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CONDENSED CONSOLIDATED STATEMENT OF
PROFIT OR LOSS
for the six months ended 30th June, 2024

The board of directors (“Board”) of Tian An China Investments Company Limited
(“Company”) announces that the unaudited consolidated results of the Company
and its subsidiaries (“Group”) for the six months ended 30th June, 2024 with the
comparative figures for the corresponding period in 2023 are as follows:

ZEFRzEBRETOT
(REER)
(Unaudited)
BEAA=+THLEAEA
Six months ended 30th June,
—E-IEF ZEZ=F
2024 2023
BaE FHET FHET
NOTES HK$'000 HK$'000
A Revenue 4 1,549,382 1,129,178
FHERA Cost of sales (1,007,267) (718,898)
EF Gross profit 542,115 410,280
HAab U A RIS Other income and gains 6 120,949 140,485
M ko HER Marketing and distribution expenses (32,451) (67,826)
THER Administrative expenses (263,624) (158,100)
Hip 28 E A Other operating expenses (8,632) (387)

BREmR AR EERE
ZBEARFESFZ AAEE
OB )N

FRERR AR EERRE
ZEMEEZNAEE
FEIOR D)

FEM B R K U Bz
FREEE

BERTYMRFEERS
REMEZ A EBE
Yegs

BREME AR EBEZ
ORA)3&

BEPYE
EEET1E

FRRYE
i

B EPA

FE(EEE 2 2 E (&51R)E A

IR EDREN

BT A A
PR

ZNl Sl

Net (decrease) increase in fair value of

equity securities at fair value through

profit or loss (3,721) 2,268
Net increase (decrease) in fair value of

financial assets at fair value through

profit or loss 4,120 (6,624)
Net impairment losses on loans
receivable and interest receivables (1,602) (28,111)

Fair value gain on transfer of
inventories of completed properties

to investment properties 28,907 32,941
(Decrease) increase in fair value of

investment properties (193,596) 78,711
Impairment losses on properties under

development (8,126) -
Amortisation of properties for

development (4,689) (9,699)
Finance costs 7 (111,350) (78,369)
Share of (loss) profit of associates (24,963) 10,933
Share of profit of joint ventures 188,673 366,944
Profit before tax 232,010 693,446
Taxation 8 (97,856) (112,215)
Profit for the period 9 134,154 581,231
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SRS IEaR(E) CONDENSED CONSOLIDATED STATEMENT OF
BE—E-—mENA=A1HILNEA PROFIT OR LOSS (continued)
for the six months ended 30th June, 2024

(REER)
(Unaudited)
BZARA=tHIAXEA
Six months ended 30th June,

—BCmEF —E=F
2024 2023
MiaE T FHEIT
NOTE HK$'000 HK$'000
KEARLEFIMEE T Profit for the period attributable to:

EAN/NG S Owners of the Company 78,056 577,222
PR Non-controlling interests 56,098 4,009
134,154 581,231
4l P
HK cents HK cents

SREZEF Earnings per share 10
HIK Basic 5.32 39.37
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MRS RER
Hti2miiRE
HE-F-MEAA=+AIUAEA

CONDENSED CONSOLIDATED STATEMENT OF
PROFIT OR LOSS AND OTHER COMPREHENSIVE INCOME
for the six months ended 30th June, 2024

(REER)
(Unaudited)
BEXB=1tHIEAEAR
Six months ended 30th June,

ks —ToF
2024 2023
T FEBT
HK$'000 HK$'000
REARED R T Profit for the period 134,154 581,231
HEmrm(BA) ks Other comprehensive (expense) income
BEMHOEEERZ [tems that will not be reclassified to
IE B : profit or loss:
MERENNEEREEZ Exchange differences arising on translation to
EHER presentation currency (9.814) (518,317)
RGBS AR R EREL Share of other comprehensive expense of
HEtemEER associates and joint ventures (150) (264,478)
BREMEEKERAR Net change in fair value of investments in
BEREZRATAKRE equity instruments at fair value through
ARBEZFE other comprehensive income (4,270) (26,924)
BREMEERREAREBEREZ Deferred tax effect on change in fair value of
BRATEREARBEZS investment in an equity instrument at fair
BRI IE M 2 value through other comprehensive income 28 83
EAMEERESISEYE Surplus on revaluation of owner-occupied
EREEZ property upon transfer to investment
Btk properties - 8,906
EAMEERESISEYE Deferred tax effect on revaluation of
BLEE ZIRERIE owner-occupied property upon transfer to
- investment properties - (6,101)
(14,206) (806,831)

BERAIBEEF DA E R
Z¥ER :
BERINERRELE L

R ER
Hits

AHEEMEWER -
EHIRRTRIE

ARz (BR)

2EW=(BA) B3R
&G -
VIN/NCT S
IR

[tems that may be subsequently reclassified to
profit or loss:
Exchange differences arising on translation

of foreign operations (9,096) 8,235
Others - 85
(9,096) 8,320

Other comprehensive expense for the period,
net of tax (23,302) (798,511)

Total comprehensive income (expense) for
the period 110,852 (217,280)

Total comprehensive income (expense)
attributable to:

Owners of the Company 50,022 (225,757)
Non-controlling interests 60,830 8,477
110,852 (217,280)
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CONDENSED CONSOLIDATED STATEMENT OF

FINANCIAL POSITION

at 30th June, 2024

(REEER) (F2E51)
(Unaudited) (Restated)
—E-IF ZEI=F
RA=+HR +ZA=+—H
30th June, 31st December,
2024 2023
BiEE FET FAET
NOTES HK$'000 HK$'000
FEREEE Non-current assets
ME - = NMRE Property, plant and equipment 12 1,851,650 1,832,502
WM - BER Deposits for acquisition of property,

R 2IES plant and equipment 12,020 23,398
ERAEEE Right-of-use assets 12 245,213 251,192
LEME Investment properties 13 17,487,967 17,624,170
FRERME Properties for development 14 1,130,832 1,963,531
HihEE—WEER Other assets — properties interests 112,741 112,980
REEE N A2 Interests in associates 2,148,353 2,173,316
REEhEZER Interests in joint ventures 10,526,270 10,142,118
FREREANBEREL Financial assets at fair value through

S REE profit or loss 904,411 683,416
iR E M 2 E W Equity instruments at fair value

BRARBERE through other comprehensive

ZHATA income 47,437 51,708
(ST Club memberships 6,412 6,412
BRI E & Deferred tax assets 179,991 163,687

34,653,297 35,028,430
REBEE Current assets
mMEFE Inventories of properties

—FEF — under development 6,405,285 4,606,470

—B#%T — completed 2,068,898 2,291,941
EpiFE Other inventories 58,050 67,899
BEPERR Amounts due from joint ventures 1,225,085 1,184,572
FEWE Loans receivable 15 153,951 155,553
R 5 M HABFEUERSR - Trade and other receivables, deposits

e RIERK and prepayments 16 638,655 517,951
FREREANBEREZ Financial assets at fair value through

SREE profit or loss 114,007 183,626
FRBEREARBEREY Equity securities at fair value through

RAE S profit or loss 42,729 46,450
TEHITHIA Prepaid tax 319,155 318,252
FEIRIR 2 SR1T1F Pledged bank deposits 25 5,495 32,984
RIRE 2 RITIFN Restricted bank deposits 1,571,499 984,128
Re MR FBEER Cash and cash equivalents 7,010,829 8,039,801

19,613,638 18,429,627
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CONDENSED CONSOLIDATED STATEMENT OF

FINANCIAL POSITION (continued)
at 30th June, 2024

SRS MBIRAER(E)
R-FZ—pFENH=1+H

(REBER) (ggE5)
(Unaudited) (Restated)
—E-NE —E=F

AA=+A +ZA=+—H
30th June, 31st December,

2024 2023
BaE FHExT BT
NOTES HK$'000 HK$'000
REBEE Current liabilities
T 5 REMEMEBRI Trade and other payables 17 2,171,496 2,498,573
aHaE Contract liabilities 8,774,765 7,177,622
HEAE Tax liabilities 2,146,781 2,151,986
B S E Interest-bearing borrowings 18 2,055,867 1,873,703
PEER Interest-free borrowings 19 1,980,578 1,941,467
HEBE Lease liabilities 3,686 3,389
17,133,173 15,646,740
REBEETE Net current assets 2,480,465 2,782,887
BEERRBERS Total assets less current liabilities 37,133,762 37,811,317
BARFHE Capital and reserves
R A Share capital 20 3,788,814 3,788,814
HE Reserves 23,185,511 23,428,703
RARRREG 2 Equity attributable to owners of
T the Company 26,974,325 27,217,517
IR R Non-controlling interests 1,784,948 1,729,418
EREE Total equity 28,759,273 28,946,935
EREBEE Non-current liabilities
aHaE Contract liabilities 6,895 8,104
B B Interest-bearing borrowings 18 4,877,577 5,299,223
HEZHEES Rental deposits from tenants 16,030 17,831
HEBE Lease liabilities 33,273 35,193
EBEHIBEE Deferred tax liabilities 3,440,714 3,504,031
8,374,489 8,864,382
37,133,762 37,811,317
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BHRGSEEDR CONDENSED CONSOLIDATED STATEMENT OF
gz—z-—mExA=+AL~E5  CHANGES IN EQUITY

for the six months ended 30th June, 2024

ARARRRES
Attributable to owners of the Company
E 5 78kHE R
B bchange  BERE  EbEE  ZEH Non-  HExiE
Share  translation  Revaluation Other Retained & controlling Total
capital reserve TESEIVES TESEIVES eamings Total interests equity
TiEn TERL Thn TAn Tin TR Fin TiEn
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
(i)
(Note)
RoZ-=E-F-H(EEH)  At1stlanuary, 2023 (audited) 3,788,814 (86,879)  (356,260) (5646) 23542390 26,882,419 621809 27,504,228
BERSHIEMEREL Exchange differences arising on translation to
ExzE presentation currency - 51685 - - - 51685 (1465  (518317)
HERERREL, Exchange differences arising on translation of
Eifzd foreign operations - 8235 - - - 8235 - 8235
EEBLRFARALMEZ  Share of other comprehensive (expense) income of
Et2E(BE)hE associates and joint ventures - (270876) - - - (270876) 6398 (264478)
FEEMAERARAAEE  Netchange i fair value of investments in
REZRATARELA equity instruments at fair value through
EE2529 other comprehensive income - - (26,459) - - (26,459) (465) (26,924)
FELRAANEEARER  Defered taxeffect on change n fair value of
REZRATAREDA investment in an equity instrument at fair
EEIHZETEWENZE  value through other comprehensive income - - 8 - - 83 - 83
BRNFEARRENE Surplus on revaluation of owner-occupied
EiffEAEE property Upon transfer to investment
LB properties - - 8,906 - - 8,906 - 8,906
BRNFERRREE Deferred tax effect on revaluation of
ENHEZETHED owner-occupied property Upon transfer to
ge investment properties - - (6,101) - - (6,101) - (6,101)
£th Others - - - 85 - 85 - 85
HEFR Profit for the period - - - - 577,022 577,02 4,009 581,31
TEERE(RRME Total comprehensive (expense) incorne for
a8 the perod - ) @S & ST @57 84T (1780)
kenimzn) Dividend recognised as distribution (note 11) - - - - (6517 (366,517) - (366517)
RZE-=%/A=TH At 30th June, 2023
(REE7) (unaudited) 3788814 (866,372) (379,831) (5561) 23,753,095 26,290,145 630,280 26,920,431




