-NFAA=ZFHIEANER

Six months ended 30th June,
BEAA=1TRHIEAMEA

2019 2018

—E-NEF —E-N\F

Notes HK$'000 HK8'000
BT 2% FET FE T

(Unaudited) (Unaudited)
(REEX) (R %)

Other comprehensive expenses Htt2E X (&)
(continued)
Items that may be reclassified BEEAEEF 7 HER =
subsequently to profit or loss ZIEH
Exchange differences on translation BONRBREEZ
of foreign operations b W = &8 (6,260) (105,340)
Share of other comprehensive expenses BEOEUERZEARKRE
of investments accounted Z E M2 E X
for using the equity method (673) (2,462)
(6,933) (107,802)
Other comprehensive expenses ANEAEE M 2 E X B
for the period (net of tax) (B Bt 1&) (1,019,228) (5,923,274)
Total comprehensive expenses AHEEZEX HAR
for the period (172,870) (6,242,009)
Profit (loss) for the period FE 465 < H#A R 0% R (5 18) -
attributable to:
Owners of the Company ZAN/NISIE7 RSN 844,917 (363,534)
Non-controlling interests FEIE I & 1,441 44,799
846,358 (318,735)
Total comprehensive expenses EhEAHEE2E X HAHE:
for the period attributable to:
Owners of the Company ZANYNESIE? RN (174,311) (6,286,808)
Non-controlling interests JEYE R 1,441 44,799
(172,870)  (6,242,009)
Earnings (loss) per share (HK$) BERERN(EHER)CGET) 11
Basic and diluted ERREE 0.443 (0.191)




CONDENSED CONSOLIDATED STATEMENT OF B KRS B MR R BEK
FINANCIAL POSITION

At 30th June, 2019 R-ZEBE-NFANA=+H
30th June, 31st December,
2019 2018
—E-AF —ET-N\F
ANA=+RH +tZA=+—H
Notes HK$'000 HKE'000
B 5 FET FE T
(Unaudited) (Audited)
(R 8 E %) (T %z)
Non-current assets RBEE
Investment properties KREME 12 14,840,174 15,280,848
Property, plant and equipment ME - BEMKE 35,271 36,654
Right-of-use assets EREEE 38,654 -
Intangible assets BILEE - -
Goodwill GRS 13 322,938 322,938
Investments accounted for using NEZEARZEKRE
the equity method 14 2,321,877 2,276,177
Advances to associates R DR A/NC T | 15 49,802 49,259
Advance to a joint venture R D R = B/NIC] /| 16 154,218 154,218
Financial assets measured at fair value BRAEEARBRAFE
through profit or loss FFECeERmEE 17 1,623,249 1,350,090
Financial assets measured at fair value BREMEEWEMN
through other comprehensive income REQAFEFEZ
TRLEE 18 20,355,008 21,367,307
Advances to investee companies BN EIRERANE 264,141 652,304
Advance to a non-controlling shareholder ~ #  — & FE #5 B% A% 38
IR 11,170 11,170
Deferred tax assets IEER I E E 1,642 1,899
Pledged deposits |17 R 85,227 83,203
40,103,371 41,586,067
Current assets REEE
Stock of properties MERE 228,223 228,799
Financial assets measured at fair value BBREEARBRATFE
through profit or loss HEZEMEAE 17 6,875,305 5,415,827
Inventories Ve 2,395 3,187
Debtors, deposits, other receivables and JEUERIE - e E b
prepayments JE Yt AR 18 Ko B A R I 19 341,661 517,562
Securities trading receivables and EHZEHFRXHERER
deposits T 21,909 22,497
Tax recoverable ERER TN 31,775 15,670
Pledged deposits iyl %ﬁ( 158,632 154,195
Time deposits, bank balances and cash EHER RITEHRK
Re 870,895 714,572
Sales proceeds held by stakeholders REAMFTHEMNS
HIE 32,339 32,327
8,563,134 7,104,636




CONDENSED CONSOLIDATED STATEMENT OF

FINANCIAL POSITION (continued)
At 30th June, 2019

Current liabilities
Creditors and accruals
Securities trading and margin payable

Deposits and receipts in advance
Lease liabilities

Tax liabilities

Borrowings

Derivative financial instrument

Net current liabilities

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

Statutory reserve

Special reserve

Capital redemption reserve

Translation reserve

Retained profits
— declared/proposed dividend
— others

Non-controlling interests
Total equity

Non-current liabilities
Borrowings
Amounts due to associates
Amount due to a non-controlling
shareholder
Lease liabilities
Deferred tax liabilities

HEGRS M BERRERE

R-ZF-AFANA=1H

30th June, 31st December,
2019 2018
—E-hE —E— N\
ANA=+RH +tZA=+—H
Notes HKS$000 HK$'000
B 3 FHET FET
(Unaudited) (Audited)
(REFER) (& #E%)
REBaEE
JE S BRIE & B R RIE 20 142,101 247,187
ENEAERSE IE M

RE® 31,855 22,295
e N AU A 216,209 218,633
HEBE 15,065 -
HIEAE 42,825 62,656
EE 21 9,873,923 9,303,688
TES2MITA 377 -

10,322,355 9,854,459
RBAEEFE (1,759,221) (2,749,823)
EEHAERABAR 38,344,150 38,836,244
KABHEE AEML
IR A B =
f&% < 22 190,762 190,762
BB HE MmN

FMAFEIFEZ

EMEEHB 6,004,072 7,016,367
AT R 668 668
1 Rl % 2,499,685 2,499,685
& KB Bl 7 138,062 138,062
i X, i 1 (600,141) (593,208)
RS /m ol

- TR/ BR KA 19,076 190,762

- Hfb 25,445,111 24,619,270

33,697,295 34,062,368
FERES 32,642 81,201
B 2 ¥ = 48 28 33,729,937 34,143,569
EkRBER
EE 21 4,347,760 4,443 987
=R /NI 23 187,319 171,619
r&E—H/~ H@H“J&%

KIB 23 253 24,177
HEBME 23,151 -
BEEHIEESE 55,730 52,892

4,614,213 4,692,675
38,344,150 38,836,244




CONDENSED CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

HHEERAEZEEH R
For the six months ended 30th June, 2019
BE-—F-NENA=1HIEANEA

At st January, 2018

(audited) 4

Loss for the period ANEAFEE B

Other comprehensive expenses AHMEEHMEE X W
for the period

Total comprehensive expenses AHEE2EX AR
for the period

Final dividend for 2017 paid Eﬁf T -+ FERARE

Unclaimed dividends forfeited PR R AR 2 BB
(note (iv)) (B 3 (v))

At 30th June, 2018 R-_F—N\FXNA=1H
(unaudited) (REEZ

Profit for the period 2 H A

Other comprehensive income AHEEMEE KR
for the period

Total comprehensive income AEHEEEREERE
for the period \

Transfer of reserve upon disposal of REEBEBEMEENR
the investment in an equity instrument ~ LARB DA FEHE 2
measured at fair value through BMATERERERE
other comprehensive income i 1

Dividends paid to non-controlling EREERBRRREE
shareholders

Interim dividend for 2018 paid ERNZZE-NEFHHRE

At 31st December, 2018 RZE—-NF+=-_A=+—H
(audited) (EZ)

Profit for the period 2N B g A

Other comprehensive expenses AHEEME2E N
for the period

Total comprehensive expenses AHEEEX B

for the period

Dividend paid to a non-controlling
shareholder

Final dividend for 2018 paid

BN —RFERRRRE
ENZF-NEREKE

At 30th June, 2019 RZE-AEAA=1H
(unaudited) (RBER)

Attributable to owners of the Company

FRRABEAREREES

Financial assets
measured

at fair value
through other

Share  comprehensive Statutory
capital income reserve reserve
BBHAM

ZEKEUARBR
NYEFE

BE SREEZHE EERE
HK$'000 HK$'000 HK$'000
FET FET TR
(note (I); (note (n)?

GEA0! (P & i)
190,762 10,204,417 668
- (5,815,472) -
- (5,815,472) -
190,762 4,388,945 668
- 2,968,157 -
- 2,968,157 -
- (340,735) -
190,762 7,016,367 668
- (1,012,295) -
- (1,012,295) -
190,762 6,004,072 668




CONDENSED CONSOLIDATED STATEMENT OF CHANGES IN EQUITY (continued)

HHEERAEZEEH KRB
For the six months ended 30th June, 2019
BE-—ZFE-—NFANA=+HILEANEA

Attributable to owners of the Company

FRAEEARERTESR
Capital Non-
Special redemption Translation Retained controlling
reserve reserve reserve profits Total interests Total equity
&x - IR A 18 2=
%5 5l B BE e B 51 RE&ER R FERES e
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
TR FET FET FRET TR FET FET
(note (III);
(Bt = (iif)
2,499,685 138,062 (308,253) 23,660,575 36,385,916 107,086 36,493,002
- - - (363,534) (363,534) 44,799 (318,735)
- - (107,802) - (5,923,274) - (5,923,274)
- - (107,802) (363,534) (6,286,808) 44,799 (6,242,009)
- - - (190,762) (190,762) - (190,762)
- - - 3,270 3,270 - 3,270
2,499,685 138,062 (416,055) 23,109,549 29911,616 151,885 30,063,501
- - - 1,378,824 1,378,824 (276) 1,378,548
- - (177,153) - 2,791,004 - 2,791,004
- - (177,153) 1,378,824 4,169,828 (276) 4,169,552
- - - 340,735 - - -
- - - - - (70,408) (70,408)
- - - (19,076) (19,076) - (19,076)
2,499,685 138,062 (593,208) 24,810,032 34,062,368 81,201 34,143,569
- - - 844,917 844,917 1,441 846,358
- - (6,933) - (1,019,228) - (1,019,228)
- - (6,933) 844,917 (174,311) 1,441 (172,870)
- - - - (50,000) (50,000)
- - (190,762) (190,762) - (190,762)
2,499,685 138,062 (600,141) 25,464,187 33,697,295 32,642 33,729,937




CONDENSED CONSOLIDATED STATEMENT OF
CHANGES IN EQUITY (continued)
For the six months ended 30th June, 2019

Notes:

0)

(i)

(iii)

(V)

The cumulative amount of the gain on a listed equity investment classified
as financial assets measured at fair value through other comprehensive
income ("FVTOCI") was approximately HK$5,238,043,000 as at 30th
June, 2019 (31st December, 2018: HK$6,571,043,000).

During the Period, the unrealised loss on fair value change from holding
shares of China Evergrande Group (stock code: 3333) (“Evergrande
Shares”) of HK$1,333,000,000 (2018: HK$5,959,910,000) was
recorded in financial assets measured at FVTOCI reserve.

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.

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 17th August, 2011 remaining unclaimed by
shareholders of the Company on 28th February, 2018. During the six
months ended 30th June, 2018, unclaimed dividends amounted to
approximately HK$3,270,000 were forfeited and transferred to retained
profits.

HHGEREIEZSEH RE)
BE—ZFE-NEFEANA=ZF+HILEAEA

b i -

0]

(i)

(iii)

(V)

N-Z—-AEXNB=1+H ETRAERED
EARBEMEZERZIARBAFE(RS
Emz2EBRIURBAFEDFEZEME
B2 R WE S E 4 A5,238,043,000/8 (=
T—-NFE+=-F=+—H:6571,043,000#
JL) e

RABE BRAEHME2E KRS ARBEAFE
FECERMEECREPHEREFEF
BEAEBMD AR 3333)H(TEAKM])
ZNFEZE KR EIE1,333,000,000%
7T (= Z — J\£ : 5959,910,000/%& JT) °

AEBNEERBRERTEARKMBE(THE])
EERBES RAZREESFELOEXD
BRETEMNBARDEENBRENRBIEKE
MeFIBEERIASEREERBHRERAES
ZBRBLIR 8 N 2 100 - BRI 48 5E R B b B MY
B~ B R & A& Z250% A E R N EM
BEFEBRWMA)REL XAEBENR
EBETEAALESTENBARZER-

o@D EMERARERQBR — AN
NFEMZEBRARSABRERAR ZKRA
FaBEERERELEZZBRATA DK

BPWRBERZBEBEDEARAR T ——
FANATERRZAEIRT AR A ZRER
TE-NFAZATNABNARERZKE -
RBEE-_Z-NFXA=ZFTHLEXEAAN"
MARBER 2 I 8254 /3,270,000 T2
BB BRERE A -



CONDENSED CONSOLIDATED STATEMENT OF

CASH FLOWS

For the six months ended 30th June, 2019

Net cash (used in) generated from
operating activities

Net cash generated from investing activities

Increase in pledged deposits
Repayments from an investee company
Other investing activities

Net cash generated from (used in)
financing activities
New bank and other borrowings

raised (repaid), net

Repayments of loans from a director
Principal elements of lease payments
Interest elements of lease payments
Dividend paid
Other financing activities

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

Effect of foreign exchange rate changes

Cash and cash equivalents at 30th June

Analysis of the balances of cash and
cash equivalents
Time deposits, bank balances and cash
Less: Time deposits with maturity greater
than three months
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Six months ended 30th June,
BEZEAA=1tHILAEA

2019 2018
—E-NF —E-NHF
HK$'000 HKgZ'000
FHETT T#&E T
(Unaudited) (Unaudited)
(R R E %) (R EZ)
(551,947) 2,761,355
(4,521) (33,056)
512,750 15,000
230,510 154,155
738,739 136,099
488,257 (551,556)
- (1,835,500)

(3,446) -
(304) -
(190,762) (190,762)
(266,422) (156,616)
27,323 (2,734,434)
214,115 163,020
605,872 570,578
(1,982) 860
818,005 734,458
870,895 913,208
(52,890) (178,750)
818,005 734,458




NOTES TO THE CONDENSED CONSOLIDATED FINANCIAL
STATEMENTS
For the six months ended 30th June, 2019

Basis of Preparation

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

As at 30th June, 2019, the Group’s current liabilities exceeded its
current assets by approximately HK$1,759,221,000 (31st December,
2018: HK$2,749,823,000). Notwithstanding the above result, these
unaudited condensed consolidated financial statements have been
prepared on a going concern basis.

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

As at 30th June, 2019, the Group had unutilised bank facilities. Based
on the latest communications with the banks, the directors of the
Company (“Directors”) are not aware of any intention of the principal
banks to withdraw their bank facilities or require early repayment
of the 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.
In addition, the Group held a portfolio of listed securities investments
and treasury products presented as non-current assets as at 30th
June, 2019 in aggregate of approximately HK$20,385,099,000 (31st
December, 2018: HK$21,438,609,000) (Notes 17 and 18), which
could be realised into cash, if necessary.

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 30th June, 2019. Based on the cash
flow projections, the Group will have sufficient financial resources to
meet its financial obligations as and when they fall due in the coming
twelve months from 30th June, 2019. The management has made
key assumptions on the projections with regard to the anticipated
cash flows from the Group's operations, capital expenditures and the
continuous availability of bank facilities. The Group's ability to achieve
the projected cash flows depends on the continuous availability of bank
facilities from the banks.

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

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

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 31st December, 2018 except as
described below.

In the current period, the Group has applied, for the first time, the
following new Hong Kong Financial Reporting Standards (“"HKFRSs"),
new interpretation and amendments to existing HKFRSs (“2019 new
HKFRSs") issued by the HKICPA, which are effective for the current
accounting period of the Group. The 2019 new HKFRSs adopted by the
Group in these unaudited condensed consolidated financial statements
are set out below:

HKFRSs (Amendments) Annual Improvements to HKFRSs

2015-2017 Cycle

HKFRS 9 (Amendments) Prepayment Features with Negative
Compensation

HKFRS 16 Leases

HKAS 19 (Amendments) Plan Amendment, Curtailment or
Settlement

Long-term Interests in Associates and
Joint Ventures

Uncertainty over Income Tax
Treatments

HKAS 28 (Amendments)

HK(IFRIC) — Int 23

HKFRS 16 Leases
Accounting policies applied from 1st January, 2019

HKFRS 16 introduces a comprehensive model for the identification of
lease arrangements and accounting treatments for both lessors and
lessees. HKFRS 16 superseded HKAS 17 “Leases” and the related
interpretations when it became effective. The standard sets out the
principles for the recognition, measurement, presentation and disclosure
of leases and requires lessees to account for most leases under a single
lessee accounting model. It distinguishes leases and service contracts
on the basis of whether an identified asset is controlled by a customer.
In addition, HKFRS 16 requires sales and leaseback transactions to
be determined based on the requirements of HKFRS 15 “Revenue
from Contracts with Customers” as to whether the transfer of the
relevant asset should be accounted as a sale. HKFRS 16 also includes
requirements relating to subleases and lease modifications.
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Principal Accounting Policies (continued)
HKFRS 16 Leases (continued)
Accounting policies applied from 1st January, 2019 (continued)

Subject to limited exceptions for short-term leases and low-value assets,
distinctions of operating and finance leases are removed for lessee
accounting, and is replaced by a model where a right-of-use asset and
a corresponding liability have to be recognised for all leases by lessees.
However, the standard does not significantly change the accounting
of lessors.

The Group adopted HKFRS 16 using the modified retrospective method
of adoption with the date of initial application of 1st January, 2019.
Under this method, the standard is applied retrospectively with the
cumulative effect of initially applying the standard recognised at the
date of initial application and the comparative information for 2018
was not restated. The Group elected to use the transition practical
expedient allowing the standard to be applied only to contracts that
were previously identified as leases applying HKAS 17 and HK(IFRIC)
— Int 4 "Determining whether an Arrangement contains a Lease” at the
date of initial application.

Nature of the effect of adoption of HKFRS 16

The Group has lease contracts for office premises and equipment. As
a lessee, the Group previously classified leases as operating leases.
Under HKFRS 16, the Group applies a single approach to recognise and
measure right-of-use assets and lease liabilities for all leases, except
for two elective exemptions for leases of low-value assets (elected
on a lease-by-lease basis) and short-term leases (elected by class
of underlying asset). The Group has elected not to recognise right-
of-use assets and lease liabilities for (i) leases of low-value assets;
and (ii) leases, that at the commencement date, have a lease term
of twelve months or less. Accordingly, the Group recognises the lease
payments associated with those leases as an expense on a straight-line
basis over the lease term. In addition, lease payments in relation to
lease liability are allocated into a principal and an interest portion which
are presented as financing cash flows in the unaudited condensed
consolidated statement of cash flows by the Group.

Impacts on transition

In accordance with the transitional provision under HKFRS 16, the Group
applied the simplified transition approach on 1st January, 2019. Lease
liabilities were recognised at the present value of the remaining lease
payments, discounted using the lessee’s incremental borrowing rate at
the date of initial application. All right-of-use assets were measured at
the amount of lease liabilities on adoption (adjusted for any prepaid
or accrued lease expenses, if any).

In applying HKFRS 16 for the first time, the Group has used the following

practical expedients permitted by the standard:

. applied the short-term lease recognition exemption to leases with
lease term that ends within twelve months at the date of initial
application; and

. excluded the initial direct costs from the measurement of the
right-of-use assets at the date of initial application.
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Principal Accounting Policies (continued) 2.
HKFRS 16 Leases (continued)

ZE-NF-F-HEERAZEFTHEE)

Accounting policies applied from 1st January, 2019 (continued)

Impacts on transition (continued) BEZE(E)
The impacts arising from the adoption of HKFRS 16 as at 1st January, RCZE-—NF-—A-—BRBEBENBEREE
2019 are as follows: AIE16SMmELEZZENT
HK$'000
TET
Assets BE
Increase in right-of-use assets ERAEEEEM 7,825
Properties LY/ 6,593
Equipment B 1,232
Liabilities afE
Increase in lease liabilities HEAFEEN 7,825
Non-current portion FE M B D 4,588
Current portion bRz 3,237
The weighted average discount rate applied to the lease liabilities on 1st RZZE-—NF—-—H—-—HERREEAEZMN
January, 2019 was 2.73%. The lease liabilities as at 1st January, 2019 ¥ i’] BB ER2TBE-R_ZE—-NLF—A
reconciled to the operating lease commitments as at 3 1st December, —HZHEABRRZZE-NF+ZA="+
2018 is as follows: —HEEREAEIHERT
HK3'000
F#ET
Operating lease commitments as at RZE-NF+_A=+—HZ
31st December, 2018 EEHERE 20,138
Less: Commitments relating to short-term leases W BEEHEE 2 AE (1,688)
Leases not yet commenced on 1st January, 2019 RZZE-—NF-—HA-—BHAABZEE (10,375)
8,075
Discounted operating lease commitments, lease R_ZT— jli AR—RA®mRzHEEAE
liabilities recognised as at 1st January, 2019 (BREIRE EHE&E) 7,825

Summary of new accounting policies

As a result of the adoption of HKFRS 16, the new accounting policies of
the Group which have been applied from the date of initial application
are set out below:

Right-of-use assets

The Group recognises right-of-use assets at the commencement
date of the lease (i.e. the date which the underlying asset is
available for use). Right-of-use assets are measured at cost, less any
accumulated depreciation and impairment losses, and adjusted for
any remeasurement of lease liabilities. The cost of right-of-use assets
includes the amount of lease liabilities recognised, initial direct costs
incurred, estimated costs to be incurred by the lessee in restoring the
underlying asset to the condition required by the terms and conditions
of the lease, and lease payments made at or before the commencement
date less any lease incentives received. Unless the Group is reasonably
certain to obtain ownership of the leased asset at the end of the lease
term, the recognised right-of-use assets are depreciated on a straight-
line basis over the shorter of its estimated useful life and the lease
term. Right-of-use assets are subject to impairment.
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Principal Accounting Policies (continued)

HKFRS 16 Leases (continued)

Accounting policies applied from 1st January, 2019 (continued)
Summary of new accounting policies (continued)

Lease liabilities

At the commencement date of the lease, the Group recognises lease
liabilities measured at the present value of lease payments to be
made over the lease term. The lease payments include fixed payments
(including in-substance fixed payments).

In calculating the present value of lease payments, the Group uses
the incremental borrowing rate at the lease commencement date if
the interest rate implicit in the lease is not readily determinable. After
the commencement date, the amount of lease liabilities is increased
to reflect the accretion of interest and reduced for the lease payments
made. In addition, the carrying amount of lease liabilities is remeasured
if there is a modification (i.e. a change in future lease payments arising
from change in an index or rate, a change in the lease term, a change
in the in-substance fixed lease payments or a change in the assessment
to purchase the underlying asset).

Short-term leases and leases of low-value assets

The Group applies the short-term lease recognition exemption to short-
term leases of assets (i.e. those leases that have a lease term of twelve
months or less from the commencement date and do not contain
a purchase option). The Group also applies the lease of low-value
assets recognition exemption to leases of office equipment that are
considered as low value. Lease payments on short-term leases and
leases of low-value assets are recognised as an expense on a straight-
line basis over the lease term.

Significant judgment in determining the lease term of contracts with
termination option

The Group determines the lease term as the non-cancellable term of
the lease, together with any periods covered by an option to terminate
the lease if it is reasonably certain not to be exercised. The Group has
the option, under some of its leases, to terminate the lease with prior
written notice without any compensation. The Group applies judgment
in evaluating whether it is reasonably certain to exercise the option to
terminate. That is, the Group considers all relevant factors that create
an economic incentive for it to exercise the termination option. After the
commencement date, the Group reassesses the lease term if there is
a significant event or change in circumstances that is within its control
and affects its ability to exercise (or not to exercise) the option.
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Principal Accounting Policies (continued) 2.

HKFRS 16 Leases (continued)

Accounting policies applied from 1st January, 2019 (continued)

Amounts recognised in unaudited condensed consolidated financial

Statements

The carrying amounts of the Group's right-of-use assets and lease
liabilities and the movements during the Period are as follows:

At 1st January, 2019

RZZE—-—hhFE—A—H

Additions NE

Depreciation (Note 9) #r & (M 55 9)
Interest expense (Note 7) FEREZ M FET)
Lease payments HE R

At 30th June, 2019

R-ZE-hhEXA=1+H

Analysed for reporting purpose as: ERERB 2D
Non-current EMEBIEE
Current B E

The Group recognised rental expenses from short-term leases of
approximately HK$19,195,000 (Note 9) during the Period.

TEEHEEAE)

ERMBREENF 165 -
ZE-NF-F-HEEAZE

HE#E)
At B (E)

RAEECH PG BEREFPERZEH

Z@ﬁﬁﬁééﬁ?&fﬂ EEEZREER

N e
RABRBzEHMT :

Save as disclosed above, the application of the 2019 new HKFRSs
had no material effect on how the results and financial position for
the current or prior accounting periods are prepared and presented.
Accordingly, no prior period adjustment has been required.

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

HKFRS 3 (Amendments)  Definition of a Business'

HKFRS 10 and HKAS 28  Sale or Contribution of Assets between

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

HKAS 1 and HKAS 8 Definition of Material

(Amendments)

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

2020

2 Effective for annual periods beginning on or after 1st January,
2021

3 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 significant impact
on how the Group's results of operations and financial position are
prepared and presented. The new and amended HKFRSs may result
in changes in the future as to how the results and financial position
are prepared and presented.

Revenue

Revenue represents the aggregate amounts of sales of properties
held for sale, commission from brokerage, settlement charges from
brokerage, cosmetic goods sold less returns and amounts received
and receivable from property rental income, are analysed as follows:

TEEHEEAE)

EERETEREH T RAETE BB R
ERB|ZEERE MM KREELFHR
MEAEAHBREEUGARE Y AR R
MR BRR Y RBR L HAEEBRE
AR B REHREET BB BRE L
Rl ESHAGEERTBRR Y GRES
A ERED -

A

WATEREFLHENEZHE KLME -
RERB2XZER MBRER 2K
HEALEKREEEZDEHS WA Z A
TR ONWT

Six months ended 30th June,
BEXRA=THLXEA

2019 2018
ZE-NF —E-NEF
HK$’000 HK$'000
FiBT TET
Revenue from contracts with customers: HEFPEHOZWA:
Recognised at a point in time PR — i B 7 37
Sales of properties held for sale BIEHEMECHEE - 273,989
Brokerage and cosmetic income B4 BR 1 N Ab ik ah 3 B A 8,103 10,730
8,103 284,719
Revenue from other source: HAh SOR 2 WA -
Property rental income mEBEE KA 261,762 275,022
269,865 559,741

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; (i) property leasing for retail; (iii) property leasing for non-
retail; (iv) listed equity investments at FVTOCI; (v) listed investments
and treasury products at fair value through profit or loss (“FVTPL");
and (vi) unlisted investments, investment holding and brokerage. The
segmentations are based on the information about the operation of
the Group that management of the Group uses to make decisions.
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Operating Segments (continued)

Principal activities are as follows:

Property development and Property development and sales

trading of trading properties
Property leasing
— Retail — Property leasing from retail
properties
— Non-retail — Property leasing from non-retail
properties
Listed equity investments ~ — Listed equity securities at FVTOCI
at FVTOCI
Listed investments and — Listed securities investments in
treasury products at investments held-for-trading,
FVTPL over-the-counter trading and

structured products
Unlisted securities investments,
trading and brokerage

Unlisted investments,
investment holding and
brokerage

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

Unallocated corporate assets mainly comprised leasehold land and
building for own use, right-of-use assets, advance to a non-controlling
shareholder, deferred tax assets and tax recoverable (31st December,
2018: also included derivative financial instrument).

Unallocated corporate liabilities mainly comprised tax liabilities, bank
borrowings, amounts due to associates, amount due to a non-controlling
shareholder, lease liabilities, deferred tax liabilities and derivative
financial instrument.

The Group's measurement methods used to determine reported
segment profit or loss remain unchanged from 2018.

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(were) one (2018: two) major customer(s) who individually
accounted for 10% or more of the Group's revenue. Revenue of
approximately HK$88,166,000 was derived from a customer in
non-retail property leasing segment in the United Kingdom (2018:
HK$273,989,000 was derived from a customer in property development
and trading segment in Hong Kong and HK$93,623,000 was derived
from a customer in non-retail property leasing segment in the United
Kingdom).
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Operating Segments (continued)

Operating segment information is presented below:

Condensed Consolidated Statement of Comprehensive Income
For the six months ended 30th June, 2019

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

Revenue

Revenue from external customers
- Hong Kong
- United Kingdom
- Mainland China

Revenue from external customers
Attributable rental revenue from associates/
joint venture/investee company
- Hon% Kong
- Mainland China

Result

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

Share of results of investments accounted
for using the equity method
- Attributable gross income
- Honﬁ Kong
- Mainland China
- Attributable operating cost

- !\Hﬂg?ﬁaﬁnéhina

QOther income

Finance costs

Other gains and losses

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

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 resu%ts of investments accounted
for using the equity method)
- Deferred tax expense

Profit for the Eeriod attributable to
owners of the Company

Core profit for the period attributable to
owners of the Company
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4., BEBEHIE(E
EENHEERZEINT
CEECES TS $ TS
BE_ZE-NAEANA=THLAEA
Listed Unlisted
Prope;y leasing investments  investments,
Property L Listed equity ~ and treasury  investment
development ——investments products  holdingand  All other
and trading Retail ~Non-retail  atFVTOCI ~  atFVIPL  brokerage  segments Consolidated
B@dfb2E BESEN o
KEARR RRATEZ FITRE
VEX T _DFEY  LTRER REBRER FAAH
RER 2 F2& LTRARE HEEM BERH pix 58
HKSO00  HKS000  HKS'000  HKS000  HKSO00  HKSO00  HKSO00  HKS000
- T Fér FEr T FEr FEx T
- - - 1,394,901 - - 1,394,901
- - - - 138,403 - - 138,403
- - - - 1,533,304 - - 1,533,304
- 20,849 68,033 - - 3,060 5,043 96,985
- 17432 155,134 - - - - 172,566
- - 314 - - - - 314
- 38,281 223,481 - - 3,060 5,043 269,865
- 38,281 223,481 - - 3,060 5,043 269,865
- 10,136 23,628 - - - - 33,764
- 26,109 3919 - - - - 30,028
- 14,526 251,028 - - 3,060 5,043 333,657
- 18,793 64,188 - 754,034 (1,598) 1231 842,654
- 16,897 152,229 - - 48 - 169,174
- - 144 - - 1,567 - 11
- - - - 503,303 - - 503,303
- 35690 216,561 - 1,257,331 17 1231 1,516,842
- 9,658 23,483 - - - 1,103 34,244
- 26,109 3919 - - - - 30,028
- (399)  (3,591) - - - - (3,990)
- (R0 (1482) - - - - (13,302)
- 59,238 238,890 - 1,257,331 17 8,340 1,563,822
6,462 - - - - - - 6,462
- - - (62,713) (49,318) - - (0
(694) - - - - - - (694
682 (18955)  (3,664) - - - (162) (22,099)
6,450 40283 235226 (62,113) 1,208,019 17 8,178 1,435,460
(121,834)
(80,594)
(28,088)
(1.481)
1,203,503
(356,804)
(1,782)
844,917
1,203,503
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4.

Operating Segments (continued)

Condensed Consolidated Statement of Financial Position

At 30th June, 2019

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 and a joint venture
- Hong Kong
- Mainland China

Reportable segment assets

Unallocated corporate assets

Consolidated total assets

Liabilities
Segment ligbilties
- Hong Kong
- United Kingdom
- Mainland China
- Other countries

Reportable segment ligbilties

Unallocated corporate liabiltties

Consolidated total liabilities

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

ADEZLNAAE

RREELE

ANEZLARE

RRAAEAE

FROKERE
(EMIAREEHEEERSN)

4. EESEE)

RS BB RN R
RZFB-ANFEFANA=+H
Listed Unlisted
Property leasing investments  investments,
Property NERE Listed equity ~ and treasury  investment
development investments products  holdingand Al other
and trading Retail ~ Non-retail  at FuTOCI atFVTPL  brokerage  segments Consolidated
BEAMRE RBBRGN .
KRR RBRAYEZ #LTRE:
VEX T _RYEZ  LWRER  REABRR FAEAM
KEE 26 F2E LTRARE HEER BERK A8 58
HK$'000  HK$'000  HK$'000 HK$'000 HK$'000 HK$'000  HK$'000 HK$'000
-2 T Fér FEx Fér FEr FEx T
1,103,136 2,189,581  5264,914 18,834,010 6,996,262 406,547 156,382 34,950,832
- 1497861 7,129,364 - - - - 8,627,225
261,489 - 29,050 - - 6,850 - 297,389
- - - - 1,631,262 522,606 - 2,153,868
36,356 428,011 1,662,352 - - 2,052 6,328 2,135,099
- 140,906 45,872 - - - - 186,778
1,663 - 154,331 - - 2 1,17 157,113
- 35,389 11,518 - - - - 46,907
1,402,644 4,291,748 14297401 18,834,010 8,627,524 938,057 163,827 48,555,211
111,294
48,666,505
66,639 21,192 70,108 4,003,519 3,391,458 26,484 6,586 7,585,986
- 14,151 171,904 - - - - 186,661
- - 184 - - - - 184
- - - - 534,489 - - 534,489
66,639 35,949 242,196 4,003,519 3,925,941 26,484 6,586 8,307,320
__ 6629248
14,936,568
- - 2,081 - - 6 M
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Operating Segments (continued)

Other Material Items

For the six months ended 30th June, 2019

Interest income
Finance costs

Net income

Depreciation — property, plant
and equipment

Depreciation — right-of-use
assets

Fair value changes on
investment properties

Write-down of stock of
properties

Share of results of
investments accounted
for using the equity method

Income tax expense

Non-controlling interests

B A
MBEER

NS
TE-U%¥ KBE
E g
TE-ERAEEE
BREMEZRAFE
MEFEZRE

B AREIRAAR
BREZES

A3 B XX
IE 12 M &

4. BEHEE)
HtEARER
BE-_E—NFANA=Z+HILEANEA
Condensed
Adjustments Adjustments  consolidated
for for major  statement of
Reportable unallocated non-cash comprehensive
segments items items income
Ko #EE FEFRE HHEE
T2/ E 2 B BEEZHRE 2EUEHRER
HK$'000 HKS$'000 HK$'000 HK$’000
FHETT FHET FET FHET
355,641 - - 355,641
(112,031) (80,594) - (192,625)
243,610 (80,594) - 163,016
- (2,514) - (2,514)
- (5,708) - (5,708)
- - (427,132) (427,132)
(694) - - (694)
24,881 - 70,328 95,209
- (28,088) (1,782) (29,870)
- (1,441) - (1,441)
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4. Operating Segments (continued) 4. BEHEE)
Condensed Consolidated Statement of Comprehensive Income BHAEEZERE®RR
For the six months ended 30th June, 2018 BHE—ZFT—NEFENA=Z1+HIENEA
Listed Unlisted
Property leasing investments ~ investments,
Property ?Eﬂ XHE Listedequity ~ andtreasury  investment
development investments poducts ~ holdingand ~ All other
and trading Retail ~ Non-retai at Frmoc at FVTPL brokerage  segments  Consolidated
BREMEZE  BEBAN L
‘ BEhR RRAFES FENERE:
UES S ATEZ  LTRER  REZRR Fﬁﬁﬁf@
REE z #ZE LTRARE  HEER  HERK A
HKF000  HKS000  HKS000 HK§'000 HKg'000 HK$'000 HKZ 000 HKg'000
TEr  TEn  TER AT A7 T TEn A7
Major cash items excluding in revenue i }\ WpzEEREER
- Hong Kong 58 - - - 4674329 - - 4674329
- Other countries -EkE% - - - - 443,255 - - 443255
- - - - 5117584 - - 5117584
Revenue BA
Revenue from extemal customers RENIEPZUA
- Hong Kong -EE 273,989 20907 68,271 - - 6,008 4722 373,897
- United Kingdom -EE - 18511 167333 - - - - 185,844
273,989 39418 235,604 - - 6,008 4722 559,741
Revenue from extemal customers after RENBEERERK L
non-controlling interests HEEAE ON 191792 39418 235601 - - 6,008 4722 477,541
Attributable property sales from associates BERERANEHE
- Hon§ Kong -84 ) 2,908 - - - - - - 2,908
Attributable rental revenue from associates/ EhBERT/EER7/
joint venture/investee company EXRENTHEEHA
- Hon% ong -8R - 10138 20327 - - - - 30465
- Mainland Chin -REAE -3 4824 - - - - 42,603
194,700 87,335 260,752 - - 6,008 4722 553517
Result 34
Segment result GRS
- Hong Kong -Ek 179,149 17235 67,024 575 (275,087) 12,857 9,557 11310
- United Kingdom -%E - 17967 163972 - - 52 - 181,991
- Mainland China -PEAE - - - - 1737 - 1737
- Other countries -EHER - - - - (276,893) - - (276,893)
179,149 35202 230,99 575 (551,980) 14,646 9,557 (81,855)
Share of resuls of investments accounted BROEREARREL
for using the equity method -
~ Attrbutable property sales, net -BENFHERD
- Hong Kong - 2227 - - - - - - 2207
- Attibutable gross income -ElRNALE
- Hon% Kong -E5 - 9,696 19,59 - - - 1,085 30377
- Mainland China -RARE -3 4824 - - - - 42,603
- Attributable operating cost -EEEEAR
- Hon% Kong -%E - (375) 23,838 - - - = (4213)
- Mainland China N - (14311) 1,551 - - - - 15,362
Non-controling interests FERER (52,741) - (3 - - - - 52,744
128,635 67991 250,024 575 (551,980 14,646 10,642 79,467
Finance costs BRER - - - (52,899) (3153 - - 84,436
Share of results of investments accounted BEEREAERE,
for using the equity method ES |
- Income tax and others -FBRRER 8 (19448) (2016) - - - (218) (21674)
128,643 48,543 248,008 (52,324) (583,517) 14,646 10424 (185,577)
Unallocated items APEEE 3
Unallocated corporate expenses, net AVEZRTRRFE (87,032)
Unallocated finance costs XABHBER (71,730)
Income tax expense FERAT (64410)
Unallocated non-controlling interests AOBEERER 7,945
Operating loss for the period attributable to ERAREARERERL
owners of the Company BeER (400,804)
Major non-cash items EE-F 305N
~ Unrealised fair value chanﬁes on investment properties - % ENF L AEERTEEY
(including share of results of investments accounted (BERENEREARRE
for using the equity method) L35 38,080
- Deferred tax expense -BRERER L (810)
Loss for the period attributable to FRAREAREREE
owners of the Company B8 (363,534)
Core loss for the period attributable to FRAREAREREE
owners of the Company KUER (400,804)