MRS HSRER(F)
BE=F-—mESA=1BIAEA

TIAN AN CHINA INVESTMENTS COMPANY LIMITED
Interim Report 2024

for the six months ended 30th June, 2024

CONDENSED CONSOLIDATED STATEMENT OF
CHANGES IN EQUITY (continued)

NG
Attributable to owners of the Company
B3 73 FARER
BE Bchange  EfEEE  EbEE  ZE Non- MGt
Share  translation  Revaluation Other Retained &t controlling Total
capital reserve TESEVes Teserves eamings Total interests equity
Tin Fin TEn Fin TiEn T TEn T
HK$ 000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
(i)
(Note)
WZEZZELA-A At 1st uly, 2023
(REZER) (unaudited) 3,788,814 (866,372 (379,831) (5561) 23,753,005 26,290,145 630,286 26,920,431
HERZJ|IERHEL, Exchange differences arising on translation to
EHEE presentation currency - 178,354 - - - 178,354 2372 180,726
RERNEBMEEL Exchange differences arising on translation of
EizE foreign operations - 17,015 - - - 17,015 18,551 35,566
EEBLNTRASME,  Share of other comprehensive income of
E2Eka associates and joint ventures - 89,484 - - - 89,484 1278 90,762
AREMIENERALBE  Netchange in fair value of investments in
REZRATARER, equity instruments at fair value through
BEZFE9 other comprehensive income - - 1653 - - 1653 1,038 2,691
FEEMPENERAAEE  Deferred tax effect on change in fair value of
REIRATIARED S investment in an equity instrument at fair
BEZSZETHENTE  value through other comprefiensive income - - 4 . - I ) i
£ QOthers - - - 86 - 86 - 86
AEEER Profit for the period - - - - 640,148 640,148 88,378 728,526
TSR ENGEE Total comprehensive income for the period - 284,853 1694 86 640,148 926,781 617 1038398
EEAERAMAANE  Transfer of revaluation reserves to
RO BEEERE retained eamings upon derecognition of
TERERRREZ equity instrument at fair value through
ESyel other comprehensive income - - 31206 - (351279) - - -
WE-FHELR Acquistion of a subsidiary - - - - - - 989739 989,739
e -TIHEAT 2 ENMES  Acquisition of additional interest in a subsidiary - - - - 591 591 (2,22 (1633)
YERBATBNER Realised on disposal of subsidiaries - - (427) - ] - - -
£ QOthers - - (248) 248 - - - -
RZZZZFFZA=+-H  At31stDecember, 2023
(lm&5)) (restated) 3788814 (581,519) (27536) (5207) 24042985 271217517 1729418 28,946,935

10
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RGeS EBTR(EF) CONDENSED CONSOLIDATED STATEMENT OF
BE—E-—mENA=A1HILNEA CHANGES IN EQUITY (continued)
for the six months ended 30th June, 2024

ADARRER
Attributable to owners of the Company
EXTERE FERER
Bk Exchange  EfifE  HpRE  ZHER Non- s
Share translation Revaluation Other  Retained g controlling Total
capital reserve  reserves  reserves  eamings Total interests equity

TERL TEn TR TERL TR TERL TR TERL
HKS'000  HKS'000  HK$'000  HKS'000  HKS'000  HKS'000  HKS'000  HK$'000

()
(Note)

R-Z-ME-F-B(EE7)) At st January, 2024 (restated) 3,788,814 (581,519) (27,536) (5227) 24,042,985 27217517 1729418 28,946,935
BERSFSHFEEL Exchange differences arising on translation to

EREE presentation currency - (11,785) - - - (11,785) 197 (9,814)
BEMERREL. Exchange differences arising on translation of

EiEE foreign operations - (9,096) - - - (9,096) - (9,096)

EEBENARAE S, Share of ather comprehensive (expense) income of

Hp2E(ER )& associates and joint ventures - (3,601) - - - (3,601) 3,451 (150)
%i@%%ﬁu&mwmﬁﬁ Net change in fair value of investments in

RE/RATARE equity instruments at fair value through

EEFE other comprehensive income - - (3,580) - - (3.580) (690) (4.270)
FREMIENERALBE  Defered tax effect on change in fair value of

REZRATARED, investment in an equity instrument at fair

EEZE EERENTE value through other comprehensive income - - I - - 8 - b
KA Profitfor the period - - - - 78,056 78,056 56,008 134,154
AHEHRE(ER A Total comprehensive (expense) income for the

2% period - (24.482) (3,552) - 78,056 50,022 60,830 110,852
kenimzn) Dividend recognised as distribution (note 11) - - - - (93218 (293214) - (93
RENETELRIES Dividend distributed to non-controlling interests - - - - - R (5,300) (5,300)
RZZZMERA=TH At 30th June, 2024

(RiEE7) (unaudited) 3,788,814 (606,001) (31,088) (5227) 23827827 26974325 1,784,948 28,759,273

Wie: AEBEGEERESAENEE Note:  Revaluation reserves of the Group comprise the investment revaluation reserve arising from

W An EBEEE([HERHME the fair value adjustment on equity instruments at fair value through other comprehensive

Tk RIE DA BEERE ) ZBAT income (“FVTOCI”) and property revaluation reserve arising from revaluation of properties
AEQABEARFEEZIREERG upon transfer to investment properties.

fﬁfﬁ AR REREIREDERY

ESAEEZ MESHEE

1N
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LR il IE S
HE=F=mENA=A A1 A

CONDENSED CONSOLIDATED STATEMENT OF

CASH FLOWS
for the six months ended 30th June, 2024

(REER)

(Unaudited)
BEXB=1tHIEAEAR
Six months ended 30th June,

—E-MEF ZT=F
2024 2023
FHExT FAT
HK$'000 HK$'000
(AR REBEK YIRS SE Net cash (used in) from operating activities (20,440) 992,771
BRI E%K% RS EE Net cash used in investing activities
Sl Interest received 88,009 92,197
BHREEEREIIRE Dividends received from joint ventures 15,346 41,989
BUR B FERE M2 Dividends received from equity instruments
BAREBEEREEZRATAE at fair value through other comprehensive
ZIRE income 436 -
EHCREERERIZ AR BERE Y Dividends received from financial assets at
ERMEEZRE fair value through profit or loss 288 290
BBEWE  BENMRE Purchase of property, plant and equipment (94,619) (1,492)
HEME - BE K& Proceeds on disposal of property, plant and
FriS s equipment 602 115
BEREME Purchase of investment properties (3,673) (3,777)
HEREWENGR Proceeds from disposal of investment
EERERIE properties, net of value added tax - 952
BEHEMEE kS Purchase of other asset — properties interests - (86,956)
ERRAT—HEEEE Capital contribution to a joint venture (2,144) -
BESREREAREEREZ Purchase of financial assets at fair value
TREE through profit or loss (227,153) (49,849)
REFBEREAABEREZ Proceeds from return of capital of financial
SREEMNENRESHIA assets at fair value through profit or loss 65,504 49,305
BESBEMEARSIEA R EE Purchase of equity instrument at fair value
BIEZRATE through other comprehensive income - (234,752)
BEDERBR Advances to joint ventures (266,638) (453,911)
BEDEER Repayment from joint ventures 8,224 372,516
HEEX Loans repaid - 45,000
RV IRI TR S FREX Withdrawal of pledged bank deposits 32,990 519
RERRRTERZFEA Placement of pledged bank deposits (5,501) -
(388,329) (227,854)

12
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EHHFSRERER(E) CONDENSED CONSOLIDATED STATEMENT OF

BE-E-—WENA=1HILAEA CASH FLOWS (continued)
for the six months ended 30th June, 2024

(REER)
(Unaudited)
BZEARA=1THILAKEA
Six months ended 30th June,

—E-IF ZEI=F
2024 2023
FET AT
HK$'000 HK$'000
(AR RERMEEK RS FE Net cash (used in) from financing activities
ERFLE Interest paid (126,435) (126,834)
ERRE Dividend paid (293,214) (366,517)
B F IR IR RS B Dividend paid to non-controlling interests (5,300) -
HEMIEA Lease payments (4,322) -
HERTREMER New bank and other loans raised 949,339 1,097,504
BEIRTREMER Repayment of bank and other loans (1,176,868) (805,502)
R BER New interest-free borrowings raised 39,495 1,359,115
BERBMER Repayment of interest-free borrowings (384) (24,703)
(617,689) 1,133,063
Be MBS EER Net (decrease) increase in cash and
G ) hnHgE cash equivalents (1,026,458) 1,897,980
HYRe MREEFE Cash and cash equivalents at the beginning
HE of the period 8,039,801 5,158,505
GNP AR R v B Effect of foreign exchange rate changes (2,514) (275,664)
HMARBE2ERE Cash and cash equivalents at the end
%ETEE of the period 7,010,829 6,780,821

13
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SR - ARRERRAR S B RS R THIRE St AN B A
8o

B EE3pmESN  BE—ZT_WENA=1TH1E
NEA 2 ERRARE SRR TR A 2 g RTBER &
HERFEAERRE _E-_=F+-_A=+—
BIEFEFEGAVIERERMETIN -8

14

NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS
for the six months ended 30th June, 2024

1. BASIS OF PREPARATION

The condensed consolidated financial statements have been prepared in
accordance with Hong Kong Accounting Standard (“HKAS") 34 “Interim
Financial Reporting” issued by the Hong Kong Institute of Certified Public
Accountants (“HKICPA") as well as the applicable disclosure requirements
of Appendix D2 to the Rules Governing the Listing of Securities (“Listing
Rules”) on The Stock Exchange of Hong Kong Limited (“Stock Exchange”).

The financial information relating to the year ended 31st December, 2023
that is included in these condensed consolidated financial statements
does not constitute the Company's statutory annual consolidated financial
statements for that financial year but is derived from those financial
statements. Further information relating to these statutory financial
statements is as follows:

The Company has delivered the financial statements for the year ended
31st December, 2023 to the Registrar of Companies in accordance with
section 662(3) of, and Part 3 of Schedule 6 to, the Hong Kong Companies
Ordinance ("CQO"). The Company's auditor has reported on those financial
statements for 2023. The auditor's report was unqualified; did not include
a reference to any matters to which the auditor drew attention by way of
emphasis without qualifying its report; and did not contain a statement
under sections 406(2), 407(2) or (3) of the CO.

2. PRINCIPAL ACCOUNTING POLICIES

The condensed consolidated financial statements have been prepared
on the historical cost basis except for certain properties and financial
instruments, which are measured at fair values, as appropriate.

Other than as described in note 3, the accounting policies and methods of
computation used in the condensed consolidated financial statements for
the six months ended 30th June, 2024 are the same as those presented in
the Group'’s annual consolidated financial statements for the year ended
31st December, 2023.
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2024

2. PRINCIPAL ACCOUNTING POLICIES (continued)

Application of amendments to Hong Kong Financial Reporting
Standards ("HKFRSs")

In the current interim period, the Group has applied the following

amendments to HKFRSs issued by the HKICPA, for the first time, which

are mandatorily effective for the Group’s annual period beginning

on Tst January, 2024 for the preparation of the Group's condensed

consolidated financial statements:

Amendments to HKFRS 16 Lease Liability in a Sale and
Leaseback

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

Non-current Liabilities with
Covenants

Supplier Finance Arrangements

Amendments to HKAS 1

Amendments to HKAS 1

Amendments to HKAS 7 and
HKFRS 7

Except as described below, the application of the amendments to HKFRSs
in the current interim period has had no material impact on the Group's
financial positions and performance for the current and prior periods
and/or on the disclosures set out in these condensed consolidated financial
statements.

15




TIAN AN CHINA INVESTMENTS COMPANY LIMITED

Interim Report 2024

MRS MR R (A7)
BE_F_MERA=A+AIEA

2. IEEEXGAE

2.1 BREEEHERNFIRZEITEHERL
HWFRBRE( =B ZFETF])
0} 7§

BRBERTEZHE

R & BB+ M8 A A EE TIEIE 2K
HIEE

AEEDIR-_ZE-_=ZF—A—AR-_ZT_=F
+Z A=+ — B ZEEEEEE2,089,079,0007%8
JL52,138,781,000/5 L AUMEF) R ZBRIRE HIE 7
AETHBHLE - NER-Z - —FEiI4N%
ZEERINDERERY - AALEEEAENR
BB T2 RZOW T EZEF N REHRE
EEE -

A BRNEREHAEEBEE_T_=F <A
=STHRZZEZNFAA=+AHLENEAZET
SEE BREFLESLE -

3. ERBEARANEZERER I
B RS BENSE

AEBENRBERARENFEEPEARLNR
(TFEDZBRREMEFHENSITEER - K
SEUNERAEGBRAGEETRENER MM
BFOREE - BENRERR - £F B SR
LREMBFREAASEETMAMENELIAE
REXTEMOFEME  FEERNRANE
KMEEEER(INE)  BARBEDE -

16

NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2024

2. PRINCIPAL ACCOUNTING POLICIES (continued)

2.1. Impacts on application of Amendments to HKAS 1
Non-current Liabilities with Covenants ("2022
Amendments")

Transition and summary of impact

Borrowings which are subject to meeting certain conditions/covenants
within twelve months from reporting date

The Group's right to defer settlement for borrowings of HK$2,089,079,000
and HK$2,138,781,000 as at 1st January, 2023 and 31st December, 2023,
respectively are subject to compliance with certain financial ratios only after
the reporting period. Upon the application of the 2022 Amendments, such
borrowings are still classified as non-current as the covenants which the
Group is required to comply with only after the reporting period do not
affect whether that right exists at the end of the reporting date.

The change in accounting policy does not have impact to the Group’s profit
or loss or earnings per share for the six months ended 30th June, 2023 and
30th June, 2024.

3. CHANGE OF ACCOUNTING POLICY FOR
MEASUREMENT OF HOSPITAL AND OTHER
BUILDINGS IN THE PEOPLE'S REPUBLIC OF CHINA

The Group re-assessed its accounting policy for measurement of hospital
and other buildings in the People’s Republic of China (“PRC") after initial
recognition. The Group had previously adopted the revaluation model to
measure the carrying amount of its hospital and other buildings in the
PRC whereby, after initial recognition, the hospital and other buildings
in the PRC were stated at fair value, based on annual valuations by an
independent and qualified professional valuer not connected with the
Group, less subsequent accumulated depreciation and impairment losses,
if any.
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2024

3. CHANGE OF ACCOUNTING POLICY FOR MEASUREMENT
OF HOSPITAL AND OTHER BUILDINGS IN THE PEOPLE’S
REPUBLIC OF CHINA (continued)

The Group changed its accounting policy for the measurement of hospital and
other buildings in the PRC, as the Group believes that adopting cost model provides
a more reliable and more relevant information to reflect the Group's operational
performance, as well as aligns with the industry's practice in the measurement of
hospital and other buildings in the PRC. Under the cost model, the hospital and other
buildings in the PRC were measured at their costs less accumulated depreciation and
accumulated impairment losses. The Group applied the cost model retrospectively
and the comparative figures in the condensed consolidated statement of financial
position as at 31st December, 2023 have been restated. After the acquisition of Tian
An Medicare Limited (“TAMC") (formerly known as China Medical & HealthCare
Group Limited) as an indirectly non wholly-owned subsidiary of the Company on 5th
October, 2023, the Group recognised the hospital and other buildings in the PRC
held by TAMC. Before the acquisition of TAMC, the Group did not own any hospital
and other buildings in the PRC. Therefore, no comparative figures in the condensed
consolidated statement of financial position as at 1st January, 2023 have been
restated.

Condensed consolidated statement of financial position as at

BBt E Bk AE 31st December, 2023
BATIR
As previously -7 FE]|
reported Effect As restated
THT T THL
HK$'000 HK$'000 HK$'000
FRBEE Non-current asset
NE  BENLEE Property, plant and equipment 1,839,719 (7.217) 1,832,502
FREBEE Non-current liability
EERIEAE Deferred tax liabilities 3,505,755 (1,724) 3,504,031
RARGE Capital and reserves
E2E) Reserves 23,435,191 (6,488) 23,428,703
IS Non-controlling interests 1,728,423 995 1,729,418
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2024

4. REVENUE

Disaggregation of revenue

(RE&ERK)
(Unaudited)
BEARA=THLAEA
Six months ended 30th June,

11123 —E-=F
2024 2023
FHET FHET
HK$'000 HK$'000
RE—RRER At a point in time
DB TYZEHE Sales of completed properties 319,089 750,261
BiRERMKE Hospital fees and charges 784,777 -
R e Sales of building materials 43,862 -
Hh g8 Other operations 7,067 -
BE R Over time
MEER Property management 65,612 68,762
BiRERMKE Hospital fees and charges 15,613 -
Hith s Other operations 26,738 13,317
KEEPAENNERR Revenue from goods and services from
BRASUA contracts with customers 1,262,758 832,340
e Leases 286,624 296,838
1,549,382 1,129,178

5. DEpER

AEENAHEZWAREETERE
EREREEMEE 2 XK - AREZ
EMERBDEZERNIBTIEE - WE
TR MERE  BEMEMEEE
EREMEER  BEZRBENEFRZE
D - R - RERTARR BT
E=(REEERKE ) NERD B LT
HRABENZAEE T 2RMELED
FETRER R PUIRE BT o SR
BoHE - HBE—E EmemEREN
BARZEFREE - AREWEZ L
MHEREMB AR AT 2MBAE LD
MOFZEY - ARARERRFENS -
HEETVRALE 2 YRR ERH
— R AR
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5. SEGMENT INFORMATION

The Group's revenue for the period and assets are derived mainly from activities
carried out and located in the PRC and Hong Kong. The Group's basis of organisation
is determined based on four main operations: property development, property
investment, healthcare and other operations that comprise mainly property
management, eldercare and trading of building materials. Similarly, the Group's
reportable and operating segments, reported to the Executive Directors of the
Company, the chief operating decision maker, for the purposes of resource allocation
and performance assessment, also focused on the four main operations. For the
property investment segment, it includes business activities of a listed property
investment subsidiary. No reportable and operating segments of the listed property
investment subsidiary are separately presented as its results are prepared and
reviewed together with the Group’s other property investment activities for the
internal performance assessment purposes.
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SRS RMEE(E) NOTES TO THE CONDENSED CONSOLIDATED
BE—F_ENA=+HIEAEA FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2024

5. DEERGE 5. SEGMENT INFORMATION (continued)
RERERE - AEEZA2FHFM&E LS The following is an analysis of the Group’s segment revenue and results by reportable
Bz D EMM A REED T T - and operating segments for the period under review:
VIEEE NERE HipgE
Property Property EE Other ey
development  investment Healthcare operations  Consolidated
T TR TR Fin TR