4. Operating Segments (continued) 4. BEHEE)

Condensed Consolidated Statement of Financial Position CEEE R T €
At 31st December, 2018 R=ZFE—-NF+=-ZHA=+—H
Listed Unlisted
Property leasing investments  investments,
Property UEL Listedequity ~ andtreasury ~ investment
development —investments poducts ~ holdingand ~ All other
and trading Retall ~ Non-retai atFmocl at FVTPL brokerage  segments  Consolidated
AREBEE  BEBAN
YENRR RBRATEZ FLTRR
NELR ‘ ‘ A¥Ez  LTRER ?QQT“HX& FEEM
REE g FZE LTRARE HEER BERK Py A

HKS000  HKS000  HKS0O0 HK§'000 HK§'000 HKS000  HKS000 HK§'000
AT TET AR FET FEL AL TETL FAL

Assets EE
Segment asses PEEE
~ Hong Kong -EE 1651525 1948679 5,253,665 20,167,010 5499322 420,325 76,278 35,016,804
- United Kingdom -5 - 1632210 7433806 - - - - 9,066,016
- Mainland China -HERR 267,880 - 29045 - - 6,821 - 303,746
- Other countries -EHEX - - - - 1272109 493267 - 1765376
Investments accounted for using the equity method WEREARZRE
- Hong Kong -k 68,750 424507 1,582,710 - - 2,167 6,549 2,084,683
- Mainland China -HEAR - TP 49941 - - - - 191,494
Advances to associates and a joint venture BRBERAR-BAERANE
- Hong Kong -ER 1,000 - 154,306 - - 2 1,160 156,468
- Mainland China -hEKE - 34751 12,258 - - - - 47,009
Reportable segment assets UEHHHAE 1989,155 4,181,700 14515731 20,167,010 6,771,431 922,582 83,987 48,631,596
Unallocated corporate assets ROBIAAEE 59,107
Consolidated total assets GREESE 48,690,703
Liabilities i
Segment lizbilies PEEE
- Hong Kong -5k 165,431 20593 69,688 3,809,914 3,091,361 35,868 8,452 7201307
- United Kingdom -% - 16,464 167,234 - - - - 183,698
- Mainland China -REAE 778 - 3 - - 7 - 816
- Other countries -EpER - - - - 432,759 9 - 432,768

=]
Ho
St
=
b
S
ST

Reportable segment ligbiltties 166,209 37057 236,953 5,809,914 3524120 35,884 8,452 7,818,589

Unallocated corporate liabilities KPBAREE 6,728,545
Consolidated total liabiliies GhEESE 14547134
Additions to non-current assets FRBEERE

(other than financial instruments and (SRIARBEREEERMD

deferred tax assets) - - 2024 - - 40 16
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Operating Segments (continued) 4. BEHEE)
Other Material Items HtEARER
For the six months ended 30th June, 2018 HE—_FT—-—NEFNA=ZFTHIENEA
Condensed
Adjustments Adjustments consolidated
for for major statement of
Reportable unallocated non-cash  comprehensive
segments items items income
AH#IER TEFRD B4R &
BERE0 2 B BEzRAE Z2EHKE®RE
HK$'000 HK$'000 HKZ'000 HK$'000
T#E T T# T TET T T
Interest income B WA 316,816 - - 316,816
Finance costs %5 A (84,436) (71,730) - (156,166)
Net income NS 232,380 (71,730) - 160,650
Depreciation — property, plant T & - ¥ % - 5
and equipment K %A - (3,745) - (3,745)
Fair value changes on REMEZRAFE
investment properties & &) - - (22,755) (22,755)
Share of results of BEAEREAR
investments accounted BEZEE
for using the equity method 33,458 - 60,835 94,293
Income tax expense Fir 15 78 i X - (64,410) (810) (65,220)
Non-controlling interests FE1E IR HE = (52,744) 7,945 - (44,799)
Other Income 5. HtlA
Six months ended 30th June,
BEAA=tTHLEARMEAR
2019 2018
—E-NF —E-N\F
HK$'000 HK$'000
FHET TFET
Included in other income are: H U A B
Building management fee income BFERBEWA 14,056 18,897
Building management fee expenses EFEEEMAX (7,974) (10,944)
6,082 7,953
Rental services income THE R WA 2,561 3,536
Property management services, MEEEBRE -
leasing administration services and %17 BR T &
property administration services income AT IR B WA 14,250 14,850
Advisory and consultancy services income RN T PN 18 15
Asset management and maintenance services & EE 2 kIR ERB WA
income - 4
Overprovision of costs incurred in prior years M—EERBBEMMES KA
in respect of a development project RBEFEBRBERG 6,462 -
Consultancy fee income BE B WA - 13,354
Exchange gain, net PE 5 M = 0% B - 3,563
Reversal of impairment in respect of B E E e W BRIE 2R E &
other receivable and interest thereon of +H B8 A B 492,192,000/ JT
approximately HK$2,192,000 - 4,884
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6. Investment Income (Expenses), Net

Financial assets measured at fair value

through profit or loss:

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

Realised gain (loss) arising from change
in fair value of bonds
— Change in fair value
— Exchange component of change

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

Unrealised (loss) gain arising from change in
fair value of club and corporate debentures
Realised loss arising from change in
fair value of a club debenture

(Loss) gain arising from change in
fair value of club and corporate debentures

Unrealised loss arising from change in

fair value of derivative financial instrument
Realised loss arising from change in

fair value of derivative financial instrument

Loss arising from change in
fair value of derivative financial instruments

Other investment income

Interest income

Interest income mainly included interest income from bonds of
approximately HK$350,7 15,000 (2018: HK$308,842,000).

6. REWAMRX) FHE

BBEERNARBRAFE
HEZORAR:
BHEIATERDTEL

* 8 e (5 18)
BHZATEEBMES
B % 3 i 2 (5 98)
-ATEED
SERBHED
EHEIATEEDTEL
W25 (5 18) % 3

ERRAAESZAFEZHM
B2 AR TS B) W
EHEEZAFELHT
EEZEEREA
ERRARAES2AFEEDM
B 2 O 1) W
HESBIAZAFHERHN
EEZREREA
NESBIAZAFERDM
EEZEERER
HESBMIAZAFEEDM
B2 IR
H A 1% & A

B WA

BT e
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Six months ended 30th June,
BEXNA=THLXEA

2019 2018
—E-h&E -T)\F
HKS$000 HK$'000
FET FET
810,665 (868,114)
74,038 (9,850)
3,074 5271
887,777 (872,693)
(6,160) 5,158
a171) -
(6,331) 5,158
(377) -
(1,921) -
(2,298) -
18,845 12,446
355,392 314,259
1,253,385 (540,830)

350,715,000 7T (

FMEBWAFRETEREESFNBER AN A
— T — 2\ % 308,842,000




Finance Costs

Interest on: A
Bank borrowings RITEE
Other borrowings Hihfg &
Lease liabilities HMEAaRE

Total interest IPSE- -

Exchange gain on translation of foreign currency SN RIT R HiEE 2

bank and other borrowings, net M 5 U % 8

Other finance costs H i % & A
Income Tax Expense
The charge comprises: X HBE

= HITA
BAEMNBH
& B AN &R

Current tax:
Hong Kong Profits Tax
Other than Hong Kong

Underprovision in prior years: BAEFEREIR:
Hong Kong Profits Tax EEMEH
Other than Hong Kong BB AN [
Deferred tax: iR E TR
Current period charge NEM X

Under the two-tiered profits tax rates regime, the first HK$2,000,000
of profits of the qualifying group entity will be taxed at 8.25%, and
profits above HK$2,000,000 will be taxed at 16.5%. The profits of group
entities not qualifying for the two-tiered profits tax rates regime will
continue to be taxed at a flat rate of 16.5%. The PRC Enterprise Income
Tax for the PRC subsidiaries are calculated at the PRC Enterprise Income
Tax rate of 25% (2018: 25%). Taxation arising from other jurisdictions
is calculated at the rates prevailing in the relevant jurisdictions.
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Six months ended 30th June,
BEXNA=THLXEA

2019 2018
—B-AE T\
HK$'000 HK$'000
FET FET
78,180 67,087
114,958 86,178
304 -
193,442 153,265
(4,446) (1,742)
3,629 4,643
192,625 156,166

Six months ended 30th June,
BEXA=THLXEA

2019 2018
—B-AE T \F
HK$'000 HK$'000
FET FE T
5,357 34,639
21,155 23,621
26,512 58,260
(30) 5,207

201 (2,418)

171 2,789

3,187 4,171
29,870 65,220

BEMNSHEMAHN 2EKREEBETEY
2,000,000 7T Z & T #5 1% F % 8.25% &% £ -
i 78 38 2,000,000 7 7T 2 & F #& #2 B £ 16.5%
RR-AFENEEMAFN ZEEETEZ R
F s 4 B4R 55— B R 16.5% % Fi o 1 B KT B
RAIZHABRDCERGHDEPBEPEMSR
250 (= F — J\F 1 25%) 5 & - H fib 7] )&
ERELEZREDEEBEAEERZBITH

o it
RErH -




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$171,000 (2018: HK$324,000)

Auditors’ remuneration:
Auditors of the Company
— Current period
Other auditors
— Current period
— Underprovision in prior years
Depreciation of:
Property, plant and equipment
Right-of-use assets

Exchange loss, net

Rental expenses from short-term leases
Cost of trading properties recognised
Cost of cosmetic products recognised

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

Share of tax of investments accounted
for using the equity method

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

Gross rental income from investment properties
Less: Direct operating expenses from investment
properties that generated rental income

during the period

Direct operating expenses from investment
properties that did not generate rental

income during the period

Reversal of impairment loss recognised
in respect of trade receivables, net

(Impairment loss) reversal of impairment loss
recognised in respect of other receivables, net

9. AHBERNEIE)

AEEE N (BE) 2 R F A

1B 8 Ak A 4258

BERA(BEESEMHS)

BARBAHGEEHZ  HIBRE
8 UL L TR 49 171,000/ 7T
(ZZ — )\ : 324,000 7T)

EE 2

N/NSIE 3 4]
- N

H b 12 BUAD
- KA HIfE
-BEFERETR

E:

ME -BELRE

EREEE

PE B RF R
RHHEZHEHERAX
BEEMERAER
1t st ah A AR 7R

BEBEQRNRE

BE-—HAERARME

BEARRZEARREZHNE
(B AEE A EEEAR
BREZEH)

REMEHE S WALE
B AHHEELAESRAZ
REMEEERLEHRX

AHELEELEHSBMAZ
KREMEEERERX

PEWE ZRERR ZMERE
e EIpE

FhOE D B R BR IR HE SR 2 CRLE & 18)
B (B 5 18 B¢ [0 % B
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Six months ended 30th June,

BEAA=+THLAEA

2019 2018
—®B-hAF -—T)\F
HK$'000 HK$'000
FET FET
(74,948) (80,887)
(4,099) (4,108)
(79,047) (84,995)
(1,007) (1,025)
(131) (249)
(5) @1
(2,514) (3,745)
(5,708) -
(8,222) (3,745)
(718) -
(19,195) -
- (71,064)
(2,022) (1,754)
(4,101) (6,409)
(237) (259)
(4,338) (6,668)
261,762 275,022
(8,006) (7,665)
(1,505) (1,159)
252,251 266,198
30 13
(18) 2,445




10.

11.

Dividends

10. RE

Six months ended 30th June,
BEXNA=THLXEA

2019 2018
—E-hF —E-N\F
HK$’000 HK3'000
FET FET
Final dividend for 2018 paid on 12th June, R-ZE—NhhFEXNA+ZBERNZ
2019 of HK10 cents (2017: HK10 cents) —E-NERBAKRESERI0BA
per share (ZZ2—tF - Z&R10581) 190,762 190,762
Interim dividend for 2019 of HK1 cent (2018: HK1 cent) per share EZgRNFHEBREER - -LEFHR

has been declared by the Board after interim period end.

Earnings (Loss) per Share

BEBRIVEW(ZZE-NF: 8R1BM) -

11. EREAN(EE)

The calculation of the basic and diluted earnings (loss) per share RARIHEBABLEZERERNRBERF(E
attributable to owners of the Company is based on the following data: B)DRBIATEEFH -

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 30th June,
BEXNA=1THLXEA

2019 2018
—E—-hF AN
HK$’000 HK$'000
FET FE T
B (EE) !
AEEREARBEERN(EE) 2
B (EBE)
AARBEAEANEBGEAREREZ
= A (B 18) 844,917 (363,534)
Number of shares
BHEE
Six months ended 30th June,
BEXA=1tRHLXMEA
2019 2018
—E—-h#EF —E-NEF
fx1n 28 -

AREEREARESRN(BER Z

for the purposes of basic and diluted I3 Mk hn R S 19 B

earnings (loss) per share 1,907,619,079 1,907,619,079
Diluted earnings (loss) per share for the six months ended 30th June, BHE-_Z-NEFER-ZFE-N\FA=+HL
2019 and 2018 were the same as the basic earnings (loss) per share NEA ARYEHEFH W LEAREBR

as there were no diluting events during both periods.

BezEBh#ERN(BERESRERNAN(E
B)HEE -
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12.

Investment Properties 12. REWX
Completed
properties
R
HK8'000
FET
Fair value AFE
At 1st January, 2018 R-—_ZE—N\F—HA—H 15,649,991
Exchange adjustments R (491,444)
Increase in fair value recognised in the consolidated REEEETHE W SRR PR
statement of comprehensive income n 1 (=l i‘ on
— unrealised - K& 122,301
At 31st December, 2018 RZF—-N\F+tZA=+—H 15,280,848
Additions NE 861
Exchange adjustments R (14,403)
Decrease in fair value recognised in the condensed REHRHGETENARETRERZ
consolidated statement of comprehensive income N TE H 4
— unrealised - R# (427,132)
Carrying amounts IREE
At 30th June, 2019 R-B-NEANA=1H 14,840,174

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

Property valuations as at 30th June, 2019 and 31st December,
2018 were carried out by B.I. Appraisals Limited (“B.l. Appraisals”),
independent qualified professional valuer, in respect of the Group's
investment properties in Hong Kong and Mainland China. For the
investment properties in the United Kingdom, the property valuations
as at 30th June, 2019 and 31st December, 2018 were carried out
by Peak Vision Appraisals Limited (“Peak Vision Appraisals”), another
independent qualified professional valuer. The valuers have recent
relevant experience in the valuations of similar properties in the relevant
locations.

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

The valuation reports for the investment properties as at 30th June,
2019 and 31st December, 2018 were signed by the respective director
of B.l. Appraisals and Peak Vision Appraisals, who are members of
The Hong Kong Institute of Surveyors and/or The Royal Institution of
Chartered Surveyors. The valuations were performed in accordance
with “The HKIS Valuation Standards 2017 Edition” published by The
Hong Kong Institute of Surveyors and/or “The RICS Valuation — Global
Standards 2017" published by The Royal Institution of Chartered
Surveyors.
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12.

Investment Properties (continued)

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

The following tables analysed the investment properties which are
measured at fair value at the end of the reporting period into the

12.