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

BE-E-MEAAZTALEAER For the six months ended

(REER) 30th June, 2024 (unaudited)
2BBA SEGMENT REVENUE
HIMEE External sales 319,089 286,624 800,390 143,279 1,549,382
B RESULTS
AEEF(B8E) Segment profit (loss) 41,21 (5,605) 82,583 (5,870) 118,329
L NS e Other income and gains 120,949
RN hEBR Unallocated corporate expenses (59,628)
BN Finance costs (111,350)
FEbEE D RER Share of loss of associates (24,963)
[ElEE2tEEH Share of profit of joint ventures 188,673
BRI Profit before tax 232,010

19




TIAN AN CHINA INVESTMENTS COMPANY LIMITED

Interim Report 2024

HRRE M BB RME(HF)
HE-ZFE-_FENA=+HIEA

NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2024

5. DEER(E) 5. SEGMENT INFORMATION (continued)
MEER NERE HigE
Property Property BE Other i
development investment Healthcare operations  Consolidated
FHL T FHL T FET
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
HE-B-=—EXA=tHLEAEA For the six months ended
(REER) 30th June, 2023 (unaudited)
ABBA SEGMENT REVENUE
HMEE External sales 750,261 296,838 - 82,079 1,129,178
E4 RESULTS
DEER (E5E) Segment profit (loss) 48,822 280,885 - (4,816) 324,891
At AR Yoz Other income and gains 140,485
R # L CEER Unallocated corporate expenses (71,438)
BARE Finance costs (78,369)
FE(REE A RER Share of profit of associates 10,933
EERLEEH Share of profit of joint ventures 366,944
PR AR Profit before tax 693,446

EEEVEL P
SHBE

"*BﬁﬁHXE’Jm?F‘J (EEMERE)
EoBMEMBA RS
A**@%(Eﬂa)/mﬂ&ﬂi

(ELd NG

S EBR R B S S
SEEFI(ER) 5 R
Y
 BRARA - fE

DB BXER - WHERTAR
HITESHERDELFERERE E’\J

i
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The accounting policies of the reportable and operating segments are the same as
the Group’s accounting policies. Segment profit (loss) represents the profit earned
by (loss from) each segment without allocation of other income and gains, finance
costs, share of (loss) profit of associates and joint ventures and unallocated corporate
expenses. This is the measure reported to the Executive Directors of the Company for
the purposes of resource allocation and performance assessment.
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SRS RMEE(E) NOTES TO THE CONDENSED CONSOLIDATED
BE—F_ENA=+HIEAEA FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2024

6. HAiWAKWE 6. OTHER INCOME AND GAINS
(REEER)
(Unaudited)
BEASA=1HIEAEA
Six months ended 30th June,
—E-IEF B ——
2024 2023
FET FET
HK$’000 HK$'000
f& B A Dividend income
—3E EWm&H — unlisted shares 1,488 1,640
— EWRH — listed shares 214 -
RITFRFBUA Interest income on bank deposits 45,089 47,723
FEWE FKF B I Interest income from loans receivable 4,680 16,202
REEEREZFEHA Interest income from joint ventures 29,263 17,699
FRIE R Y as Net exchange gain - 11,073
A ERHNR Compensation income for late payment
ZFEEWRA from a joint venture 17,758 20,920
E AUz A Other income 22,457 25,228
120,949 140,485
7. BB 7. FINANCE COSTS
(REEER)

(Unaudited)
BZEAB=1tHIEAEAR
Six months ended 30th June,

—EC-OE —E-=4F
2024 2023
FTERT FHET
HK$'000 HK$'000
FIEHRT - Interest on:

RITER Bank loans 121,061 114,490
EmER Other loans 35,632 9,724
HERE Lease liabilities 1,537 -
BERTHE Loans arrangement fee - 375
158,230 124,589

B BAME R EERAF Less: amount capitalised in properties under

MERYE - BE R development and property, plant and
Rz 2RE equipment (46,880) (46,220)
111,350 78,369
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SRS RMEE(E) NOTES TO THE CONDENSED CONSOLIDATED
BE—F_ENA=+HIEAEA FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2024

8. BiIE 8. TAXATION
(REEZ)
(Unaudited)
BEXA=t+HLXEAR
Six months ended 30th June,
—E-ME ZT=F
2024 2023
FHERT FET
HK$’000 HK$'000
B The charge comprises:
REABIA Current tax
—HBHER — Hong Kong Profits Tax 6,323 1,185
— /35N IE — Overseas Tax 18 84
— R EER — PRC Enterprise Income Tax 84,144 61,001
— T HbIB(ET — Land Appreciation Tax 42,661 45,989
133,146 108,259
BAFERET R (BREEE) Under (over)-provision in prior years
—HBMEH - Hong Kong Profits Tax (39) -
—EYNEIE — Overseas Tax - (195)
— B EATSH — PRC Enterprise Income Tax (4,632) (27,746)
— B IBE — Land Appreciation Tax 48,975 -
44,304 (27,941)
177,450 80,318
IRIER T Deferred tax (79,594) 31,897
97,856 112,215

ESNEHIRERR 2 (ERHEFERFIELL - Hong Kong Profits Tax is calculated at the rate of 16.5% on the estimated assessable
16.5% 2 BERFTH - FREMEMBHIZ  profit for the period. The PRC Enterprise Income Tax is calculated at the rates
BRI EATEAR KT EI2%E - /8  applicable to respective subsidiaries. Overseas tax is charged at the appropriate
SRR BBERIRITREET X current rate of taxation ruling in the relevant country.

W o

22




MRS MR R (A7)
BE_F_MERA=A+AIEA

9. AHIERA

REZHPEREBRLDF
“ECNERHEERS

NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2024

9. PROFIT FOR THE PERIOD

(REER)
(Unaudited)

BZARA=1HIAKEA
Six months ended 30th June,

—BomE —ETo=F
2024 2023
FHERT FET
HK$’000 HK$'000
AN Vgl Profit for the period has been arrived
B0k at after charging:
VI BB MRETE Depreciation of property, plant and equipment 55,925 9,997
B B ERAPYE L Less: amount capitalised in properties under
G development (387) (624)
55,538 9,373
WE s Depreciation/amortisation of:
HEE - WHFEER Other assets — properties interests 239 247
R REYE Properties for development 4,689 9,699
FREESE Right-of-use assets 7,055 475
WrEMEIEAE Total depreciation and amortisation 67,521 19,794
TFEZKAIEERRE Cost of inventories recognised as expenses 531,512 554,914
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2024

10. EARNINGS PER SHARE

The calculation of the basic earnings per share attributable to the owners of the
Company is based on the following:

(REER)
(Unaudited)
BEAA=+THLEAEA
Six months ended 30th June,

—EME —EB-=F
2024 2023
FHET FET
HK$'000 HK$'000
EF Earnings
RATEERERBNZ Earnings for the purpose of basic earnings per
B (R AR B share (profit for the period attributable to
ZNERfEE A)) owners of the Company) 78,056 577,222
(RBER)

(Unaudited)
BZEARA=THLAEA
Six months ended 30th June,

—ECWEF e ——
2024 2023
Fou Tz
000 '000
B Number of shares
RUGESRERET 2 Number of ordinary shares for the purpose of
LimRE e basic earnings per share 1,466,069 1,466,069

REZZE-NFER-—ZT-_=FF  I8E
HGREERN - AN T NEF
;=2 =FERWEE FEITEIGE
fEgimpk o

24

No diluted earnings per share for both 2024 and 2023 were presented as there were
no potential ordinary shares in issue for both 2024 and 2023.
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REZHPEREBRLDF
“ECNERHEERS

NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2024

1. RE 11. DIVIDEND
(REER)
(Unaudited)
BEAA=+THLEAEA
Six months ended 30th June,
—EmEF —EI=F
2024 2023
FET FAT
HK$'000 HK$'000
REANER DR Z Dividend recognised as distribution during
RS - the period:
BENZZE—=FF Interim dividend (in lieu of final dividend) of
(ZB-=F: T -_FfF) HK20 cents (2023: HK25 cents) per share
FPEARR B (AR EREARE) paid in respect of 2023 (2023: in respect
FR20BI(ZF == : 25/510) of 2022) 293,214 366,517

EFERETERBE_Z-MNF KA
=tBRLERNEAZFHRE(ZE =
FRA=ZTHIERER - 8) -

12. 1% - BERR
ERAEEE

REZE-Z-_NFNA=1+HIENEA
A - AREB AR E R E77,600,0008 7T
(ZZEZ=F/"A=1H : 1,492,000
TDEAME - BB MR -

B LR

REZ-_Z-_NFXA=+HIEXEA
W WEEAVESBRERENE -
HEZZE-_=ZF~A=ZF+HLE~MAA
N A EBERRYEEREREYMES
8,229,000/ 70 * WK E b2 M Ui e
R Tk (B B A 1) B #48,906,000/8 7T
NMAERAFTIS R 526,101,000/ 7T ©

MN-TE-NENA=+H  FRELE
A51213,680,0008 L( == =F+=
B=+—H :217,366,000/87C) B H
MEZRE T IR

The Board has resolved not to declare an interim dividend for the six months ended
30th June, 2024 (six months ended 30th June, 2023: Nil).

12. PROPERTY, PLANT AND EQUIPMENT AND RIGHT-OF-USE
ASSETS

During the six months ended 30th June, 2024, the Group acquired property, plant
and equipment by a cash consideration of HK$77,600,000 (30th June, 2023:
HK$1,492,000).

During the six months ended 30th June, 2024, no owner-occupied property had been
transferred to investment properties. During the six months ended 30th June, 2023,
the Group transferred owner-occupied properties of HK$8,229,000 to investment
properties and recognised the revaluation surplus of HK$8,906,000 with respective
income tax impact of HK$6,101,000 in other comprehensive income.