REWERE)

BERBEMEZAFERSRENRARER
mE URAREERREELBE(RE
RIERME)MELNEE - KEZDEREEAR
EtHREBRA LAHEEMERREAZMA
AR—RIFERRAEE URREEE
A BRKEMEZRAFERREFERE)
BEHOHR 2EHS WA BHHEZ @ EK

X ERBAETAEARERHOMSES
WAZRE fj*”tﬁﬁ‘ﬂ?&fﬁ 5 B 3 K o R
BErTEZMERR(EREOHRE ZERE

K 18 55 1) 3 R ) B 78 i BB 4F ) B o R
MERORERDERRER[AA LTS HE
UHEEME AR BRELBEBRRZS
EXEAUURARNREHER2RAMATS L
AR HERRE-

TREBRBEMRUAFEFEZREDE
Z= i&n BRH(ERERETEAMBEREENSF

three-level hierarchy as defined in HKFRS 13 “Fair Value Measurement” 135 [RFEAEDD N ERM 28 1FE —
which is further elaborated in Note 28. FEft o
Fair value Level 1 Level 2 Level 3
AF¥E E—® -~ Jany 1} F=ZR
HKZ'000 HK3'000 HK3'000 HK$'000
FE T FE T FE T FE T
Recurring fair value REMAFLEFE:
measurements:
Completed properties 3% 7S
At 30th June, 2019 R-ZZE—h&E
NA=1+8H 14,840,174 - 1,253,232 13,586,942
At 31st December, 2018 R - T — )\ &
+-—A=+—H 15,280,848 — 1,296,616 13,984,232

Certain investment properties located in Hong Kong and Mainland China
categorised as Level 2 fair value measurement are determined using
direct comparison method with reference to the recent selling prices
of comparable properties on a price per square foot basis which are
adjusted to reflect the conditions and locations of the related properties.
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12.

Investment Properties (continued)

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

Properties held for investment
in Hong Kong
UREBZEERENMR

Properties held for investment
in the United Kingdom

NREBEZEERENE
Total
o)

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

properties.

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

Fair value
AFE

30th June,  31st December,
2019 2018
—B-NE ZE-N\#
~B=tH +tZA=+—-H
HK$'000 HK$'000
FET FET
5,524,870 5,482,740
8,062,072 8,501,492
13,586,942 13,984,232

12. REWEE)

Valuation techniques

fEE 5

Combination of direct
comparison method
and investment method

ERLBERRAE

Z & B

Combination of direct
comparison method
and investment method

ERLBERKEE
Zaft

31

unobservable inputs

EXFTBEYE

(2) Market rent per square

B¥IRzmEEE

(1) Reversionary yield; and
EHEEHRE R
(2) Market rent per square

B¥IRzmEAE

RBEHRIBERENRATVEFEZRE
MEZHERMERZEMEIZHEEZFRT
W

Range
gE

(1) Reversionary yield; and  2.500% to 4.75%

(31st December, 2018:
2.50% to 4.75%)
250EE475
(ZF-N\%
+ZRA=+—-8:
250EZE475E)

3.00% to 5.00%
(31st December, 2018:
2.88% to 4.75%)
3.00E £5.00F
(Z2-N#%F
+ZA=+-8:
288E%475F)

EFOHmEDAREEHSRAERL B
EUHELRERTRBHZEE -BFHTRZ
MSHEDNFARERMEZTSAIHERLL
BRXEHzmHEERE -

ATEHEREBEREARLL MRS T
FRZ BT S AR EL -



12.

13.

Investment Properties (continued)

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

Additions

Exchange adjustments

(Decrease) increase in fair value recognised in
the consolidated statement of
comprehensive income
— unrealised

Carrying amounts
At the end of the period/year

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

Goodwill

Cost

At 1st January, 2018,
31st December, 2018 and
30th June, 2019

Impairment

At 1st January, 2018,
31st December, 2018 and
30th June, 2019

Carrying amounts
At 30th June, 2019

At 31st December, 2018

12. REWEE)

R B, F 7]

ANE

i 5 2
R A 2 3 9

2~ ECR ) 1 hn

- RER

AR [ (B

REBRFE R

13. BE

R AN
m:;*A¢ ﬂfa

*ﬂiﬁﬂi+a

B
m:ifﬂi ﬂfE

:?*ﬂiﬁﬂi+a

REE
R-ZEBE-hEXA=+H

WZE2-NF+=-A=+—H
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DTHEBFEZRRFEAEZREDENH
NFRZEEHWT :

30th June, 31st December,
2019 2018
—E-hEF —E—N\HF
RARA=t+HB +tZA=+—H
HK$'000 HKg'000
FET FHE T
13,984,232 14,248,322
861 -
(14,297) (490,024)
(383,854) 225,934
13,586,942 13,984,232

REBRA/FA-

EZRRVEFEZREY
%Iﬁ%k&?ﬁ ﬁ%%ZHﬁ&%ﬁﬂ
Eirﬁﬁmﬁﬁ@”
B -MERZERMMA

G MEZ QY

BERERSRRERS -

HK3'000
FET

370,686

47,748

322,938

322,938



14.

Investments Accounted for Using the Equity Method

Interests in associates: NS =

Cost of investment in associates
— unlisted -3 Em

Share of post-acquisition profits/losses
and other comprehensive income/
expenses net of dividends received

B WS

Interest in a joint venture: —HaERRER
Cost of investment in a joint venture
— unlisted

-JFE™

A W 1R A

Share of post-acquisition profits

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

As at 30th June, 2019 and 31st December, 2018, the investment
properties held by the Group's principal associates and joint venture
were revalued by B.l. Appraisals. B.I. Appraisals continues to adopt
investment method and/or direct comparison method as the valuation
methodologies. The valuation methods and significant assumptions
applied in determining the fair values of investment properties are
detailed in Note 12.
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A B & DR AR

BE-—HMAERAKA

LESREARZRE

BUEWEBRRENEER
Hfh 2 B W &/

30th June, 31st December,
2019 2018
—E-hEF —E-N\F
ANA=+8B +ZA=+—H
HK$’000 HKg'000
FET FE T
1,204,736 1,204,736
1,103,316 1,067,815
2,308,052 2,272,551
150 150

13,675 3,476
13,825 3,626
2,321,877 2,276,177

ARABREEFEREBE RN ANHE
RAEBRARELRFAERERERRITREE
ZER -UBERANVIERZAFER
BUAREREXGHEMEABNBKRTIEERA
AEE YERAKEBEZALELRERES
BHERRABRENERRAERZEARZRE
MU BEREBE-

R-E—hAhENAZFEHEZZ—NFE+=
B=Z+—B AEBIEHRLERANMNAER
AIFAEZREDECHRHEBEBIFHENTE
- REEETFEEERMEEEZR&HE
BUHRAEAABGEEI A ERARETREME
RNFEEZEEFENEBMBERAM FE125 4 -



15.

16.

17.

BNBEQXNARE

Advances to Associates 15.
Interest-bearing advances to associates BNBERRZEF A
Interest-free advances to associates BB E AT ZRER

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

Advance to a Joint Venture 16.

The advance to a joint venture is unsecured and interest-free. The Group
will not demand for repayment within one year from the end of the
reporting period and the amount is therefore shown as non-current.

Financial Assets Measured at Fair Value Through 17.

A

30th June, 31st December,
2019 2018
—E-hF —E-N\F
ANA=+8B +ZA=+—H
HK$’000 HK3'000
FET FET
48,000 48,147
1,802 1,112
49,802 49,259

BNBERARRELERR AEETE R
KR BERREF —FRAEE MEREX
HIEFRRBUEL - BB E R A ZFBRK
HAER 2MSEHENXKGFTE -

BH-—HEERANRE

D —HAERAAREANEEARS B - &
S E TS BN W E R — R
A8 3% 98 51 IR B AL o

BRERUARRAFESEZEREE

Profit or Loss

Bonds &%

Club and corporate debentures SERARES

Derivative financial instrument TEemIT A

Analysed for reporting purpose as: EmERBZHM:
Non-current JEMEBIEE
Current mEN S

34

30th June, 31st December,
2019 2018
—E-hEF —ZE-N\#F
NA=+H +tZA=+—H
HK$’000 HK3'000
FET FE T
8,426,404 6,685,515
72,150 78,481

- 1,921
8,498,554 6,765,917
1,623,249 1,350,090
6,875,305 5,415,827
8,498,554 6,765,917




17.

18.

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

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

Notional amount Maturity
US$9,000,000 2021
US$49,000,000 2022
Us$187,000,000 2023
US$267,000,000 2024
US$40,000,000 2025
US$9,000,000 2036
US$21,000,000 2046
US$464,365,000 Perpetual
GBP25,500,000 Perpetual

Included in non-current assets, there were financial assets measured
at FVTPL of approximately HK$1,623,249,000 (31st December,
2018: HK$1,350,090,000). They were included in non-current
assets according to their intended holding periods. Notwithstanding
the presentation of the above assets as non-current assets, these
financial assets to the extent of approximately HK$1,551,099,000
(31st December, 2018: HK$1,271,609,000) were treasury products
and could be realised in the market at any time within twelve months
from the end of the reporting period.

Financial Assets Measured at Fair Value Through
Other Comprehensive Income

Listed investment: FHRE:
— Equity securities listed in Hong Kong

(note (i)) GEI0))
Unlisted equity securities: E Sl N
— Incorporated in Hong Kong (note (ii))

— Incorporated elsewhere (note (iii))
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17.

18.

-REELTRAEF

— T2 B R W AR 3L (B & (i)
— B E Aty 3 [ 5 M B SZ (BT 5 i)

EBREURRAFEFBZEREEE)

NETTETDRESE(REDFEZES
ZEBARABRWT:

EHSE BB
9,000,000 % JT —E-—4F
49,000,000 % JT —E2-—

187,000,000 3 7T —EBE =4
267,000,000 7T —EopNE
40,000,000 % 7T —E-RE
9,000,000 % 7T —EZRF
21,000,000 % 7T ZEMAF
464,365,000 3 7T KA
25,500,000 % 4% KA

ERBEETRERBESZ URBEDQFEL
B2 %R EE41,623,249,0008 L (= F —
NE+=-HF=+—8 :1,350,090,000% 7T ) °
BREFESECHREHEHMIATAERBDEE -
BELHEEZNREARDEE %S
B E 2% % #1,551,099,0008 t(=—ZF— N
F+ - H=4+—H:1,271,609,000/ t) & &
EEMIAINFESHARLT @A REME
MRmH &R -

ERHMEEWREARRAFETEZ
ETREE

30th June, 31st December,
2019 2018
—E-hEF —E-N\F
ANA=+8B TZA=+—H
HK$’000 HK3'000
FET FE T
18,834,000 20,167,000
998,909 707,542
522,099 492,765
20,355,008 21,367,307




18.

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

Notes:

0

(i)

(iii)

As at 30th June, 2019, the Group held certain Evergrande Shares.
The unrealised loss on fair value change of the Evergrande Shares
of HK$1,333,000,000 (during the year ended 3 1st December,
2018: HK$3,052,253,000), which was determined based on
quoted market bid price in active market, was recorded in
financial assets measured at FVTOCI reserve during the Period.
The carrying amount of the Evergrande Shares held by the Group
as at 30th June, 2019 was HK$18,834,000,000 (3 1st December,
2018: HK$20,167,000,000).

As at 30th June, 2019, the carrying amount mainly comprised
investment in a property development project in Hong Kong of
HK$829,517,000 (31st December, 2018: HK$540,659,000).

As at 30th June, 2019, the carrying amount mainly comprised
investment in an exempted limited partnership formed under
the Exempted Limited Partnership Law (Revised) of the Cayman
Islands (“Cayman Islands Partnership”) of approximately
HK$432,764,000 (31st December, 2018: HK$408,159,000).

Included in non-current assets, there were financial assets measured
at FVTOCI of approximately HK$20,355,008,000 (31st December,
2018: HK$21,367,307,000). They were included in non-current
assets according to their intended holding periods. Notwithstanding the
presentation of the above assets as non-current assets, these financial
assets to the extent of HK$18,834,000,000 (31st December, 2018:
HK$20,167,000,000) were listed securities investments and could be
realised in the market at any time within twelve months from the end
of the reporting period.
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BRHME2ERSEUARRAFEFEZ
TRMEEAE)

GEE
() R-ZB—AEAA=+A AEERE
EFEABRS  RAME  RER T

MBEZEARBEMETENBRG AF
B & 2 K%K 181,333,000,0007% 7T
(REBEz2-_Z—N\F+-_A=+—81
£ E 30522530008 ) DR @B H

MMEMBREARRAFEFEZS
BEZHEAAR R _T-AFRHA

=tHRA AEEFEBEEAROZEEE
/18,834,000,0008 L (Z 2 — NF + =
A=+ —H :20,167,000,0007% 7T ) °

(i) RZBE-NAFXA=1+H FEELXE
REER-HUREBZMERRER

B 829,517,000 (ZZF —NF+ = A
=+ —H : 540,659,000% 7T) °

(i RZE—hLhEANAZ+H EEE=E
TARER " MERHEHEHEERES
RMEBRPEZXI(EBT )KNILZERR
EREECE(HEHEAELEDY
432,764,000 T(ZE—N\NF+ A =
+ — H : 408,159,000 7T) °

InBEETREEBRREMZA RS AR
MAFEFTFEZ 2B EE 20355008000
HBFoao(ZE2E—-—NF+ A=+ —H8:
21,367,307,0008 JT ) R IE K & 2 #it T
BHMAANRHEE-BRE LA E
EIARBEE “REemMEEZSHE
18,834,000,000 T (=T — N\F+ - A=+
— B :20,167,000,000& 7t) A Lt HEHKE
WA RBEHRE T —E B RNERERERT
5+ #IE -



19.

Debtors, Deposits, Other Receivables and Prepayments

Included in debtors, deposits, other receivables and prepayments are
trade receivables of approximately HK$4,834,000 (31st December,
2018: HK$3,553,000) comprised rental receivables billed in advance
and settlements from tenants which are expected upon receipts of
billings and receivables from cosmetic business.

The carrying amounts of trade receivables (net of allowance for doubtful
debts) of the Group’s major businesses are as follows:

MEHRE
btk 5b % 7%

Property leasing
Cosmetic business

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

0-30 days TE=+1H
31-60 days =+t—BEXTH
61-90 days At—BEATAH
Over 90 days nA+BEMUE
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19.

EWEER & HtEWEREAR

BNRE

EUWEE Ko HMBEWEBRENKE
BREEWE 5 EKIEDN48340008B L (ZF —
NE+-A=+—H:3553000%87T) &%
EAREMBHAFRPFeRKRIBERIFZ
JEWHEE  UERREMMmER 2 EWIRIE -

AEBITEXBHRKESRRFNRRERE)

ZHEmERT
30th June, 31st December,
2019 2018
—E-hEF —ZE-N\F
NA=+H +tZHA=+—H
HK$’000 HK$'000
FET FE T
2,312 1,240
2,522 2,313
4,834 3,553

RESEHEPAZERBHREINZERE S KR
BB RIRBEHE RBSHRZ Rk D740

T
30th June, 31st December,
2019 2018
—E—-hEF AN
ANAB=+8B +tZA=+—H
HK$’000 HK$'000
FET FE T
2,164 755
984 534
742 634
944 1,630
4,834 3,553




20. Creditors and Accruals

Included in creditors and accruals are trade payables of approximately
HK$3,579,000 (3 1st December, 2018: HK$6,555,000).

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

reporting period:

0-90 days
Over 90 days

21. 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 borrowing that contains
repayment on demand clause
(shown as current liability) but repayable
within a period of (note):
More than two years but within five years

Total secured bank borrowings

Other secured borrowings repayable
within one year

Less: Amounts due within one year

Amounts due after one year

Note:  The amounts due are based on scheduled repayment dates
as set out in the loan agreement(s).

—F A EB A EE W F
M F A BB B A R

B R B RAEE
RITEEGIERBEE)
HEZR T 51 HA R B R (BT &)
MF A FRTBE R F

BEMBITEERT

W —F ARz RE

—FRINMZ A

ENRERESTXE
ENEELREFRBEEEENEZRELD
3,579,000 T (—E—NE+-_A=+—H:
6,555,000 7T ) °

ENEZEERBEHRRZEEDMOT :

30th June, 31st December,

AR TIHEER 2 BEA
RITEE () -

ZBEA

BR—FRNEEZHEMAER

2019 2018
—E-NF —E-N\F
NA=+HB +tZA=+—8H

HK$000 HK3'000
FET FA&ET
3,150 6,531
429 24
3,579 6,555
BEE
30th June, 31st December,

2019 2018
—E-NF —E-N\F
ANAB=+H +tZRAR=+—H

HK$°000 HKg'000
FET FA&ET
1,370,126 1,371,935
1,147,810 131,385
3,199,950 4,312,602
5,717,886 5,815,922
586,642 601,279
6,304,528 6,417,201
7,917,155 7,330,474
14,221,683 13,747,675
(9,873,923) (9,303,688)
4,347,760 4,443 987

Miz: ZEIHzZBRERBHEDET
ZHEEEFRAL-



22.

23.

24,

Share Capital

Ordinary shares of HK$0.10 each

Authorised:
At 1st January 2018,
31st December, 2018 and
30th June, 2019

Issued and fully paid:
At 1st January 2018,
31st December, 2018 and
30th June, 2019

Amount(s) due to Associates and a Non-controlling

Shareholder

The amount(s) due to associates and a non-controlling shareholder
is(are) unsecured and interest-free. The associates and non-controlling
shareholder will not demand for repayment within one year from the

22, BAK

FRMEEOIOB LY B

EEBE

R-ZE—-—NF—-H—H"

—E-NF+ZA=Z+—HBEK

—ZE-AFERA=+H

BT MR

RZZ—-NF—-—H—H"

—E-NF+ZA=Z+—HEK

—E-AFRA=TH

s

end of the reporting period and the amount(s) is(are) therefore shown F

as non-current.