As at 30th June, 2024, right-of-use assets amounting to HK$213,680,000 (31st
December, 2023: HK$217,366,000) represent the leasehold land component of
owned properties.
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13. REWZE

RBEE-ZE-_NEXA=+HIEXNAARN &K
FERFTULEHETFTEMALRERAAE
/457,640,000 T(—E-=F,xA=1+8 :
70,488,000/ ) D B T EFEEREWE -

BEERE, FEMAGEEL S -

REFTMENRAABER - WENES LKER
BREENASRNIARAE -

14. SRR

RZZE-_WNENA=+HB HETHHOERE
BEAF1,026672,0008 L (—E-=F+—-A
=+—H :1,857,151,000/ ) B S S REWE
FeoREE_Z-_NEA=ZtALR =T =
FARAZTHIERNEAR » AEEW EHERTM
FERMERE/RAE -
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2024

13. INVESTMENT PROPERTIES

During the six months ended 30th June, 2024, the Group transferred
inventories of completed properties with fair value of HK$57,640,000
(30th June, 2023: HK$70,488,000) to investment properties upon the
inception of operating leases to other parties.

There has been no change from the valuation technique used in the prior
periods/years.

In estimating the fair value of the properties, the highest and best use of
the properties is their current use or expected use.

14. PROPERTIES FOR DEVELOPMENT

As at 30th June, 2024, right-of-use assets for leasehold lands amounting
to HK$1,026,672,000 (31st December, 2023: HK$1,857,151,000) are
included in properties for development. During the six months ended 30th
June, 2024 and 2023, the Group did not recognised any impairment loss
on property for development.
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REZHPEREBRLDF
“ECNERHEERS

NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2024

15. LOANS RECEIVABLE

(REEZR) (FeEz)
(Unaudited) (Audited)
—EUE —E =
ANA=+H +=ZA=+—H
As at As at
30th June, 31st December,
2024 2023
B 5T FHET FET
Notes HK$'000 HK$'000
REE 7 RIERBEE The Group's loans receivable comprise:
RERIARFE - Gross amount before impairment:
HIEA Secured (i) 477,640 477,640
it Unsecured (i) 533,506 533,506
1,011,146 1,011,146
B ORE Less: Impairment (i) & (ii) (857,195) (855,593)
153,951 155,553
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15.

Kt -

(ii)

W ERR (&)

JE U B 5780,000,000/8 L ( Z T = =F+= A
—+ H : 80,000,000 7T) * FIEARITHESR

FHME(ZB_=F+_A=1+—R: BIRE
= %f?ﬂﬂ ) %?K/\E’JBHJ%Q EIEo)E: SRl
RER - “HFE-A(ZE_Z=ZF1+=A

=+—H ‘,gfmi B)EHRRE - WiwHiE
ARBERER( ZZ_=F+=-A=+—8:
MENEWER) - BEMR 2B A3,852,000

BL(ZZZ=F+=-A=1+—H : 2,357,000/
L) e

JE U B 5/397,640,0008 T ( ZE=-_=F+=A
=+—H :397,640,000/87C) * FFAENF15%
B3N (ZEZ=F+=ZA=+—H 1 15% =%

30%) ARRE(EIE SR - BEH - XWOBARD
BRER(ZZE-=F+-A=+—H  RBEK
EF) - RCEZWFRNA=TA  EHZZEW
EReEHRRERB( R =F T A=1—
B 2ERERE) -

JE U & 57533,506,0008 T (ZE - =6+ A
=+ —H : 533,506,000 7T ) © FHENF
5.75%&E36%(Z T _=F+=-A=+—H:
5.75%%36%) @ AEEE - R T _IFE XA
—tTHERZZT_=F+A=+—H E—EW
DERIEFEBRER - EFHEZREREA
455,703,0008 (= E==F+=-A=+—H :
455,596,000/ 7)) °

EMEERRRBEIAARAZER([EE)2

ERIABEREERFEAR

EHEBRFEAR

REEITZ HEMEE -
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2024

15.

Notes:

@

(ii)

LOANS RECEIVABLE (continued)

Loan receivable of HK$80,000,000 (31st December, 2023: HK$80,000,000) carries
an interest rate of prevailing prime lending rate (31st December, 2023: prevailing
prime lending rate), is secured by share mortgage of subsidiaries of borrower,
and is due for repayment in February 2025 (31st December, 2023: February
2024) and is classified as current loan receivable (31st December, 2023: current
loan receivable). Impairment allowance of HK$3,852,000 (31st December, 2023:
HK$2,357,000) has been made.

Loans receivable of HK$397,640,000 (31st December, 2023: HK$397,640,000)
carry fixed interest rate ranging from 15% to 30% (31st December, 2023: 15% to
30%) per annum and are secured by share mortgage are past due and are classified
as current loans receivable (31st December, 2023: current loans receivable). Full
impairment allowance (31st December, 2023: full impairment allowance) has been
made as at 30th June, 2024 on these loans receivable.

Loans receivable of HK$533,506,000 (31st December, 2023: HK$533,506,000)
bear interests ranging from 5.75% to 36% (31st December, 2023: 5.75% to
36%) per annum, are unsecured. As at 30th June, 2024 and 31st December,
2023, none is classified as non-current loans receivable. Impairment allowance of
HK$455,703,000 (31st December, 2023: HK$455,596,000) has been made.

The provision of expected credit loss was determined by the directors of
the Company (“Directors”), with reference to a valuation performed by an
independent and qualified professional valuer, Norton Appraisal Holdings
Limited.
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2024

16. TRADE AND OTHER RECEIVABLES, DEPOSITS AND
PREPAYMENTS

Proceeds receivable in respect of sales of properties are settled by
customers in accordance with the terms stipulated in the sale and purchase
agreements.

The customers of hospital operation are either settled by cash, credit card
or local governments’ social insurance schemes. For credit card payment,
the banks usually pay the Group 7 days after the trade date. Payments
under local governments’ social insurance schemes are normally settled 90
days from the invoice date.

Except for the proceeds from hospital operation, the proceeds from sales of
properties and rental income from lease of properties which are payable in
accordance with the terms of the relevant agreements, the Group generally
allows a credit period of 30 days to 120 days to its customers.
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2024

16. TRADE AND OTHER RECEIVABLES, DEPOSITS AND
PREPAYMENTS (continued)

The following is an aged analysis of trade receivables, including rental
receivables, based on the invoice date/contract term at the end of the

reporting period:

(REEER) (Fe&tz)

(Unaudited) (Audited)

—BECmEF —EC=F

RA=+H +ZA=+—H

As at As at

30th June, 31st December,

2024 2023

FET FHET

HK$'000 HK$'000

DR31H Less than 31 days 113,688 61,269
31E60H 31 to 60 days 22,410 14,344
61290H 61 to 90 days 9,345 6,954
91%=180H 91 to 180 days 8,902 10,040
1808 A £ Over 180 days 15,663 9,226
170,008 101,833

RZE-_NFRNA=Z+HEZZE-_=ZF+_A
=+—8 HEWER - He MENRBER
& BNERURERFE -

30

As at 30th June, 2024 and 31st December, 2023, other receivables,
deposits and prepayments include deposits, prepaid expenses and interest

receivables.
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2024

17. TRADE AND OTHER PAYABLES

The following is an aged analysis of trade payables, presented based on the invoice
date, which are included in trade and other payables, at the end of the reporting
period:

(REER) (= z)
(Unaudited) (Audited)
—E-@F =%
AA=EtH +ZA=+—H
As at As at
30th June, 31st December,
2024 2023
FHERT FET
HK$’'000 HK$'000
DH31H Less than 31 days 320,414 440,629
31&260H 31 to 60 days 59,917 112,456
61%£90H 61 to 90 days 59,067 84,593
91£180H 91 to 180 days 107,450 60,261
180H A £ Over 180 days 378,730 455,192
925,578 1,153,131

RIZEZNFERA=FTHEE-Z-=4F As at 30th June, 2024 and 31st December, 2023, other payables mainly include

+-A=+—80 HMENEZETE®  deposits, other tax payables, interest payables and accrued expenses.

EEe  RMEATIR - BAMNEKRE
REM -

18. MIEERK

REE-_ZT-_WMFNAZ+BIEA
MAR AEEESHERSHE
949,339,000 T(HE=ZT==F <A
=+HI1EEA - 1,097,504,0005 7T)
KfEERT REMER1,176,868,000
B2 T -_=FA=1THIEX
& A : 805,502,00057T) > R —Z /1
FARAZTEMNASOHEFRRAFAE
o BB RERARNI N AEEE
BEMETREERREEER -

18. INTEREST-BEARING BORROWINGS

During the six months ended 30th June, 2024, the Group obtained new
borrowings in the amount of HK$949,339,000 (six months ended 30th June, 2023:
HK$1,097,504,000) and repaid bank and other borrowings of HK$1,176,868,000
(six months ended 30th June, 2023: HK$805,502,000). The majority of the loans as
at 30th June, 2024 are repayable within five years. Proceeds from new borrowings
were used to finance the progress payments for properties under development and
operating activities of the Group.
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2024

19. REMEX 19. INTEREST-FREE BORROWINGS
(REER) (Fe281%)
(Unaudited) (Audited)
—EmEF S
RA=+H +ZA=+—H
As at As at
30th June, 31st December,
2024 2023
FHET FHT
HK$’000 HK$'000
FEITE A R FIE Amounts due to associates 16,937 6,937
F%EH/\M/\% Amounts due to joint ventures 1,963,481 1,934,370
KB I Hx’f&ﬁﬂ%?ﬂ Advances from non-controlling interests 160 160
1,980,578 1,941,467
ZEFBEAEEMR R RAEEZRT  The amounts are unsecured, interest-free and repayable on demand.
EiE -
20. Bx 20. SHARE CAPITAL
ZERROEE
Number of ot |
ordinary shares Amount
FHT
HK$'000
BT - Issued and fully paid:
RZE_=F—H—H " At 1st January, 2023,
T =F+4+-A=+—8K% 31st December, 2023 and
—E-NFRA=FH 30th June, 2024 1,466,069,491 3,788,814

32




MRS MR R (A7)
BE_F_MERA=A+AIEA

21. BAGEE

REZHPEREBRLDF
“ECNERHEERS

NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)

for the six months ended 30th June, 2024

21. CAPITAL COMMITMENTS

(REER) (fEEZ)
(Unaudited) (Audited)
—E-IEF —E=F
AA=tH +ZA=+—H
As at As at
30th June, 31st December,
2024 2023
FHET FAET
HK$’000 HK$'000
RS HIR Capital expenditure contracted for
BEIHE at the end of reporting period but
MAREEZERMARE not yet incurred:
—WE - R NEE — Property, plant and equipment 180,234 262,346
BRRAT—HEERE Capital contribution to a joint venture 263,736 263,736
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(a) AEBR-_Z-_WFA=1H

NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2024

22. CONTINGENT LIABILITIES

(@ At 30th June, 2024 and 31st December, 2023, the Group had guarantees as

P_TE-=F+-"A=+—HZ follows:
BRAT
(REEZ) (feE%)
(Unaudited) (Audited)
—S- N —Eo=F
AA=+H +ZA=+—8H
As at As at
30th June, 31st December,
2024 2023
FET FHT
HK$'000 HK$'000
MRT TR 2 R Guarantees given to banks in respect of:
—MEERERZ - mortgage loans granted to property
ZIBEM purchasers 1,214,166 1,802,125
— SR CREERZRITEER - banking facilities granted to joint ventures
—BfEA — utilised 211,979 559,118
— W AR{EH - not yet utilised 273,701 410,135
——RHoEARRERIEZAREE - banking facilities granted to and utilised by
BIE([BBBRSRA AR BEEE]) an investee company classified as
ZERMEEZWIRER a financial asset at fair value through
NEEREDERZRTEE profit or loss (“FVTPL") 130,200 132,975

by BHAEEZ-—HAELERS
i 48 BR T {8 £9807,721,0007% 7T
—E=Ff+ZR=+—8":
813,664,000 7T ) Z R &R Y
FIERZHEEAEITTRHE Tt
B HEREERETDMES
P RRA RIE R EEER - B
BEeECERE THWHERE
FoR T H(FFARE o BREbD LHbIR
BYER(EIER 2 A T BN - Z
ErMIFERD HBEIRE &
FRERD IEAERIE o

34

(b)  Property for development that is held by a joint venture of the Group with

total carrying value of approximately HK$807,721,000 (31st December, 2023:
HK$813,664,000) is under idle land investigation by the local authority. The
development progress cannot fully fulfill building covenants under the land
grant contracts. The whole pieces of land of the joint venture were held under
several land use right certificates. They are under phased construction stage and
certain portions of them are under development, except for the portions which
are retained for the remaining development of the whole project.
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HEEEGE)
(#)
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WD B AR E L o BRI LHIRBE
BEEE 2 TERIN - BB — A3
RBOETK - ER =8 r@ETRER
ANHEARIRALE o

AEMBEBEES SO EBEH I RET
ETHE LRSI HERERSER
MR b AREEREMEADS L B
ST RAME TN  RERE
BRI RR SR I - REAREE

AEEE AR - R EE
BRI EE S Rk Al
A -

—RRTOHAEEN-—HAZEE(ES
BERAZ ) RHDERFR - REKEED
B EFEFH£49236,188,000/8 7T © Zi#R1T
SHZERCEREBYNES 2R 2
AR A B ERRIBIR - 0%k
HSZIRITHBF - MzA BRI EN
B ERRERIDAR LIREREHECR -

ZRENETRT > MEF2EMIE A

RERRRE  WLELFEREZAELEE
HAFER - BT EHARE Z EGREZE

FIERRELEATE -
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2024

22. CONTINGENT LIABILITIES (continued)

(b)

(0

(continued)

Property for development that is held by another joint venture of
the Group with carrying value of approximately HK$187,000,000
(31st December, 2023: HK$232,350,000) had been identified as
idle land by the local authority. The development of more than half
of the piece of land was completed, except for the portions which
are retained for the remaining development of the whole project.
In particular, the construction work for Phase 3 Part 2 has started in
current period.

The Group is currently working diligently with joint venture partners
to prevent the possible classification as idle land for those under
idle land investigation and taking remedy action to prevent from
prosecution for those had been identified as idle land, including
negotiating the feasibility of development plans with local
authorities. Based on legal advices, the Group has assessed the issue
and in the opinion of the Directors, the economic outflows caused by
the above cases are not probable.

A bank has initiated legal proceedings against a joint venture of
the Group as one of the guarantors claiming for outstanding loan
and interest of totalling approximately HK$236,188,000. The bank
alleged that the loan was granted to a former shareholder of the joint
venture before the acquisition of interest in that joint venture by the
Group. The first court judgement was held in favour of the bank,
and the outcome of the latest appeal by the joint venture was still
pending by the appeal court. The claim is being contested and the
Directors, with reference to legal advice obtained, considered that
in the event that the appeal court rules against the joint venture, it
will not have material effect on the condensed consolidated financial
statements of the Group.
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2024

22.

(d)

23.

CONTINGENT LIABILITIES (continued)

Subsequent to the end of the reporting period, an indirect wholly-
owned subsidiary of TAMC, as the named respondent, received a
writ of summons inclusive of a statement of claim from the court of
the PRC regarding the claims by a claimant against, amongst others,
the respondent. The claimant is claiming against the respondent
and others to be jointly and severally liable to the claimant for
compensation of an amount of approximately RMB143 million,
equivalent to approximately HK$157,143,000. The Group, after
seeking PRC legal advice, is of the view that the litigation has no
merits and hence no material impact on the operations and financial
position of the Group.

FAIR VALUE MEASUREMENTS OF FINANCIAL
INSTRUMENTS

Some of the Group'’s financial assets are measured at fair value at the end
of each reporting period. The following table gives information about
how the fair values of these financial assets are determined (in particular,
the valuation techniques and inputs used), as well as the level of the fair
value hierarchy into which the fair value measurements are categorised
(Levels 1 to 3) based on the degree to which the inputs to the fair value
measurements are observable.

Level 1 fair value measurements are those based on quoted prices
(unadjusted) in active market for identical assets or liabilities.

Level 2 fair value measurements are those derived from inputs other
than quoted prices included within Level 1 that are observable for the
asset or liability, either directly (i.e. as prices) or indirectly (i.e. derived
from prices).

Level 3 fair value measurements are those derived from valuation
techniques that include inputs for the asset or liability that are not
based on observable market data (unobservable inputs).
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)

23. FAIR VALUE MEASUREMENTS OF FINANCIAL

T2 (&) INSTRUMENTS (continued)
AREER
Fair value as at
ok i
JaY: 3 S v s
M0thjune,  3stDecember,  AAEE  HER: EYEEO
04 03 A &30 | MEEZEE
(*E2H) (#%%)  Fairvalue Valuationtechniues — EEEYEESY Relationship of unobservable
(Unaudited) (Audited) ~ hierarchy  and key inputs Significant unobservable inputs inputs for fair value
Tn Tin
HKS'000 HK$'000
AEEBERRRL BERE REERL 36,543 B R NEETEREZ TR TR
B8 T RS Level 1 ENE NA NiA
Equity securities fsted in the PRC clssified as Quoted bid prices in
equity securties at FVTPL an actve market
NEREERRRL BERE RS 0 05 E5  NEEERER el TR
BB L BAEs Level 1 ENE NA A
Equity securiiesfised overseas dlassified as Quoted bid prices in
equity securites at FVTPL an active market
ABREERARI BERB BAESL 4579 1949 E-5 REETAFRC T TR
A US Level 1 ENE NA NA
Equity securiteslised in Hong Kong classified as Quoted bid prices in
equity securties at FVTPL an actve market
AREEARAINERD N BEREY 13632 1488 E-h  REEWAREL TR TR
BATAZERA LT REES lewll  EAE NA A
Equity securities fsted in the PR clssified as Quoted bid prices in
equty instruments at FYTOCI an actve market
ARBRRAMAEYARL BEREL 4,675 1950 E-R AEEmAREL el Wil
RATEEER LT B Level 1 ENE NA NA
Equity securiteslisted in Hong Kong classified as Quoted bid prices in
equity instruments at FTOCI an active market
ABREERARIABERB EITECRE 255776 W04 FoE RORRRRAMEER  TER TR
Unlised fund investment: lassified as financial assets at FVTPL level 2 Quoted price provided by~ N/A NA
financialinstitutions
AERRERRRAL BERE S LTAERE 435 Q98 F=f heRRERMAEER  TER T
Unlisted fund investment: lassfied as financial assets at FVTRL Level 3 (ZEERAEERES  NA NA
KRB NEE EERE)
Quoted price provided by
financil nsttutions
which considered net
asset values of special
purpose Vehidles
derived from underling
nvestmens
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS (continued)

for the six months ended 30th June, 2024

23. €I EZAREBE 23. FAIR VALUE MEASUREMENTS OF FINANCIAL
T2 (&) INSTRUMENTS (continued)
AREER
Fair value as at
ok i
RBETR TZAET-H
Nthlune,  3istDecember,  AKEE  HERE EiEEgEN
04 03 A &30 | MEEZEE
(*E2H) (#%%)  Fairvalue Valuationtechniues — EEEYEESY Relationship of unobservable
(Unaudited) (Audited) ~ hierarchy  and key inputs Significant unobservable inputs inputs for fair value
Tn Tin
HK§'000 HKS'000
ARARRANAENERL, BEREE ARATE 29130 N80 E§ HEEE: BERE(ZRETHANER =
Unlisted equity instrument classfied at FYTOCI level3 Asset based approach FRIRERERA TURMRSL. TR
HRELAELONEE)RLIS%E
18858 3% ZF=E A=A
The key inputs ae: 2755 %3.25%)

38

) Bz
fiy Temyielg

fi) fSAEE:
(i Reversionary yield;

fiiy mEERES : R
(i) Market unit rent; and

) BerEsimERS
Vgl

() Discount for lack of
control and lack of
marketabilty

Term yield, taking nto account of
Yield generated from comparable
properties and adjustment to reflect
the certainty of term income secured
and to be received, of 2.75% to
325% (31t December, 2023: 2.75%
10325%)

The increase in the term yield would result in
a decrease i fair value

wnqﬁm %inﬁ W%E’]Wi
TR e AREHE) B3 15%E W
35%(ZEIZETZAZ TR
325%Z375%)

Reversionary yield, taking into account
annual unit market rental income and
unit market value of the comparable
propertis, of 3.25% t0 3.75%

(315t December, 2023:3.25% to
3.75%)

Theincrease in the reversionary yield would
result in a decrease i fair value
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FINANCIAL STATEMENTS (continued)

for the six months ended 30th June, 2024

23. ERMI B2 AREE
STE(E)

DAEER

Fair value as at
i -4 T507E
RBZtR tZAZt-E
NthJune,  3istDecember,  AREE  fEERE

2024 203 gl REESY
(#E%H) (%)  Fairvalue Valuation techniques
(Unaudited) (Audited) ~ hierarchy  and key inputs
T Thn

HKS'000 HK$'000

23. FAIR VALUE MEASUREMENTS OF FINANCIAL
INSTRUMENTS (continued)

By PO
MEEZEE
EEEIERSY Relationship of unobservable
Significant unobservable inputs inputs for fair value

AERERALANERALBRRE A ITRAIAE)
Unlisted equity instrument classfed at FYTOCI (continueg)

AR R SRR AT AR

Market unit rent compares with direct

Al LNeEs;BR
IZEIM BN EREE £

IMERTE  DERTRE - T

mRghEeN T8 ARES

BETEGTAREAIET

e o et

STRERSETEETAR

SR1855T)

The increase in the market unit rent would
market comparables and taking result in an increase In fair value
into account of location and other

individualfactors such as road

frontage, ize of property and

faclites. The range of average market

unitrent i from around HK$25 so.ft/

month to HK$185 sq ft/month (315t

December, 2023: HK$25 sg.ftfmonth

o HK$185 5o, ft month)
HEATARE LR HZEANmERE LR gLy
(ZEEAEREER) BT 2% MEETR

[

Discount for lack of control and lack of
marketabilty, taking into account

median control premium, of 27.2%

(315t December, 2023 24.3%)

(CEZ=EFR=-R: 13%)

The increase in the discount for lack of
control and lack of marketbility would
restltin a decrease i fair value
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)

for the six months ended 30th June, 2024

23. €I EZAREBE 23. FAIR VALUE MEASUREMENTS OF FINANCIAL
T2 (&) INSTRUMENTS (continued)
AREER
Fair value as at
ok i
RBETR TZAET-H
Nthlune,  3istDecember,  AKEE  HERE EiEEgEN
04 03 A &30 | MEERE
(*E2H) (#%%)  Fairvalue Valuationtechniues — EEEYEESY Relationship of unobservable
(Unaudited) (Audited) ~ hierarchy  and key inputs Significant unobservable inputs inputs for fair value
Tn Tin
HK§'000 HK$'000
DEERBERRNLBERE SREEL 951,288 783,840 220 ReRERR FRRERENEIRATRENER  URENENCSTLAER
UESTELEE Level3 D|scoun ed ash flow E0nzun T zErR TR

Investments in property projects classfied as financial assets
atFVTeL

Wit - WEDRBER T EREASENE
B AT LA R BRI B Y A IR AT RE RS (R
BRGEER AR BEFEHRAE
AT -

40

ZH-B0%EIT%)

Discount rates used in discounting the
estimated cash flows to the net
present values ranging from 10% to
14% (315t Decernber, 2023: 10% to
17%)

B ERR Emiﬁi TERLA
306,152,008 (=52 =5+2R
=R 250,162,000270)

Cash flows used to calculate the net
present values, n aqgregate
amounted to AU$306,152,000 (315t
December, 2023: AUS250,162,000)

BRHETRENEE AT T
B it
-8 T4EAZEEIER)

Remaining durations of the projects used
to calculate the net present values

ranging from 3 years to 6 years and 6
months (315t December, 2023; from 4

months to 6 years and 1 month)

The increase in the discount rate would result
ina decrease In fair value

ReREENeRINLER
i

The increase n the cash flows would result in
anincrease in fair value

o

BERBTRISNESH LA
TH

The increase in the remaining durations of
the projects would resut n a decrease in
fairvalue

Note: There is no indication that any changes in the unobservable inputs to reflect reasonably possible
alternative assumptions for the investments would result in significantly higher or lower fair

value measurements.
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2024

23. ERMI B2 AREE
STE(E)

23. FAIR VALUE MEASUREMENTS OF FINANCIAL
INSTRUMENTS (continued)

BB REEHBZHIE

Reconciliation of Level 3 fair value measurements

ZRHEMEZMRE
EBEE WRRAAREE
RANEBEERE BEEZRAIA
ZEMEE Equity
Financial assets instruments st
at FVTPL at FVTOCI Total
FHET FET FHET
HK$'000 HK$’000 HK$’'000
W_ZE-=F—HF—H At 1st January, 2023 745,480 29,600 775,080
e - Total losses:
—REEN — in profit or loss (2,122) - (2,122)
—REMEEREA — in other comprehensive income - (1,860) (1,860)
iy Purchases 49,849 - 49,849
ARIRE Return of capital (49,305) - (49,305)
fEHZR Exchange differences (17,001) - (17,007)
R-ZE-_=F,A=+H At 30th June, 2023 726,901 27,740 754,641
Al Total gains:
—RExEN — in profit or loss 4,186 - 4,186
—REMEERER — in other comprehensive income - 4,150 4,150
BE Purchases 88,553 - 88,553
BARE Return of capital (10,268) - (10,268)
EHER Exchange differences 17,446 - 17,446
RZE-_=F+-_A=+—H At 31st December, 2023 826,818 31,890 858,708
@i as (Es1a) Total gains (losses):
—REER — in profit or loss 6,946 - 6,946
—REMEERER — in other comprehensive income - (2,760) (2,760)
BE Purchases 227,153 - 227,153
BARIRIE Return of capital (53,849) - (53,849)
MENER Exchange differences (14,426) - (14,426)
R-ZE-WFEA=+H At 30th June, 2024 992,642 29,130 1,021,772
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2024

23. FAIR VALUE MEASUREMENTS OF FINANCIAL
INSTRUMENTS (continued)

Reconciliation of Level 3 fair value measurements (continued)

There were no transfer between Levels 1, 2 and 3 during the six months ended 30th
June, 2024 and 2023.

The Directors consider that the carrying amounts of other financial assets and
financial liabilities recorded at amortised cost in the condensed consolidated financial
statements approximate their fair values.

24. RELATED PARTY TRANSACTIONS AND BALANCES

Except for stated elsewhere in the condensed consolidated financial statements,
during the six months ended 30th June, 2024, the Group had transactions and
balances with related parties as follows:

(REER)
(Unaudited)
BEASA=1THLEAEA
Six months ended 30th June,

—BCoWE —To=F
2024 2023
FEx FHET
HK$'000 HK$'000
(@) NATRZ SEEERAT]— (a) The ultimate holding company of the
tERERRAR(HMa%RE DX Company, Allied Group Limited ("AGL")
HME AR and its subsidiaries
—ARE B R 2 52 — Short-term lease payments, property
HENIHE  WEEE management and air-conditioning
RZ=RER fees charged to the Group 3,612 2,147
—AAEEWERZ - Management fee charged to
EIEBA the Group 7,913 7,738
—AREERIC - Management fee income earned by
BEEBWA the Group 210 150
— [AAREEWE Z AEBEF RS — Internal audit service and management
NEBRE AR information system service fee
AR5 2 A charged to the Group 135 149
—AAEEWERZ — Interest expenses charged to
FEEA the Group 15,237 4,152
— (AN 52 B U EY 2 Eo b B - Sundry expenses charged to the Group 328 132
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2024

24. RELATED PARTY TRANSACTIONS AND BALANCES
(continued)

(REER)
(Unaudited)
BEASA=1THLEAEA
Six months ended 30th June,

—E-mE ke ek S
2024 2023
FHE FHT
HK$'000 HK$'000
b) ANREz—fERERMERT — (b) A fellow subsidiary of the Company,
FBEEAE AR ([FEE]) R Sun Hung Kai & Co. Limited (“SHK") and
HB AT its subsidiaries
—REBERNZ — Lease payments and property
HERER management fee income earned by
LIEISEE=T PN the Group 537 579
— REEGREZ FLE YA — Interest income earned by the Group 2,236 2,236
(0 XEZEBTEBEABSTHMNM (c) Key management personnel compensation
— e hEMEEER — Salaries and other short-term benefits 7,759 7,563
—RIEFER — Post-employment costs 197 201
d) BERARRaERE (d) Associates and joint ventures
— REEREZ HEFIE — Lease payments earned by the Group 260 145
— REEGREZ FLE YA — Interest income earned by the Group 29,263 17,699
— RN E P W R 2 - Dividend income received or receivable
L3S ON by the Group 32,473 41,989
—AREERI — Property management fee earned by
MEERE the Group 514 762
—AAEEWRZ — Short-term lease payments and
REMEERIER property management fee charged
MEEIRER to the Group 1,383 1,452
— REERE BB K& — Consultancy fee income and service
AR EUA fee income earned by the Group 9,210 11,194
—AEERNZAEDE — Compensation income for late
BER Rz B payment from a joint venture
earned by the Group 17,758 20,920
e e kN (e) Associates of AGL
—REBERNZ — Lease payments and property
HERER management fee income earned by
LIEISEE=T PN the Group 539 558
—AAKEWRZFESER — Interest expense charged to the Group 4,564 5,572
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2024