Number of
shares Share capital
R EE [N
HK$'000
T
5,000,000,000 500,000
1,907,619,079 190,762

23, REBEQXAR-—BFRERBRRRE

REBERA R —RFERRRFBAY L E
BERERRERE ZEBERAMFERERT
TERNBEHPRET —FRER RHZ
BIEFERBIEE -

Capital Commitments 24, BEAEREE
30th June, 31st December,
2019 2018
—E-NE —E-N\#F
AA=+H +tZRA=+—H
HK$'000 HK$'000
FET F& T
Authorised and contracted for: EHERE FL
Capital investment in limited partnership EREaBRLEZ
(note) BEAKE M) 78,202 98,387
Purchases of equipment, furniture and BEXRE KWK
leasehold improvement HEMERE 17,745 -
95,947 98,387
Note:  The Group had committed to make a capital contribution of M AEERFESBHESEBLEARED

US$100,000,000 (equivalent to HK$781,450,000) in the
Cayman Islands Partnership. Up to the end of the reporting period,
approximately US$89,993,000 (equivalent to approximately
HK$697,973,000) (31st December, 2018: US$87,437,000
(equivalent to approximately HK$677,957,000)) among the
contribution has been paid by the Group. The outstanding
amount was approximately US$10,007,000 (equivalent to
approximately HK$78,202,000, after exchange adjustment)
(31st December, 2018: US$12,563,000 (equivalent to
approximately HK$98,387,000, after exchange adjustment)).
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24,

25.

26.

27.

Capital Commitments (continued)

Other than the capital commitments as disclosed above, an interest-free
funding undertaking in proportion of 50% has been provided by the
Group to a 50% joint venture, Landrich (H.K.) Limited (“Landrich”), in
the event that the funds raised from banks or financial institutions by
Landrich are not sufficient for satisfying any working capital requirements
at any time. As at 30th June, 2019 and 3 1st December, 2018, Landrich
was in net asset position and the Directors considered that Landrich
had sufficient working capital and therefore no funding was required
as of these dates.

Contingent Liabilities

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

Guarantees given to banks in respect of
banking facilities utilised by
investee companies

Guarantee given to a bank in respect of
a banking facility utilised by

a joint venture

No provision for financial guarantee contracts have been made as at
30th June, 2019 and 3 1st December, 2018 as the Directors considered
the default risk is low.

Major Non-cash Transactions

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

Material Related Party Transactions

Transactions:

In February 2019, the Group entered into a three-year lease (“Lease”)
and a framework agreement (“Framework Agreement”) in respect of
leases of certain leasehold properties held by a company controlled by

a Director and a trustee of substantial shareholders of the Company
(“Trustee of Substantial Shareholders”) as the headquarter of the Group.
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27.

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

Under the Lease, the amount of rent payable and building management
fee payable per month are HK$1,025,000 and approximately
HK$110,000 respectively and security deposit paid as at 30th June,
2019 was approximately HK$3,559,000. At the commencement date
of the 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 30th
June, 2019, the carrying amounts of the lease liability and the right-
of-use asset were approximately HK$32,000,000 and HK$32,478,000
respectively. Under the Framework Agreement, the security deposit
paid amounted to approximately HK$3,518,000 as at 30th June, 2019.
Details were disclosed in the announcement of the Company dated
28th February, 2019.

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

Interest income received from associates

Income received from Directors and/or
the Trustee of Substantial Shareholders,
close family members of Directors and/or
the Trustee of Substantial Shareholders,
companies controlled by Directors and/or
the Trustee of Substantial Shareholders and
a company controlled by a close family
member of Directors and/or the Trustee of
Substantial Shareholders:

217.

B W2 R E 2B KA

Rental services HER%

Property management services, MEEBRS
leasing administration services and TR 517 R 75 &
property administration services ) % 17 BUBR 75

Advisory and consultancy services A o N B R AR %

Other ordinary services H b — i IR 7%
Rent and building management fee

paid to associates BFERE

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

Rental services, property management services, leasing administration
services, property administration services, advisory and consultancy
services and other ordinary services income (details were disclosed in
the announcement of the Company dated 31st October, 2017) were
charged at the terms agreed by both parties.
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27.

28.

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

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

Balances:

At the end of the reporting period, the Group had balances with Directors
and/or the Trustee of Substantial Shareholders, companies controlled
by Directors and/or the Trustee of Substantial Shareholders and a
close family member of Directors and/or the Trustee of Substantial
Shareholders of approximately HK$17,489,000 in aggregate which
was included in debtors and other receivables (3 1st December, 2018:
HK$19,341,000 in aggregate which was included in debtors and other
receivables and HK$10,843,000 which was included in creditors and
accruals).

Details of the balances with other related parties at the end of the
reporting period are set out in Notes 15, 16 and 23.

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, and measurements that have some
similarities to fair value but are not fair value, such as net realisable
value in HKAS 2 “Inventories” or value-in-use in HKAS 36 “Impairment
of Assets”.

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

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

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

Level 3:  inputs are unobservable inputs for the asset or liability.
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28.

Fair Value Measurements of Financial Instruments

(continued)

Financial instruments measured at fair value

28. EWMIEACZAFHEFEE)

The following table analysed the financial instruments which are
measured at fair value at the end of the reporting period into the

three-level hierarchy.

Financial assets

tREE

Listed equity securities presented as
financial assets measured at FVTOC

2N ERAENZERENRBATE
TEZEREELLTRAES

Bonds presented as financial assets measured at

FVTPL
2 RBRAEURBATEAEL
EREEZES

Unlisted club and corporate debentures

presented as financial assets measured at FVTPL

2 RRBEGEIRBATETEL
EREEZFLTERRATES

Derivative financial instrument presented as
financial assets measured at FVTPL
- Cross currency swap
2IRBRABRANRRATEHEL
PRHEEZMESRIA
-ElES

Unlisted equity securities presented as
financial assets measured at FVTOCI

2 ABBEMRZENAUNRBATE
HEZEREEZHLTRAES

Financial liability
tREE
Derivative financial instrument
— Cross currency swap
fTEe@IT A
-ElES

Fair value

ATE
30th June, 31st December,
2019 2018
“E-hE —E-N\F
AA=ZTR TZA=+-H
HK$'000 HK$'000
FET FET
18,834,000 20,167,000
8,426,404 6,685,515
72,150 78,481
- 1,921
1,521,008 1,200,307
28,853,562 28,133,224
377 -
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Fair value
hierarchy
AYE
2RH

Level 3
E=M

Level 2
F-R

UAFPEFEZERMIA

TERARBENRUAFEFEZ2®MIA

ZEBMABEN D -

Valuation techniques
and key inputs

HERARTERE

Quoted prices in
active markets

ERTSZRE

Quoted prices in
active markets
ERMISCRE

Market comparison

THEZLREE

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

ERBReNEE RAEHL
MAREREXR N HE
h 4%

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

HEBRENE
BHZAR BRER
EHER(E)

Reference to the fair value of
the underlying property
2EZRBENELATE

Net asset value (note (ii))

EEFEME)

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

BRBEREE RAGEL
MAREREXR N HEE
4%

Significant unobservable inputs

EAFTBEYE

N/A
TEHR

N/A
@R

N/A
TEHR

N/A
@R

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

BAZARN2REERER R
fhat 2 & BE M)

Discount rates ranging from 12.18%
t0 20.73% (315t December, 2018:
24.33%) (note (i)

BRENT12.18EZ2073E
(Z2-N\§+ZA=t+-8:

24.332) (H 2 (7))

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

N/A
TiE R

N/A
i@ A



28.

Fair Value Measurements of Financial Instruments
(continued)

Financial instruments measured at fair value (continued)
Notes:

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

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

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

There were no transfers amongst Level 1, Level 2 and Level 3 in the
fair value hierarchy during the period/year and no change in valuation
techniques used in prior years.

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

The movement during the period/year in the balances of Level 3 fair
value measurement is as follows:

Unlisted equity securities presented as
financial assets measured at FVTOCI

EMIAZAFETER

MAFEFEZERMIAE)

() BRAZHK Eiz&KEENREBRY
¥2ATE#SES AFESS BHBRX
BE AFEBE-

(i *EHEZEERN
RRFE-

BEBR2EEFE

AEBZBRRNEHER ZEZMHRBRK
BZBH HMRBAFEIMRZBEHEE -

RFEIRHNAE-—R F_RARE=ZRZ
MREA/ FRALEERUAREBEFEN

F 2 k{8 45 17 7 o 88 4 o

RERMBEEZEMTAZATFENER

FEHRZTEHRE-HABSLKEREBRS
58 KL EREN MERBHE
ERBESHE BEXSERBERREY

BAFEREETZ2MER S AIWH A RR
RERB - AEBFMBREEMMZM SR
BERBAIZEAB - WMETAEFAE M-

FERATHEISELESRNGN  FRZED
m
HK3'000
T8 T

2INLHBEBHEHMEEAWSEUARRAFE
AEZERMEEZELTRERS

At 1st January, 2018 RZZE—-—N\F—H—H 1,031,230
Net unrealised gain recognised in other comprehensive RE A H fth 2T IR TR
income during the year (note) REB W R F %E(MTT) 169,077
At 31st December, 2018 RZE—-—N\F+=ZA=+—8H 1,200,307
Net unrealised gain recognised in other comprehensive REPEAEMEEREHERZ
income during the period (note) oK IR a0 EE (MY EE) 320,701
At 30th June, 2019 R-ZZE—-—hERA=1+H 1,521,008
Note: Al of the above gains included in other comprehensive income st PR BRERRTE2IF LR

for the period/year related to unlisted equity securities held
at the end of the reporting periods are reported as changes

of financial assets measured at FVTOCI reserve.

Financial instruments not measured at fair value

AEHFMBFTABRRN FREME2T
WamzWmdkAeRBEM2EWK
HEUARKBMAFEFEZEHREEZ
22 -

YHEAAFEFEZEMIA

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 to declare an interim dividend of HK1 cent
per share (2018: HK1 cent per share) for the Period (the “Interim
Dividend").

During the Period, the Group has recorded a total comprehensive
expenses attributable to owners of the Company of approximately
HK$174.3 million (2018: HK$6,286.8 million). As at 30th June,
2019, the Group had cumulative unrealised gain on fair value change
of listed equity investment in China Evergrande Group (stock code:
3333) of approximately HK$5,238.0 million (details are disclosed
in the sub-paragraph headed “Listed Equity Investments at Fair
Value Through Other Comprehensive Income” of paragraph headed
“Securities Investments” in the section headed “Financial Operation
Review" below). However, such gain was unrealised and was a non-
cash item, any dividend declaration or recommendation on such
unrealised gain is not currently intended by the Board. The Board
recognised the possible potential fluctuation in Hong Kong stock
market. As and when the share price of China Evergrande Group
reaches a satisfactory and attractive level, the Group may consider
realise part of the listed equity investment in China Evergrande
Group. Subject to the Company's dividend policy as well as the
then business, financial and cashflow position of the Group, the
Board may consider declaration or recommendation of dividend(s)
if and when appropriate upon realisation of investments in listed
equity investments at fair value through other comprehensive income
including the net proceeds of the intended realisation of the cost and
profit arising from the shares in China Evergrande Group (if any), as a
return to the shareholders of the Company. Further announcement(s)
regarding any proposal of such dividend(s) (if any) will be made by
the Company pursuant to the Rules Governing the Listing of Securities
on The Stock Exchange of Hong Kong Limited (the “Stock Exchange™)
(the “Listing Rules").

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 to declare the
Interim Dividend of HK1 cent per share (2018: HK1 cent per share).

Dividend warrants for the Interim Dividend will be posted on or about
27th August, 2019 to shareholders whose names appear on the
register of members of the Company on 16th August, 2019.

CLOSURE OF REGISTER OF MEMBERS

The register of members will be closed on 16th August, 2019. In
order to qualify for the Interim Dividend, all share transfers documents
accompanied by the relevant share certificates must be lodged with
the Company’s Branch Registrar and Transfer Office in Hong Kong,
namely Computershare Hong Kong Investor Services Limited, at Shops
1712-1716, 17th Floor, Hopewell Centre, 183 Queen's Road East,
Wanchai, Hong Kong not later than 4:30 p.m. on 15th August, 2019.

45

hHRE

EFEgCARERAHE 2R BEREEF R
BI(ZZE—N\F: SR1UBUD(THHRE]D) -

RAPER AEEHSARANHEE AEMN
22X 4% 491743000008 T (=& —
J\HF : 6,286,800,0008 L) e N = F — L F X
A=Z+H AEERFTREXREERR KA :
BIB) 2 ETRAKREZAFEEESH 2 BEf
R B IH U 3 49 A&5,238,000,000% 7T (3 1B R
TXHEERBBE| — P [EH5ERE] — &
ZIRABEMETERFIURBRAFEZ £H
BWAKRE I D"BERNPE) - AMm ZREBX
BHLIERGER BETCEREERZR
BHWNEERXERRBETARE -EEFE
ERINEAEBRMEBAERB A - EPEH
EXEBEZBREZEI RE LK KFE K&
Erge s8R EARNPREREERZ KM L
MHRAKRE - BRERXRQRA 2R EBENRKEAK
SEERZEE MBERASRERL K
EHEREEBEMEERIARBAFE
ZLETBRAKE(EREFBEBEREBR ZEKHG
MERMFAESREFEAGKARAB(I0E)))
B EECUREEEERIEZRERE
NEEARRBREIHF AR BHERD
KERNBEBEBRB(WNE) STREESH A
REMABRRABHRMADESR EWARTE
MRANDBEE A -

REBARAZBRERE RERBEZHRS
EASELEARME MEREXAEFSFK
ENHBZFEE EFQCRRERTHK
BEBRIBL(ZE-NF: 8R1E) -

PHREZEREESR-_ZE-—HALFNAZL
TtHEHEAMEFETR_ZE—-AFNA+RAE
ZHARAERRAMZBER -

EERERRELCFR
ARBRBER -_F—-NAFNATRAEERRE
BRRELFE - RTEERTHREZER

NBEIREBZBEETDEREEBF
B BERAR MU AEFEBAEFER
18358 & M AP L 171712E 171658 4

o MR
T |



FINANCIAL OPERATION REVIEW
Results
Revenue

Revenue for the six months ended 30th June, 2019 (“Period”)
amounted to HK$269.9 million (2018: HK$559.7 million), a decrease
of 51.8% over the same period of last year and comprised gross rental
income of HK$261.8 million and others of HK$8.1 million (2018:
gross rental income of HK$275.0 million, property sales of HK$274.0
million and others of HK$10.7 million). The decline in revenue was
mainly due to no property sales recorded for the Period.

Gross Profit

Gross profit for the Period amounted to HK$255.1 million (2018:
HK$451.0 million), a decrease of 43.4% as compared with the same
period of last year which also mainly derived from no property sales
profit for the Period (2018: HK$179.1 million).

Property Leasing

For property leasing, the overall rental revenue in both non-retail and
retail sections slightly decreased to HK$223.5 million and HK$38.3
million respectively during the Period. The total rental income in
revenue for the Period recorded a decrease of 4.8% to HK$261.8
million as compared with the same period of last year of HK$275.0
million.

Together with the attributable rental revenue generated from
associates, a joint venture and an investee company of HK$63.8
million (2018: HK$73.1 million), the total attributable rental revenue
to the Company and its subsidiaries (together, “Group”) amounted
to HK$325.6 million (2018: HK$348.1 million after non-controlling
interests), which represents a decrease of 6.5% over the same period
of last year.

Attributable net rental income for the Period showed HK$298.1
million, a decrease of 6.3% over HK$318.0 million in the same
period of last year.

Property Development and Trading

During the Period, the Group did not dispose of any trading property.
In the first half of 2018, the attributable property sales revenue and
profit from the Group and its associates recorded HK$194.7 million
and HK$128.6 million respectively, including sales of 55 Conduit
Road in Mid-Levels West (70% interest) contributed an attributable
profit to the Group of HK$126.4 million, and sales of a workshop
unit at Kwong Kin Trade Centre in Tuen Mun (50% interest) and
parking spaces at Greenville Residence in Yuen Long (50% interest)
(properties held by associates) generated profit of HK$1.9 million
and HK$0.3 million respectively, as reflected in the share of results
of investments accounted for using the equity method.
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FINANCIAL OPERATION REVIEW (continued)
Results (continued)
Securities Investments

The Group has in the ordinary and normal course of business
conducted its securities investment activities, as at 30th June, 2019,
comprised of bonds and listed equity investment. During the Period,
the gain (excluding gain/loss recognised in financial assets measured
at fair value through other comprehensive income (“FVTOCI")
reserve) recognised from listed securities investments and treasury
products was HK$1,145.3 million (2018: loss of HK$635.8 million),
comprised loss on listed equity investments at FVTOCI of HK$62.7
million (2018: HK$52.3 million) and gain on listed investments and
treasury products at fair value through profit or loss (“FVTPL") of
HK$1,208.0 million (2018: loss of HK$583.5 million).

During the Period, the Group did not dispose of any listed investments
held-for-trading (2018: no disposal). The realised gain from sales of
bonds of HK$77.1 million (2018: realised loss of HK$4.6 million) was
recognised, mainly comprising realised gain on bonds in industry of
the People’s Republic of China (“PRC")-based real estate of HK$72.3
million (2018: HK$9.4 million), and the Group did not dispose of any
bonds in industries of overseas financial institutions (2018: realised
loss of HK$11.2 million) and insurance (2018: realised loss of HK$2.0
million). During the Period, the Group had acquired 11 bonds (2018:
10 bonds including those additions to the existing bonds) in the sum
of HK$2,386.4 million (2018: HK$2,595.9 million), and disposed of/
redeemed 12 bonds (2018: 39 bonds) (including those with partial
disposal) with carrying amounts in the sum of HK$1,533.3 million
(2018: HK$5,122.2 million). Bonds acquired were mainly in the
industries of PRC-based real estate of 96.6% (2018: 47.7%) and
overseas financial institutions of 3.4% (2018: 50.5%).
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FINANCIAL OPERATION REVIEW (continued)
Results (continued)
Securities Investments (continued)

Furthermore, the Group recorded an unrealised gain of HK$810.7
million (2018: unrealised loss of HK$868.1 million) representing
the changes in fair value of bonds, which had no effect on the cash
flow of the Group. The unrealised gain (2018: unrealised loss) from
changes in fair value of bonds represented 29 bonds (2018: 28
bonds), mainly comprising unrealised gain from industry of overseas
financial institutions of HK$308.7 million or increase in fair value of
8.49% over the Period; and unrealised gain from industry of PRC-based
real estate of HK$467.3 million or increase in fair value of 12.7%
over the Period (2018: unrealised loss from industry of overseas
financial institutions of HK$320.9 million or decrease in fair value of
7.5% over the six-month period; and unrealised loss from industry
of PRC-based real estate of HK$524.7 million or decrease in fair
value of 14.9% over the six-month period). The Group believes that
the increase in price of bonds in PRC-based real estate sector in the
Period, among others, was owing to the pressure from increasing of
the United States Federal funds rate was faded out as there was no
change in United States Federal funds rate since December 2018
which stimulate the investment market during the Period.

During the Period, interest income from bonds amounted to
HK$350.7 million (2018: HK$308.8 million), represented 4.2%
(2018: 4.3%) (before effect on leverage) return on average market
value of bondholding during the Period.

Summing up the realised and unrealised gain/loss and adding the
net income from interest income, other investment income and net
finance costs of HK$257.5 million (2018: HK$236.9 million), the gain
recognised from listed securities investments and treasury products
was HK$1,145.3 million (2018: loss of HK$635.8 million).
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FINANCIAL OPERATION REVIEW (continued)
Results (continued)
Securities Investments (continued)

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

Listed Investments and Treasury Products at Fair Value Through
Profit or Loss

The listed investments and treasury products at FVTPL recorded a
profit before and after net finance costs of HK$1,257.3 million and
HK$1,208.0 million (2018: loss before and after net finance costs of
HK$552.0 million and HK$583.5 million) respectively for the Period.

Gain from the listed investments and treasury products at FVTPL
reflected in the unaudited condensed consolidated statement of
comprehensive income for the Period comprised realised gain on
fair value changes of bonds of HK$77.1 million (2018: realised loss
of HK$4.6 million), unrealised gain on fair value changes of bonds
of HK$810.7 million (2018: unrealised loss of HK$868.1 million),
interest income of HK$350.7 million (2018: HK$308.8 million)
and other investment income of HK$18.8 million (2018: HK$11.9
million). Net relevant finance costs for the Period was HK$49.3 million
(2018: HK$31.5 million) including interest expense of HK$52.0
million (2018: HK$33.1 million) and exchange gain of HK$2.7 million
(2018: HK$1.6 million).
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FINANCIAL OPERATION REVIEW (continued)

Results (continued)

Securities Investments (continued)

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

Listed Investments and Treasury Products at Fair Value Through

Profit or Loss (continued)

The table below summarises the performance of bonds during the

Period:

Bt % X % 0 B (#)
ES ¢ P
EERE(E)

NTHRETRENZEBFRERA X
R — T - (&)

BBEEm ARBAFEZLTRERYE
 p ()

b
TREBEAAXPHEER 2 RA -

Interest income

HMEHA

Realised gain (loss)

EERKE(ER)

Unrealised gain (loss)

AR2RNE(BR)

Total profit (loss)
BH(ERAR

Six months ended 30th June, Six months ended 30th June, Six months ended 30th June, Six months ended 30th June,

BEARAZTRLEAMA BEAAZTALAEA HBEAAZTRLEAEAR EBEAAZTALAEA

2019 2018 2019 2018 2019 2018 2019 2018
ZE-0F ZT-/\F ZB-AF T\ ZB-Af ZT-\F ZB-Af ZT-)F
HKS million  HKS million ~ HKS million  HKS millon  HKS million  HKS millon  HKS million  HK million
FEEr  BEFr  EEEn  BEEr  HEEn  BEEr  HEEm  BEEn
Bond issuers by industry REFRTAZTE
Overseas financial insttutions BNEHEE - (11.2) 308.7 (3209) 143.0 1589 4517 (1732)
Insurance R - (2.0) - - - 12 - (0.8)
PRC-based real estate hEEE 3 94 4613 (524.7) 196.4 1369 7360 (3784)
Others it 48 (08) 347 (225) 113 118 50.8 (115)
7.1 (46) 8107 (868.1) 3507 008 1,285 (5639)
Other investment income ERERA 18.8 119
Profit loss) before net finance HBERSEANL
costs wH(E8) 1,513 (552.0)
Net finance costs HBERRE (493) (315)
Profit (loss) after net finance costs BB ERFEL 2
w (B8 1,208.0 (583.5)
Listed Equity Investments at Fair Value Through Other Comprehensive — ## i#8 B it £ B YW 25 A R B 22 FH 2 F i IR AK
Income rE
(a) Implication on Profit or Loss for the Period (@) XHEAEmZE
Dividend income (if any), other investment income and relevant RASHE HEBEHEMLETEKRAENUAR
finance costs of holding listed equity investments at FVTOCI MAFEZ EFTRAREME & 2 KRS
were recognised in profit or loss for the Period. During the WA(InAE) - HAa4 3% & W A K& 87 B 7%
Period, no dividend income was recorded from holding of ERAREZNER - RABMRE - IF 88
860,000,000 shares of China Evergrande Group (stock code: 53k 8 # 4 860,000,000 & 1 B 5 K &
3333) (“China Evergrande”) (“Evergrande Shares"), hence the (B RaR - 3333) ([ EE XD G (TME
result from listed equity investments at FVTOCI recorded net ABRDDzBREBEWA - Ait@EaHE M2
loss of HK$62.7 million (2018: HK$52.3 million) represented HRZUARBAFEZ ETRAKE 2
the entirety of its net relevant finance costs (2018: comprised XERISEEIFE62,700,0008 (= F
other investment income of HK$0.6 million and net relevant — J\ % : 52,300,000 1) BEAHEHA
finance costs of HK$52.9 million). VBEBRFECZE-NF:28EFEME
& I A 600,000/ 7T K 10 B B1 %5 & A 0¥
#52,900,000 % 7T) °
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FINANCIAL OPERATION REVIEW (continued)
Results (continued)
Securities Investments (continued)

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

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

(b) Implication on Other Comprehensive Expenses for the Period

During the Period, the unit share price of China Evergrande
had dropped from HK$23.45 as at 31st December, 2018 to
HK$21.90 as at 28th June, 2019 (being the last trading day for
the Period), or 6.6% over the Period, hence an unrealised loss
on fair value changes of listed equity investments at FVTOCI of
HK$1,333.0 million (2018: HK$5,959.9 million) was recognised
in other comprehensive expenses. Realised gain/loss on fair
value change is a cash item while unrealised fair value change
is a non-cash item and will not affect the cash flow of the
Group. The Group believes that the decrease in share price
of China Evergrande for the Period, among others, was owing
to the unstable business environment in the PRC, and China
Evergrande, a PRC-based company with United States dollar
("US$") debt exposure against a weakened Renminbi (“RMB")
currency, was adversely impacted.

The table below summarises the performance of the Evergrande
Shares during the Period:

Number of Closing price

shares (per share)

BTE

RAEE (R

HKS

BT

At 315t December, 2018 RZE-E+ZA=+-H 860,000,000 2345
Unrealised fair value changes AERATEED -
Net finance costs BEERRE -

At 30th June, 2019 RZE-AERA=TH 860,000,000 21.90

Percentage to total assets LEEABZEN

At 30th June, 2019 RZE-AEXB=1H

At 315t December, 2018 “E-N\E+ZAZ+-H
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financial position comprehensive income

BARBEAERGANERNER BAREERAREL2ENERR
Other
Financial assets Financial assets comprehensive
measured measured Loss for expenses
atFuTOCl  at FUTOCI reserve the Period for the Period

BRAMZERE BRHA2EUE

NRBATEFE NRMATEHE AHEEL
LEREE ZEREECRE rHEER REXMH
HKS million HKS million HKS million HK$ million
AEET BEET EEAT BEET
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(1,333.0) (13330) - (13330)
- - (627) -
18,8340 5,238.0 (62.7) (1,333.0)
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FINANCIAL OPERATION REVIEW (continued)
Results (continued)
Other Income and Expenses

Other income for the Period, which mainly came from net building
management fee income, rental services income, property
management services, leasing administration services and property
administration services income and overprovision of costs incurred in
prior years in respect of a development project decreased to HK$30.1
million (2018: also included consultancy fee income, exchange gain,
net and reversal of impairment in respect of other receivable and
interest thereon of HK$51.9 million), representing a decrease of
42.1%. The decrease was mainly due to absence of consultancy fee
income and reversal of impairment in respect of other receivable and
interest thereon for the Period while a total of HK$18.2 million was
recorded in the first half of 2018.

During the Period, administrative expenses increased by 3.8% to
HK$137.1 million (2018: HK$132.1 million). Finance costs increased
by 23.3% to HK$192.6 million (2018: HK$156.2 million) during the
Period, including exchange gain of HK$2.9 million (2018: HK$1.7
million) on translation of foreign currency other borrowings hedged
for foreign currency securities investments and exchange gain of
HK$1.5 million (2018: nil) on translation of a foreign currency bank
borrowing. The increase in finance costs was mainly due to the
increase in interest rates during the Period.

Other gains and losses for the Period recorded a loss on write-down
of stock of properties of HK$0.7 million as compared with minimal
loss of the same period of last year.

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 of HK$95.2 million (2018:
HK$94.3 million), comprised profit from the share of results of
associates and a joint venture of HK$85.0 million (2018: HK$78.2
million) and HK$10.2 million (2018: HK$16.1 million) respectively.

Fair Value Changes on Investment Properties

Investment properties of the Group in Hong Kong and Mainland
China were revalued at 30th June, 2019 by B.I. Appraisals Limited
("B.I. Appraisals”) whereas investment properties in the United
Kingdom were revalued by Peak Vision Appraisals Limited (“Peak
Vision Appraisals”). B.l. Appraisals and Peak Vision Appraisals are
independent property valuers. A loss on fair value changes of
investment properties of HK$427.1 million (2018: HK$22.8 million)
was recorded during the Period. The unrealised fair value change is a
non-cash item and will not affect the cash flow of the Group.
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FINANCIAL OPERATION REVIEW (continued)

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

Profit/Loss

Profit for the Period attributable to owners of the Company was
HK$844.9 million as compared with loss of HK$363.5 million for the
same period of last year. The turning from loss to profit for the Period
was mainly due to result from the segment of listed investments and
treasury products at FVTPL turning to profit of HK$1,208.0 million
as compared with loss of HK$583.5 million recorded in the first
half of 2018 despite of (a) increase in loss on fair value changes of
investment properties of HK§404.3 million; and (b) no attributable
property sales profit (2018: HK$128.6 million) was recognised during
the Period. Earnings per share for the Period was HK$0.44 (2018:
loss per share of HK$0.19).

Core Profit/Loss

If the net loss on the major non-cash items of HK$358.6 million
(2018: net gain of HK$37.3 million) is excluded, the Group will have
a core profit for the Period attributable to owners of the Company of
HK$1,203.5 million (2018: core loss of HK$400.8 million) and a core
profit per share of HK$0.63 (2018: core loss per share of HK$0.21).

The major non-cash items represented the attributable net unrealised
fair value loss on investment properties together with their respective
deferred tax from the Group and its associates and joint venture of
HK$358.6 million (2018: net gain of HK$37.3 million).

Dividends

Final dividend of HK10 cents (year ended 31st December, 2017:
HK10 cents) per share in total amount of HK$190.8 million for the
year ended 31st December, 2018 was paid in cash on 12th June,
20109.

Repurchase

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

Cash Payment Ratio

Based on (a) the core profit for the Period of HK$1,203.5 million or
HK$0.63 per share (2018: core loss of HK$400.8 million or HK$0.21
per share); and (b) cash interim dividend of HK1 cent (2018: HK1
cent) per share declared, the ratio of such cash payment to the core
profit is 1.6% (2018: the ratio was undefined as a result of the core
loss).
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FINANCIAL OPERATION REVIEW (continued)

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

Total Comprehensive Expenses

Total comprehensive expenses for the Period attributable to owners
of the Company was HK$174.3 million or HK$0.09 per share
(2018: HK$6,286.8 million or HK$3.30 per share), which comprised
(a) profit for the Period attributable to owners of the Company of
HK$844.9 million (2018: loss of HK$363.5 million); and (b) other
comprehensive expenses for the Period attributable to owners of the
Company of HK$1,019.2 million (2018: HK$5,923.3 million) which
mainly included unrealised loss on fair value changes of listed equity
investment at FVTOCI of HK$1,333.0 million (2018: HK$5,959.9
million), details are disclosed in the sub-paragraph headed “Listed
Equity Investments at Fair Value Through Other Comprehensive
Income (b) Implication on Other Comprehensive Expenses for the
Period” of paragraph headed “Securities Investments” above.

Net Asset Value

As at 30th June, 2019, the Group's net asset value attributable to
owners of the Company amounted to HK$33,697.3 million (31st
December, 2018: HK$34,062.4 million), a decrease of HK$365.1
million or 1.1% when compared with 31st December, 2018. With
the total number of ordinary shares in issue of 1,907,619,079 as
at 30th June, 2019 and 3 1st December, 2018, the net asset value
per share attributable to owners of the Company was HK$17.66
(31st December, 2018: HK$17.86). The movement in net asset
value was mainly due to (a) total comprehensive expenses for the
Period attributable to owners of the Company of HK$174.3 million;
and (b) final dividend recognised as distribution during the Period
of HK$190.8 million.

During the Period, loss on fair value changes of the listed equity
investment categorised as financial assets measured at FVTOCI of
HK$1,333.0 million (2018: HK$5,959.9 million) was recorded in
other comprehensive expenses. The cumulative amount of gain on
fair value changes of listed equity investment included in financial
assets measured at FVTOC! reserve was HK$5,238.0 million as at
30th June, 2019 (31st December, 2018: HK$6,57 1.0 million).

Other than the existing projects and those disclosed in the interim
results, the Group did not have material acquisition or disposal of
assets and any future plans for material investment or capital assets.
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FINANCIAL OPERATION REVIEW (continued)
Net Current Liabilities

The Group recorded net current liabilities as at 30th June, 2019 of
HK$1,759.2 million (31st December, 2018: HK$2,749.8 million),
of which current assets were HK$8,563.1 million (31st December,
2018: HK$7,104.6 million) and current liabilities were HK$10,322.3
million (31st December, 2018: HK$9,854.4 million). The position
was mainly due to certain of the Group’s current liabilities had been
utilised to finance the Group’s non-current assets.

In the unaudited condensed consolidated statement of financial
position and within securities investment activities, which comprised
of bonds and listed equity investment, the total carrying amount
as at 30th June, 2019 was HK$27,260.4 million (31st December,
2018: HK$26,852.5 million). Included in non-current assets were
part of the bonds in the sum of HK$1,551.1 million (31st December,
2018: HK$1,271.6 million) presented as financial assets measured
at FVTPL and listed equity investment in the sum of HK$18,834.0
million (3 1st December, 2018: HK$20,167.0 million) presented as
financial assets measured at FVTOCI. Included in current assets were
part of the bonds in the sum of HK$6,875.3 million (31st December,
2018: HK$5,413.9 million) presented as financial assets measured
at FVTPL. Margin loans utilised to finance the securities investments
in both non-current and current assets in the sum of HK$7,917.2
million (3 1st December, 2018: HK$7,330.5 million) were presented
as borrowings in current liabilities.

If the margin loans of HK$7,917.2 million (31st December, 2018:
HK$7,330.5 million) were allocated into the securities investments
secured according to the respective non-current and current assets
presentation, HK$4,534.7 million (3 1st December, 2018: HK$4,240.4
million) and HK$3,382.5 million (3 1st December, 2018: HK$3,090.1
million) were secured by the securities investments in non-current
and current assets respectively.

If the margin loans secured by the securities investments in non-
current assets of HK$4,534.7 million (31st December, 2018:
HK$4,240.4 million) were reclassified as non-current liabilities, the
net current liabilities position of the Group would become net current
assets position as at 30th June, 2019 of HK$2,775.5 million (31st
December, 2018: HK$1,490.6 million).
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FINANCIAL OPERATION REVIEW (continued)
Net Current Liabilities (continued)

The ratio of margin loans against securities investments was loan-to-
value ratio, which was 29.0% as at 30th June, 2019 (31st December,
2018: 27.3%). In accordance with the terms and conditions of margin
loans facility agreements of the Group with financial institutions,
among others, as long as the securities investments maintained market
value which is in excess of pre-defined loan-to-value ratios as set out
by the financial institutions, the margin loans upon interest payment
due date would be roll-overed month-for-month, and repayment
of margin loans by the Group to financial institutions would not be
required. As such, very often margin loans of the Group which were
presented as current liabilities would not be current and would be
repayable over one year. In the event that the Group intends to reduce
or repay part of the margin loans, the Group might, among others,
dispose of some of the securities investments to effect the payment.

Listed securities investments and treasury products of the Group
were frequently traded in the market, and formed part of the Group's
treasury management. They were presented as non-current assets
and current assets according to their intended holding periods.

If the entire listed securities investments and treasury products of
the Group as at 30th June, 2019 were presented as current assets,
current assets would be increased by HK$20,385.1 million (31st
December, 2018: HK$21,438.6 million), and net current liabilities
position of HK$1,759.2 million (31st December, 2018: HK$2,749.8
million) would become net current assets position of HK$18,625.9
million (31st December, 2018: HK$18,688.8 million).

The Group believes that the net current liabilities position as at 30th
June, 2019 would not have adverse financial effect to the Group's
liquidity or gearing position and the Group has ability to continue as
a going concern.

Securities Investments

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

As at 30th June, 2019, the portfolio of listed securities investments
and treasury products of HK$27,260.4 million (31st December,
2018: HK$26,852.5 million) comprised (a) bonds (financial assets
measured at FVTPL (non-current and current assets in aggregate)) of
HK$8,426.4 million (31st December, 2018: HK$6,685.5 million); and
(b) listed equity investment (financial assets measured at FVTOCI) of
HK$18,834.0 million (31st December, 2018: HK$20,167.0 million),
representing 56.0% (3 1st December, 2018: 55.1%) of total assets.
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FINANCIAL OPERATION REVIEW (continued)
Securities Investments (continued)

The respective securities investments under different categories are
elaborated below:

Listed Equity Investments at Fair Value Through Other
Comprehensive Income

In prior years, the Group had acquired 860,000,000 shares of China
Evergrande and recorded as financial assets measured at FVTOCI.
During the Period, no acquisition or disposal of shares of China
Evergrande. The Group held 860,000,000 shares of China Evergrande,
representing approximately 6.6% of the total issued share capital of
China Evergrande as at 30th June, 2019.

As at 31st December, 2018, the cumulative unrealised gain on fair
value change of the Evergrande Shares was HK$6,571.0 million and
the carrying amount of the Evergrande Shares was HK$20,167.0
million. After deducting the unrealised fair value loss of HK$1,333.0
million for the Period, the carrying amount of the Evergrande Shares
as at 30th June, 2019 was HK$18,834.0 million, representing 38.7%
(31st December, 2018: 41.4%) of total assets. The cumulative
unrealised gain on fair value change of the Evergrande Shares was
reduced from HK$6,571.0 million as at 31st December, 2018 to
HK$5,238.0 million as at 30th June, 2019, which was recorded in
the financial assets measured at FVTOCI reserve. The unrealised fair
value change is a non-cash item and will not affect the cash flow of
the Group.

China Evergrande group is principally engaged in the property
development, property investment, property management, hotel
operations, finance business, internet business and health industry
business in the PRC. According to the audited consolidated financial
statements of China Evergrande for the years ended 3 1st December,
2018 and 2017, the revenue and profit attributable to shareholders
were RMB466.2 billion (2017: RMB311.0 billion) and RMB37.4
billion (2017: RMB24.4 billion) respectively; while the total assets
and total equity were RMB1,880.0 billion (2017: RMB1,761.8 billion)
and RMB308.6 billion (2017: RMB242.2 billion) respectively, the
net debt was RMB468.9 billion (2017: RMB444.9 billion). Net debt
is calculated as total borrowings less cash and cash equivalents and
restricted cash.
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FINANCIAL OPERATION REVIEW (continued)
Securities Investments (continued)

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

Listed Investments and Treasury Products at Fair Value
Through Profit or Loss

As at 31st December, 2018, the carrying amount of the bonds
presented as financial assets measured at FVTPL was HK$6,685.5
million. During the Period, the bonds portfolio was increased by
a net acquisition of HK$853.1 million. After adding the fair value
gain of HK$887.8 million, the bonds portfolio of the Group became
HK$8,426.4 million as at 30th June, 2019, representing 17.3% (3 1st
December, 2018: 13.7%) of total assets, which formed part of the
Group’s cash management activities.

As at 30th June, 2019, the bonds portfolio comprised of bonds issued
by overseas financial institutions of 47.2% (31st December, 2018:
53.7%), PRC-based real estate companies of 49.2% (3 1st December,
2018: 41.6%) and other industries of 3.6% (3 1st December, 2018:
4.7%). They are denominated in different currencies with 97.0%
(31st December, 2018: 96.7%) in US$ and 3.0% (3 1st December,
2018: 3.3%) in Pound Sterling ("GBP"). The bonds denominated
in US$ carry at fixed rate range from 4.750% to 13.000% (31st
December, 2018: 4.750% to 9.375%) per annum of which notional
amount of US$1,007.4 million (31st December, 2018: US$911.4
million) are callable, all bonds denominated in GBP carry at fixed rate
range from 5.875% to 7.250% (31st December, 2018: 5.875% to
7.250%) per annum of notional amount of GBP25.5 million (31st
December, 2018: GBP22.5 million) are callable. As at 30th June,
2019, the bonds portfolio comprised of 29 bonds (3 1st December,
2018: 25 bonds); in terms of credit rating, investment grade, non-
investment grade and unrated were 5 bonds, 22 bonds and 2
bonds (31st December, 2018: 5 bonds, 16 bonds and 4 bonds)
respectively. In terms of maturity, 16 bonds (3 1st December, 2018:
14 bonds) were contingent convertible bonds issued by overseas
financial institutions which were perpetual with no fixed tenor. 13
bonds (31st December, 2018: 11 bonds) issued by issuers other
than overseas financial institutions will be matured between 2021
to 2046 and no perpetual bond (31st December, 2018: 8 bonds
would be matured between 2021 to 2046 and the remaining 3
bonds were perpetual).
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FINANCIAL OPERATION REVIEW (continued)
Securities Investments (continued)

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

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

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

Bt % X % 0 B (#)
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AT ARER 2 EHREELFAL : (8)
BBEEmURBRLFEZLTRERME
E da (#)

RBERREFEAEGZFRREDHHINGT :

Overseas
financial PRC-based
institutions real estate Others Total
BHNE B HEE it E Ht g
HK$ million HKS$ million HKS$ million HK$ million
BEET BEET B &EET BEET
Movement of BHAE2EH
bonds portfolio
Carrying amounts fREE
At 31st December, 2018 R-_ZE—N\&E
+=-A=+—8H 3,588.3 2,780.9 316.3 6,685.5
Purchases EEN 80.5 2,305.9 - 2,386.4
Disposals & - (1,480.4) (52.9) (1,533.3)
Fair value changes NEEZH 308.7 539.6 39.5 887.8
At 30th June, 2019 R=ZF—-N&
~NA=1+H 3,977.5 4,146.0 302.9 8,426.4
Percentage to total assets HEELBEZBE I
At 30th June, 2019 R=ZFB-N#F
NA=1+H 8.2% 8.5% 0.6% 17.3%
At 31st December, 2018 R-ZE—NF
+-A=+—8H 7.4% 5.7% 0.6% 13.7%
At 30th June, 2019 At 31st December, 2018
R=ZF-—NAFXRA=TH RZE-NF+=-A=+—H
Percentage Percentage
HKS$ million to total HKS$ million to total
1hBEZ 148282
BEEET BTk B &ET =4
Bond issuers by industry REFBTAZTE
Carrying amounts REE
Overseas financial BN E b
institutions 3,977.5 47.2% 3,588.3 53.7%
PRC-based real estate PR E 4,146.0 49.2% 2,780.9 41.6%
Others H it 302.9 3.6% 316.3 4.7%
8,426.4 100.0% 6,685.5 100.0%
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FINANCIAL OPERATION REVIEW (continued)
Securities Investments (continued)

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

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

Details and movement of the bonds portfolio at the end of the
reporting period are set out below: (continued)
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E 3 (%)

RBEEMREFHEHA2FBLEBSHINGT :
(%)

At 30th June, 2019 At 31st December, 2018
R-ZE-NAEXA=tH RZE-NE+-_A=+—H
Coupon rate Percentage Coupon rate Percentage
(per annum) HK$ million to total (per annum) HK$ million to total
hHEEZ wHEEZ
EEEFE BEEET BERl EEFEFE BEET Bt
Bonds by currency HEHFZEH
Carrying amounts FEE
Us$ T 4.750% to 8,172.0 97.0% 4.750% to 6,466.6 96.7%
13.000% 9.375%
4.750E £ 47502 F
13.000 E 9.375E
GBP ®EE 5.875% to 254.4 3.0% 5.875% to 2189 3.3%
7.250% 7.250%
5875 & 5.875E &
7.250 & 7.250 2
8,426.4 100.0% 6,685.5 100.0%
Unlisted Securities Investments FLETEFRE
The Group invested in an exempted limited partnership formed under AEBERER —HRFASHEEHR2ER
the Exempted Limited Partnership Law (Revised) of the Cayman &G B EEZE BN I 2 ERE2BERE®
Islands and the carrying amount was HK$408.1 million as at 31st ®EX KR —_ZT - \F+_A=+—HHEK
December, 2018. During the Period, the Group has contributed T & /408,100,000 T ° 7 78 B fd] - A &
US$2.6 million (equivalent to approximately HK$20.0 million) and E J* & 2,600,000 7t (18 & » 4920,000,000
received distribution of US$2.6 million (equivalent to approximately & 72 ) & B ¥ % & 2,600,000 % 7T (18 & 7 4
HK$20.0 million) (which was included in financial assets measured ~ 20,000,000% 7t) (& A i i H b 2 m Wz A
at FVTOCI), after adding the fair value gain for the Period of HK$24.6 KRB A FEFE 22 EE) » £ AKX H
million (which was recognised in financial assets measured at FVTOCI & 2 “F {8 W 7 24,600,000 7 7T (7 48 38 H it 2
reserve), the carrying amount was HK$432.7 million as at 30th June, HWHZUKM A FEFEZ R EE Z#H
2019, representing 0.9% (31st December, 2018: 0.8%) of total AWHER)%E KR _ZET—-AFXA=THZEEB
assets. 18 /3432,700,00078 7T 15 & E # 5 0.9% (=
T—N\NF+=-A=+—H:08%)-
Risk Management [ B
The Group has established adequate risk management procedures AEBEZE —EXT=NERAREER T A&
that enable it to identify, measure, monitor and control various 5 - B2 EXREGFEEHH ST ERAR -
types of risk it faces. This is supplemented by active management [RIFR# LAE IR E 2 Bk 2 H - FH A &
involvement, effective internal controls and adequate internal audit E R EHH AL EZ  LWREXEEHZE
in the best interests of the Group. A & e
Equity IR 2
The number of issued ordinary shares as at 30th June, 2019 and M ZZ - A FNA=Z+H K ZZ -\ F
31st December, 2018 were 1,907,619,079. T A=+t - HMEHTEAREKE S
1,907,619,079 % °
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FINANCIAL OPERATION REVIEW (continued)
Debt and Gearing

As at 30th June, 2019, the Group's total debt amounted to
HK$14,259.9 million (31st December, 2018: HK$13,747.7 million),
comprised bank and other borrowings of HK$14,221.7 million (31st
December, 2018: HK$13,747.7 million) and lease liabilities of
HK$38.2 million (31st December, 2018: nil). Cash and deposits
at banks amounted to HK$870.9 million (31st December, 2018:
HK$714.6 million), pledged deposits amounted to HK$243.9 million
(31st December, 2018: HK$237.4 million) and net debt (including
lease liabilities) amounted to HK$13,145.1 million (3 1st December,
2018: HK$12,795.7 million). Upon the initial application of Hong
Kong Financial Reporting Standard 16 “Leases” on 1st January, 2019
(details are set out in Note 2 “Principal Accounting Policies” to the
unaudited condensed consolidated financial statements), recognition
of lease liabilities gave rise to increase in total debt and net debt of
the Group.

Total debt to equity ratio (including lease liabilities) was 42.3% (3 1st
December, 2018: 40.3%) and net debt to equity ratio (including
lease liabilities) was 39.0% (3 1st December, 2018: 37.5%), which
are expressed as a percentage of total debt, and net debt, respectively,
over the total equity of HK$33,729.9 million (31st December, 2018:
HK$34,143.6 million). The increase in both ratios was mainly due to
increase in total debt and net debt as well as decrease in total equity.

If the listed securities investments and treasury products of
HK$27,260.4 million (31st December, 2018: HK$26,852.5 million)
are included, there would be a net cash position of HK$14,115.3
million (31st December, 2018: HK$14,056.8 million).

As at 30th June, 2019, the Group's bank and other borrowings of
HK$14,221.7 million, 69.4%, 8.1% and 22.5% were repayable
within 1 year, 1 to 2 years and 2 to 5 years respectively. Of which
the Group's bank and other borrowings were denominated in HK$
(52.2%), GBP (28.5%) and US$ (19.3%) before entering the cross
currency swap. HK$, GBP and US$ securities investments were
hedged by HK$, GBP and US$ borrowings. During the Period, the
Group has entered into short term US$/HK$ cross currency swap to
enhance interest payable on borrowing, and as at 30th June, 2019,
notional amount of approximately US$158.6 million was outstanding.
The Group's bank borrowings were carried at interest rates calculated
with reference to cost of funds, Hong Kong Interbank Offered Rate
("HIBOR") or London Interbank Offered Rate; other borrowings were
carried at interest rates calculated with reference to cost of funds or
HIBOR. As at 30th June, 2019, all the Group's borrowings were on
floating rate basis. Except as disclosed, no hedging for interest rate
is subsisted at the end of the reporting period.
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FINANCIAL OPERATION REVIEW (continued)
Pledge of Assets

As at 30th June, 2019, the Group had pledged the following assets
with their respective carrying amounts:

(a) The Group's investment properties of HK$12,362.5 million (3 1st
December, 2018: HK$12,770.6 million) and bank deposits of
HK$228.8 million (31st December, 2018: HK$208.6 million)
were pledged to the banks to secure general banking and loan
facilities granted to the Group.

(b) The Group’s bonds and listed equity investment with carrying
amounts of HK$27,260.4 million (31st December, 2018:
HK$25,445.5 million) and cash deposits of HK$15.1 million
(31st December, 2018: HK$28.8 million) were pledged to the
financial institutions to secure margin and securities facilities
granted to the Group in respect of securities transactions, of
which HK$7,917.2 million (3 1st December, 2018: HK$7,330.5
million) was utilised as at 30th June, 2019 as borrowings due
within one year.

(c) Interests in certain subsidiaries of the Company have been
pledged as part of the security to secure certain bank borrowings
granted to the Group.

In addition, the Group had subordinated and assigned its advance
to a joint venture of HK$154.2 million to a bank to secure a banking
facility granted to the joint venture as at 30th June, 2019.

Financial and Interest Income/Expenses

Interest income was included in revenue and investment income
(2018: revenue, investment income and other income). Interest
income for the Period was HK$355.6 million, representing an increase
of 12.3% over the same period of last year of HK$316.8 million,
mainly due to increase in bond interest income during the Period.

Finance costs included interest expenses on bank and other borrowings
and lease liabilities (2018: interest expenses on bank and other
borrowings); 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$193.1 million, representing
an increase of 26.0% over the same period of last year of HK$153.3
million and the increase was mainly due to the increase in interest
rates during the Period. The average interest rate over the period
under review was 2.63% (2018: 2.019%), which was expressed as a
percentage of total interest paid (excluding interest on lease liabilities)
over the average total interest-bearing borrowings.
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FINANCIAL OPERATION REVIEW (continued)

Remuneration Policies, Share Option Scheme and Share Award
Scheme

As at 30th June, 2019, the Group employed a total of 474 staff
(31st December, 2018: 476 staff) including about 233 staff (31st
December, 2018: 237 staff) employed under the estate management
company in Hong Kong.

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

The Company had adopted a share award scheme (“Share Award
Scheme") in 2009 which was valid and effective until 13th January,
2019 (“Expiry"). The Share Award Scheme was to recognise and
reward certain employees for their contributions to the Group and
to give long-term incentives for retaining them for the continued
operations and development of the Group. Details were set out in
“Share Award Scheme” in the section headed “Directors’ Report” of
the Company’s 2018 annual report. No share was granted under the
Share Award Scheme during the period from 1st January, 2019 to
the Expiry and during the life of the Share Award Scheme.

United Kingdom and Mainland China

As at 30th June, 2019, the Group's investment properties in
the United Kingdom with carrying amount of GBP813.6 million
(equivalent to approximately HK$8,062.1 million) (31st December,
2018: GBP855.4 million (equivalent to approximately HK$8,501.5
million)) incurred a net loss of HK$334.4 million (2018: HK$164.8
million) to the Group for the Period, the loss mainly included in gross
profit, fair value changes on investment properties, finance costs and
taxation. GBP exchange loss of foreign operations included in other
comprehensive expenses for the Period amounted to HK$5.1 million
(2018: HK$102.2 million). As at 30th June, 2019, the Group's net
investment in the United Kingdom amounted to HK$4,488.5 million
(31st December, 2018: HK$4,826.2 million) representing 13.3%
(31st December, 2018: 14.1%) of the Group's total equity.
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FINANCIAL OPERATION REVIEW (continued)
United Kingdom and Mainland China (continued)

Loss incurred by the Group's investment in Mainland China (mainly
included in other income, share of results of investments accounted
for using the equity method and taxation) for the Period amounted
to HK$5.9 million (2018: profit of HK$8.0 million). 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$1.8 million (2018: HK$5.6
million). The Group’s net investment in Mainland China as at 30th
June, 2019 amounted to HK$566.2 million (3 1st December, 2018:
HK$574.1 million) representing 1.7% (31st December, 2018: 1.7%)
of the Group's total equity.

Property Valuation

Property valuations in respect of the Group's investment properties
in Hong Kong and Mainland China as at 30th June, 2019 and 31st
December, 2018 were carried out by B.l. Appraisals, independent
qualified professional valuer. For the investment properties in the
United Kingdom, the property valuations as at 30th June, 2019 and
31st December, 2018 were carried out by Peak Vision Appraisals,
another independent qualified professional valuer. Their valuations
were based on investment method and/or direct comparison method
as the valuation methodologies and were used in preparing 2019
interim results.

The Group's investment properties were valued at HK$14,840.2
million (31st December, 2018: HK$15,280.8 million), a 2.8%
decrease over 2018 after adjusted for the additions and exchange
adjustments of investment properties during the Period. The decrease
in fair value of HK$427.1 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 held by associates and a joint venture of HK$70.3 million
in total for the Period.

The decrease in fair value of HK$427.1 million was mainly derived
from decrease in fair value of investment properties located in the
United Kingdom. The fair value change is a non-cash item and will
not affect the cash flow of the Group.
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BUSINESS REVIEW
Hong Kong Property Investment

Rentals from investment properties continued to be one of the major
sources of our income.

As at 30th June, 2019, the occupancy rate of the shops of Causeway
Place was approximately 97.27%.

Olympian City 3 (25% interest), the retail mall in The Hermitage
residences in West Kowloon, the occupancy rate was approximately
95.07% as at 30th June, 2019.

Coronation Circle (15% interest), the retail mall in The Coronation
residences in West Kowloon, the occupancy rate was approximately
87.35% as at 30th June, 2019.

As at 30th June, 2019, the occupancy rate of the Group's office
property, Harcourt House was approximately 91.28%.

No. 1 Hung To Road (33.33% interest), a 33-storey industrial building
in Kwun Tong, the average occupancy rate was approximately 89.58%
during the Period.

Nos. 14-18 Ma Kok Street (50% interest), an industrial building
in Tsuen Wan was fully let during January to March 2019. It is
planned to be redeveloped into a 23-storey (including G/F and 2
levels of basement) industrial building with a total gross floor area of
approximately 228,000 square feet. Section 16 Planning Application
for minor relaxation of plot ratio restriction has been submitted to
the Town Planning Board in February 2019.

Hong Kong Property Development

The Hermitage (25% interest) is one of the Group's joint venture
development projects in West Kowloon. It comprises 6 residential
tower blocks and provides in aggregate 964 residential units and
retail properties with a total gross floor area of around 1,095,980
square feet. As at 30th June, 2019, 99.79% of total units were sold.

The Coronation (15% interest) is another joint venture development
project of the Group in West Kowloon. It comprises 6 residential
tower blocks and provides in aggregate 740 residential units and
retail properties with a total gross floor area of around 650,600
square feet. As at 30th June, 2019, 99.86% of total units were sold.
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BUSINESS REVIEW (continued)
Hong Kong Property Development (continued)

Grand Central (10% interest) is a joint venture development project
of the Group awarded by the Urban Renewal Authority. Its total site
area is approximately 234,160 square feet. Total gross floor area of
around 1,853,561 square feet will be developed. 4 residential tower
blocks with 1,999 residential units in aggregate will be built in two
phases. Presale consent applications of both phases were approved
in 2018. Since the presales commenced in December 2018, 863
units of first phase and 767 units of second phase were presold
up to 30th June, 2019. Superstructure works of both phases are in
progress, the whole project will be completed in the first half of 2021.

Mainland China Property Investment

Hilton Beijing (50% interest) is a five-star international hotel consists
of 506 rooms. During the Period, 15th to 25th Floors of the main
tower were under renovation. As at 30th June, 2019, the occupancy
rate of Hilton Beijing was approximately 53.35%.

Oriental Place (50% interest) is a 10-storey office building next to
Hilton Beijing. Its average occupancy rate was approximately 80.30%
during the Period.

Overseas Property Investment

Overall, approximately 99.13% of the Group's investment property
portfolio in the United Kingdom has been let out during the Period.

River Court is a freehold office building situated at 116-129 Fleet
Street, London, United Kingdom. It provides a total net internal area of
approximately 431,324 square feet, together with certain car parking
spaces. During the Period, River Court was fully let.

“14 St George Street” is a freehold office building located in London,
United Kingdom. The building comprises approximately 51,861
square feet of office accommodation arranged over lower ground,
ground and four upper floors. It was fully let during the Period.

“61-67 Oxford Street and 11—14 Soho Street” is a mixed use freehold
building located in London, United Kingdom, comprising approximately
55,162 square feet in aggregate. The building provides retails, office
and residential accommodation, occupying approximately 33,850
square feet, 13,735 square feet and 7,577 square feet respectively,
over lower ground, ground and six upper floors. It was fully let during
the Period.

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

The Group's strategy is to maintain securities investment portfolio
for treasury management. As at 30th June, 2019, the Group's
securities investment portfolio comprised of bonds and listed
equity investments. 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. No investments are made for speculative
purposes.

The gain recognised from securities investments for the Period was
approximately HK$1,145.3 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
investments to achieve satisfactory returns.

OTHER INFORMATION AND EVENTS AFTER THE
REPORTING PERIOD

Connected Transaction and Continuing Connected Transactions
- Agreements for Tenancies

On 28th February, 2019, the Group (as tenant) entered into (a) a
tenancy agreement in relation to the leasing of the whole of 17th floor
of Chubb Tower, Windsor House; and (b) an agreement for lease in
relation to 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 owned by (i) Ms. Chan, Hoi-wan
(an Executive Director and a trustee of the substantial shareholders
of the Company (who are two of her minor children)), both in her
capacity as a trustee of her minor children and in her own capacity;
(i) Mr. Lau, Ming-wai (a Non-executive Director, the Chairman of
the Board and a substantial shareholder of the Company); and (iii)
a family trust of Mr. Joseph Lau, Luen-hung (the spouse of Ms. Chan,
Hoi-wan) (as landlord) (the “Transactions”), for the purpose of new
headquarter of the Group. The Transactions constitute a connected
transaction and continuing connected transactions for the Company
as more described in the Company's announcement dated 28th
February, 2019.

Adoption of Dividend Policy
The Board has approved and adopted a Dividend Policy for the

Company on 5th March, 2019, details as disclosed in the “Corporate
Governance Report” of the Company’s 2018 annual report.

67

E S ACN 1))

BERE
BHEREDAEBEFR—HFTEEK-
$Elm REHBBLEREEANGESE
E’\_%f jLETH +H NEBEFEFH
Txéf%ﬂ BIEEAFERETEREAKRE - AEE
EEE$ZIKEF%%%$%EZE%H
Bzl WERAXEBEAEAR AR
BERHERHEF - AEB 2 ARKREREE
KERARSIKREZXR - THORBDUERBEE
R zBTABTZZTEERELAEG NIERA

REEZEEE EMRERBROFHEARR - M
EE-—RBARINKRERE RERERER
g P

APEBEHFRERER 2 W4 1,145,300,000
T o ;%&éﬁﬁZﬁFﬂ$$%ﬁiMﬁ
BEBOEIARE-

REE BT
RE< AmE R @R -

HEREBREMRRER

EU

BEXGREEBERS
-HEHR

RZE—hAhF-_A=-+NB xXEE(EA
ﬁﬁwﬂ%mmﬁﬁﬁﬁimm§$&$

NI ZEERR(BEZMBAKRFETR)ZE
ﬁAﬂME*&E%ﬁZ%%AZ%%&E
KEZEHR) BB ELEGERITESE -
EECETRRADRZEERE) - (i) Z
gFHEEE(RIBLLTZEB)ZREELME
BEEBEzZRARWEAET)SIv@ —MHEBHE
&E*szLA?ﬁ@w@EFmﬁ = 1%

Z MO MNEBEEEEAELZEASK
@m@%E\m@EF&m@%EWE%E
EnE((ZERS])  UIEAEBZH BRI -
DERGERARRAZBERIRIEERE
R HBEHIRARABHAE-_ZT—NLF
A+t NBZAHA-

RAREBE

EEeN _ZE-NE=ZATRABHRETEMNK
NRAZHEBE HFBEHIREARRZZE—
NEERIPEEAREEIRN-



OTHER INFORMATION AND EVENTS AFTER THE
REPORTING PERIOD (continued)

Change of Address of Registered Office in Bermuda

As announced on 15th July, 2019, the address of the Company's
registered office in Bermuda has been changed to Victoria Place,
5th Floor, 31 Victoria Street, Hamilton HM 10, Bermuda with effect
from 15th July, 2019.

Change of Address of Principal Registrar and Transfer Office
in Bermuda

As announced on 19th July, 2019, the address of MUFG Fund
Services (Bermuda) Limited, the Company’s principal registrar and
transfer office in Bermuda, has been changed to 4th Floor North,
Cedar House, 41 Cedar Avenue, Hamilton HM 12, Bermuda with
effect from 19th July, 2019.

PROSPECTS

The 2019 global economic outlook remains clouded in the face
of various external headwinds in 2019. There have been growing
uncertainties between China and the United States over the past few
months. The market consensus is that such growing uncertainties will
be among one of the impediments to resolving the US-China trade
disputes in any near future. There are also signs showing that the
disputes are spreading towards areas outside of the remits of trades,
such as technologies and national defense. Stock markets have lost
directions and momentum because of the prolonged US-China trade
war; as well as the waits on interest rates movements across the
United States and Asian countries.

On the local front, the once proposed extradition bill sparked a series
of protests and demonstrations, social atmosphere has turned tense.
Local retail consumption and tourist arrivals are already experiencing
downward trends, which may bring challenge to our retail properties
in the short term. Meanwhile, the less optimistic investment sentiment
has prompted corporations to cut cost on office accommodation,
leading many of them decentralising from core Central District.
Harcourt House, which is located in the proximity, but at the fringe
of core Central District, is expected to see its rental well upheld as
a result.

In the United Kingdom, the Brexit issues are still unresolved, and
unexpected news on Brexit issues might continue to unfold during
the course of this year. Nevertheless, the Group takes a long term
view for the United Kingdom, and is optimistic in her economy in the
long run. The Group continuously strives to enhance the values of
our properties through asset enhancement works during which rental
income will be significantly affected. We believe that our expertise
experience in asset upgrade will enhance the yields and values of
our London properties.
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PROSPECTS (continued)

The Asian stock markets are relatively volatile due to the persistent
drag of the trade war, along with many Asian countries having
reduced interest rates ahead of the United States in order to
maintain competitive for their exports. In respect of the securities
investments, the Group stays confident and believes the investment
in reputable issuers’ securities will continue to provide stable returns
for shareholders.

Looking ahead, the Group will remain watchful in light of the lingering
uncertainty. We will continue to look for quality investments so as to
enhance shareholders’ value as a whole.

DIRECTORS' AND CHIEF EXECUTIVES’ INTERESTS IN
THE SECURITIES OF THE COMPANY AND ASSOCIATED
CORPORATIONS

As at 30th June, 2019, the interests and short positions of the Directors
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:—

1 The Company

& &)

XEZEFERR MLEFZTMBERER
EEXEZABEEMNEARFEARSE D A
HEMNBETRARS HREBHFKRE A&

BRHEEL BERARMEBRFHES
AT B 5B 05 1 4 R 3R A SRR T (B 5

REARK ERRENTHAPEER A5 H
gxRE -

%%%ﬁﬁ%@ BMBEES KE

AR EZEEREEE-
EERBETHRAERAATREE
BeoRHEEDS

RZE—NFAAZTH EFERART&H
BITBRAEBERARRXEEMWMBEE EZE(E
ERBARBENETEBZLFRBEKRMNE
HFNHEGRLN]DE %Zkf R &
BHEFPHEBEZEGRAXRE EBAQRRRERE
H R E KA EI2GEET 2B MATE

RIELETRBME T AE(LETETAE
ZETRFRXZHNFESAD(TRE TR H
EARARBRBZAAOT -

b NN

Percentage of
Issued
Number of Share Capital
Name of Directors Shares Held  Notes Capacity BT
EEnRH FEROGEE i B4 BRARD L
Mr. Lau, Ming-wai (“Mr. MW Lau") 1,430,700,768 * Interest in controlled corporation 74.99%

R EE(RABRELEE]D and other

REEHAF 2 EZREM

Ms. Chan, Hoi-wan (“Ms. Chan") 1,430,700,768 # Interest in controlled corporation, trustee, 74.99%

RalBr (R =L))

interest of children under 18 and other

REZEG AR 2#ER EEA
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DIRECTORS’ AND CHIEF EXECUTIVES' INTERESTS IN
THE SECURITIES OF THE COMPANY AND ASSOCIATED
CORPORATIONS (continued)

The Company (continued)
AT (E)

Notes:

*

Mr. MW Lau was deemed to be interested in 1,430,700,768
shares of the Company in aggregate. 476,425,000 shares of
the Company were directly owned by Century Frontier Limited,
which was wholly owned by Mr. MW Lau. Mr. MW Lau was also
deemed to be interested in 954,275,768 shares of the Company
indirectly held by Ms. Chan as the trustee for her minor children
Lau, Chung-hok and Lau, Sau-wah by virtue of the right of first
refusal granted to Century Frontier Limited for those 954,275,768
shares under a right of first refusal deed.

Ms. Chan was deemed to be interested in 1,430,700,768
shares of the Company in aggregate. 954,275,768 shares of
the Company were indirectly owned by Sino Omen Holdings
Limited, the entire issued share capital of which was held by Ms.
Chan as the trustee of her minor children Lau, Chung-hok and
Lau, Sau-wah. Ms. Chan was also deemed to be interested in
476,425,000 shares of the Company indirectly held by Mr. MW
Lau by virtue of the right of first refusal granted to Sino Omen
Holdings Limited, Solar Bright Ltd. and Joseph Lau Luen Hung
Investments Limited for those 476,425,000 shares under a right
of first refusal deed.
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DIRECTORS’ AND CHIEF EXECUTIVES' INTERESTS IN EERESTHRABREAQARARMEEE
THE SECURITIES OF THE COMPANY AND ASSOCIATED ZERGREEE)
CORPORATIONS (continued)
Il Associated corporations of the Company
AN R 2 M B
Percentage of
Issued
Name of Associated Number of Share Capital
Name of Director Corporations Share(s) Held  Note Capacity BT
Esns M OEE &8 FERHBE Mt 56 BAEDLL
Ms. Chan Sino Omen Holdings 1,000 Trustee and interest of children 100%
R &+ Limited under 18
ERARRWIBH TR ZExH
Ms. Chan Solar Bright Ltd. 1 Interest in controlled corporation, 100%
R &+ trustee and interest of children
under 18
REZEHARZER FEFEA
RARMIBR TR ZER
Note: B &t -
* Ms. Chan (as the trustee for her minor children Lau, Chung-hok * Ruzt(ERARKFEFREAMPER

and Lau, Sau-wah) 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..

All the interests stated above represent long positions. The percentage
shown was the number of shares the relevant Directors were
interested in expressed as a percentage of the number of issued
shares as at 30th June, 20109.

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 30th June, 2019.

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

TERRRAQAZESER

As at 30th June, 2019, so far as are known to any Directors or chief
executives of the Company, the following parties (other than Directors
or chief executives of the Company) were recorded in the register
kept by the Company under section 336 of the SFO, or as otherwise
notified to the Company, as being directly or indirectly interested or
deemed to be interested in 5% or more of the issued share capital

of the Company:—

BEFERARARSITRAEBRMMAER R
T-NAFRA=ZTH ARAREZH LY
EGPIEBCHRARTF2ECMAESHEL S
THEARR ERXEEEAXRESHE
BEARRBEBITRAS%HIN FHEZH 2 AL(E
EFHARFERSITHRABERINMOT @~

Percentage of

Issued
Name of Substantial Number of Share Capital
Shareholders Shares Held Notes Capacity 21T
FTERRERE RO BE Mt 54 BAET DL
Mr. Joseph Lau, Luen-hung  1,430,700,768 A Interest of spouse, interest of children under 74.99%
("Mr. Joseph Lau") 18 and other
DB E Bz EDZ AMISHEHNFRIER R
([0 mk ] H
Sino Omen Holdings 1,430,700,768 # Interest in controlled corporation and other 74.99%
Limited REZEH G 2w Rk EAM
Solar Bright Ltd. 1,430,700,768 # Beneficial owner, interest in controlled 74.99%
corporation and other
EnBBEA RIEHAF 2R REAMm
Century Frontier Limited 1,430,700,768 * Benefi;ial owner and other 74.99%
EmEAARAEAM
Joseph Lau Luen Hung 707,409,820 # Beneficial owner and other 37.08%

Investments Limited

BEamlAANREM

Notes:

= 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 and Lau, Sau-wah, deemed to have interests.

* Sino Omen Holdings Limited held the entire issued share capital of
Solar Bright Ltd. and therefore was regarded as interested in the same
parcel of shares held by Solar Bright Ltd.. Solar Bright Ltd. held the entire
issued share capital of Joseph Lau Luen Hung Investments Limited
and therefore was regarded as interested in the same parcel of shares
held by Joseph Lau Luen Hung Investments Limited. Joseph Lau Luen
Hung Investments Limited directly held 230,984,820 shares of the
Company while Solar Bright Ltd. directly held 723,290,948 shares
of the Company. Sino Omen Holdings Limited, Solar Bright Ltd. and
Joseph Lau Luen Hung Investments Limited were also deemed to be
interested in 476,425,000 shares of the Company directly held by
Century Frontier Limited by virtue of the right of first refusal granted
to them for those 476,425,000 shares under a right of first refusal
deed. As such, Solar Bright Ltd. and Joseph Lau Luen Hung Investments
Limited were deemed to be interested in 1,430,700,768 shares and
707,409,820 shares of the Company in aggregate respectively; Sino
Omen Holdings Limited 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”.
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SUBSTANTIAL SHAREHOLDERS' INTERESTS IN THE
SECURITIES OF THE COMPANY (continued)

Notes: (continued)

* Century Frontier Limited directly held 476,425,000 shares of the
Company. Century Frontier Limited was also deemed to be interested
in 954,275,768 shares of the Company directly held by Solar Bright
Ltd. and Joseph Lau Luen Hung Investments Limited in aggregate by
virtue of the right of first refusal granted to it for those 954,275,768
shares under a right of first refusal deed. As such, Century Frontier
Limited was deemed to be interested in 1,430,700,768 shares of the
Company in aggregate, which were referred to in the interests of Mr.
MW Lau as disclosed under “Directors’ and Chief Executives’ Interests
in the Securities of the Company and Associated Corporations”.

All the interests stated above represent long positions. As at 30th
June, 2019, no short positions were recorded in the register kept by
the Company under section 336 of the SFO.

DISCLOSURE PURSUANT TO RULE 13.21 OF THE LISTING
RULES

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

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

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

The Company had adopted a share award scheme (the “Share Award
Scheme") in 2009 which was valid and effective until 13th January,
2019 (the “Expiry”). The Share Award Scheme was a long-term
incentive arrangement for the selected employees. The purpose of the
Share Award Scheme was to recognise and reward certain employees
of the Group for their contributions to the Group and to give long-
term incentives for retaining them for the continued operations and
development of the Group. It was also intended to attract suitable
professional recruits to join the Group and to assist in the further
development of the Group. Details of the Share Award Scheme were
set out in the circular of the Company dated 23rd December, 2008.
No share was granted under the Share Award Scheme during the
period from 1st January, 2019 to the Expiry and during the life of
the Share Award Scheme.

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, has reviewed with management the accounting principles
and practices adopted by the Group and the unaudited condensed
consolidated financial statements for the Period.

CORPORATE GOVERNANCE

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

Code Provision A.6.7
- Non-executive Director Attending General Meeting

Mr. MW Lau, a Non-executive Director, was unable to attend the
annual general meeting of the Company held on 24th May, 2019
("AGM") as he had business engagement.

Code Provision E.1.2
- Chairman Attending Annual General Meeting

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

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

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

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

During the Period, neither the Company nor any of its subsidiaries had
purchased, sold or redeemed any of the Company'’s listed securities.

APPRECIATION

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

On behalf of the Board
Lau, Ming-wai
Chairman

Hong Kong, 2nd August, 2019
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