24. RELATED PARTY TRANSACTIONS AND BALANCES

LEER(48) (continued)
(REER) (fE|R)
(Unaudited) (Audited)
—EomE o =F
AA=tH +ZA=+—H
As at As at
30th June, 31st December,
2024 2023
FHET FAT
HK$'000 HK$'000
() BMEeEERENBAT (f) AGL and its subsidiaries
— E b EYAR R — Other receivables 40 50
— B A ERTBR R — Other payables 6,475 6,205
—ERER(A ) — Loan payable (Note i) 819,208 406,193
—RYAEEBEKRERZ — Loan facility granted to but not yet
EXEa utilised by the Group - 12,234
(9) FBEKLEWBE AT (g9) SHK and its subsidiaries
—ERER — Loan receivable (Note ii) 78.100 78,100
— E R AR 5K — Other receivable 566 578
— HABFERBRFK — Other payables 622 527
(h) B AR ke sk (h) Associates and joint ventures
— E M FEUER R — Other receivables 39 6,038
—MEEEREEREFEAZ — Financial guarantees given to banks in
RITEEMRITIEL 2 respect of banking facilities granted to
B S HEIR and utilised by joint ventures 211,979 559,118
—MEEREEREEKRERAZ — Financial guarantees given to banks in
RITEERRITEL 2 respect of banking facilities granted to
B ER but not yet utilised by joint ventures 273,701 410,135
() BEEEZBENT (i) Associates of AGL
— ERTE R (B a2ii) — Loan payable (Note iii) - 174,391
— HABFERBR K — Other payables 270 921
() EEGEF  THRELE () The chairman of the Board,
) Mr. Lee Seng Hui (“Mr. Lee”)
—ERER(Mativ) — Loan payable (Note iv) 135,408 -
—BTAEEEHRERZ — Loan facility granted to but not yet
EREm utilised by the Group - 440,000
(k) 2#E{=5ELee and Lee Trust (A K (k) A company indirectly wholly-owned by Lee
12 B IRREFEA) 2 —H and Lee Trust, being a discretionary trust
HEEEHEE T — (Mr. Lee and his siblings are the trustees),
Cashplus Management Limited Cashplus Management Limited
BT AEEERKERZ — Loan facility granted to but not yet
EEa utilised by the Group - 300,000
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NOTES TO THE CONDENSED CONSOLIDATED

FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2024

24. RELATED PARTY TRANSACTIONS AND BALANCES
(continued)

Apart from the sharing of administrative services and management services
agreement entered into by the Company with AGL, the internal audit
services and management information system services agreement entered
into by a subsidiary of the Company with AGL, leasing agreements entered
into by the Group with a subsidiary of SHK and an associate of AGL, the
loan facilities granted by Mr. Lee and Cashplus Management Limited and
those transactions are fully-exempted under the Listing Rules, none of the
above related party transactions constitutes a connected transaction or
continuing connected transaction as defined in the Listing Rules.

Certain key management personnel of the Group received remuneration
from AGL. AGL provided the management services to the Group and
charged the Group a management fee, which has been included in
management fee as disclosed in part (a) of this note, for services provided
by those personnel as well as others who were not key management
personnel of the Group.

The above-mentioned management fee is calculated by reference to the
time devoted by the management personnel on the affairs of the Group
and can be apportioned to the above key management personnel. The
total of such apportioned amounts, which has been included in the key
management personnel compensation above, is HK$3,499,000 (six months
ended 30th June, 2023: HK$3,487,000).

Notes:

(i) The loan payable bears interest ranging from 4.6% to 6.17% (31st December,
2023: ranging from 4.6% to 7.08%) per annum, is unsecured and repayable from
May 2025 to April 2026 (31st December, 2023: from April 2024 to July 2024).

(i) The loan receivable bears interest of 5.75% (31st December, 2023: 5.75%) per
annum, is unsecured and repayable in November 2024 (31st December, 2023:
November 2024).

(i) As at 31st December, 2023, the loan payable bore interest of 5.5% per annum,
was unsecured and repayable in July 2024. The loan payable had been repaid
during the six months ended 30th June, 2024.

(iv)  The loan payable bears interest at 6.4% per annum, is unsecured and repayable in
September 2024.
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RS MERRME(HEF) NOTES TO THE CONDENSED CONSOLIDATED
BE—F_ENA=+HIEAEA FINANCIAL STATEMENTS (continued)
for the six months ended 30th June, 2024

25. EEEM 25. PLEDGED ASSETS
RIZ-ENA=+H U TNADEMNEE At 30th June, 2024, the following assets were pledged:

(@) ATHBARMNEERANEEERNEITZ (@)  The following assets of certain subsidiaries were pledged for banking

S facilities granted to the Group:
(REEER) (Fe&tz)
(Unaudited) (Audited)
—BECmEF —EC=F
RA=+H +ZA=+—H
As at As at
30th June, 31st December,
2024 2023
FET FHET
HK$'000 HK$'000
L EN N Property, plant and equipment 194,437 285,967
FERYE Properties for development 1,026,672 1,857,151
BREPYE Properties under development 4,154,744 2,483,318
ERINERE Inventories of completed properties 63,445 79,579
wEME Investment properties 9,641,231 9,734,337
SRITIF Bank deposits 5,495 32,984
15,086,024 14,473,336

(b) ANEERE®EEA1,266,000,00087T(=Z (b) Investment properties of the Group with carrying values of

—=%+=ZA=+—H :1,270,000,0007% HK$1,266,000,000 (31st December, 2023: HK$1,270,000,000)
TIZREMEEER T - ERAAER were pledged to a lender for other borrowing granted to an indirect
SEN—HEEFERENBRAREREMmE non wholly-owned subsidiary of the Group.

(0 AEB-FEHBEARNEZ  BEEEZE () The Group's interest in a subsidiary with net asset value of

SH{E 43,295,000 (2 -=F+—A1 HK$3,295,000 (31st December, 2023: HK$2,770,000) and equity
=+—H :2,770,000/8 7t ) REEEE A securities at FVTPL with carrying values of HK$5,281,000 (31st
5,281,000t ( ZE-_=F+_-_A=+— December, 2023: HK$5,655,000) were pledged to a securities broker
H : 5,655,000/87C) 2 FEiBiEmiR AL BE house for margin loan facilities granted to the Group.

BRI 2 AR TE 75 BRI — IR SRR L1 T A
BEAREEERFREREBE o
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REPORT ON REVIEW OF CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

BED

TO THE BOARD OF DIRECTORS OF
TIAN AN CHINA INVESTMENTS COMPANY LIMITED
(Incorporated in Hong Kong with limited liability)

Introduction

We have reviewed the condensed consolidated financial statements of
Tian An China Investments Company Limited (the “Company"”) and its
subsidiaries (collectively referred to as the “Group”) set out on pages 4
to 46, which comprise the condensed consolidated statement of financial
position as of 30th June, 2024 and the related condensed consolidated
statement of profit or loss, condensed consolidated statement of profit
or loss and other comprehensive income, condensed consolidated
statement of changes in equity and condensed consolidated statement
of cash flows for the six-month period then ended, and notes to the
condensed consolidated financial statements. The Rules Governing
the Listing of Securities on The Stock Exchange of Hong Kong Limited
require the preparation of a report on interim financial information to
be in compliance with the relevant provisions thereof and Hong Kong
Accounting Standard 34 "Interim Financial Reporting" ("HKAS 34") issued
by the Hong Kong Institute of Certified Public Accountants. The directors
of the Company are responsible for the preparation and presentation of
these condensed consolidated financial statements in accordance with
HKAS 34. Our responsibility is to express a conclusion on these condensed
consolidated financial statements based on our review, and to report our
conclusion solely to you, as a body, in accordance with our agreed terms of
engagement, and for no other purpose. We do not assume responsibility
towards or accept liability to any other person for the contents of this
report.
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REPORT ON REVIEW OF CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS
(continued)

Scope of review

We conducted our review in accordance with Hong Kong Standard on
Review Engagements 2410 "Review of Interim Financial Information
Performed by the Independent Auditor of the Entity" issued by the
Hong Kong Institute of Certified Public Accountants. A review of these
condensed consolidated financial statements consists of making inquiries,
primarily of persons responsible for financial and accounting matters, and
applying analytical and other review procedures. A review is substantially
less in scope than an audit conducted in accordance with Hong Kong
Standards on Auditing and consequently does not enable us to obtain
assurance that we would become aware of all significant matters that
might be identified in an audit. Accordingly, we do not express an audit
opinion.

Conclusion
Based on our review, nothing has come to our attention that causes us

to believe that the condensed consolidated financial statements are not
prepared, in all material respects, in accordance with HKAS 34.

Deloitte Touche Tohmatsu
Certified Public Accountants

Hong Kong, 23rd August, 2024



Gkl g

%%Euuﬁﬂ% LEE|7KZFZ§/£ J//\f%}ff/\%i
Hig v ¥BEERE  DEECR U AER
ERHEE-ZE_MFANA=+HIENEARZHH

BE(ZE=_=F: &) -
EREHMRDH

B iE3ELE

AEBHE-ZS -_NENA=ZTHIEAEARZW
AB15A9 4B BB T(ZTE=F :1,12928&8
HBIT)  BEEREIEINZ37% o ANQ TR EEG

B AISIBEEBIL(ZE_=F : 57726888
TL) * REF R 86% -

I EEFEEWT ¢

o WAEMERERR-T_= E‘i’ﬁﬁﬁ%éx?—
REHRAEARZIFEEMBER

e DRIMEHERI43N28EBT  FE
EHRREEZZ-_NFNA=THIE/NE
ARARBERERBABIGLEERSIBKRA
R - AR AHEHE 5K K 5| 5
FIHE T

e AR E LR

o  [EHAERERFIRA1783 BEST
SRER A5 328 (=== : 39.378l) -
MR —ZE-MENAK » AAFREEEERE
EFER1840BIL(ZE_=F+=-A=+—H
(#&&EH) - 18.56/87T) °

REZHPEREBRLDF
“ECNERHEERS

INTERIM DIVIDEND

The Board considers that it is prudent to retain an appropriate level of funds
to take advantage of business opportunities as and when they arise, and
therefore does not intend to declare an interim dividend for the six months
ended 30th June, 2024 (2023: Nil).

MANAGEMENT DISCUSSION AND ANALYSIS

Financial Results

The revenue of the Group for the six months ended 30th June, 2024
was HK$1,549.4 million (2023: HK$1,129.2 million), an increase of 37%
compared to the same period of last year. The profit attributable to owners
of the Company amounted to HK$78.1 million (2023: HK$577.2 million),
representing a decrease of 86% over the corresponding period of last year.

Some material items are as follows:

o the increase in revenue is due to the consolidation of TAMC which
became a non wholly-owned subsidiary of the Company on 5th
October, 2023

o a decrease in revenue of sales of completed properties of HK$431.2
million mainly due to lower revenue recognition as there was no
major development projects handed over to customers during the
six months ended 30th June, 2024, as well as a drop in sales of
properties due to the downturn in the Mainland property market

o a decrease in the fair value of investment properties held by the
Group, its joint ventures and associates

o a decrease in share of profit of joint ventures of HK$178.3 million
Earnings per share amounted to HK5.32 cents (2023: HK39.37 cents),
while the net asset value per share attributable to owners of the Company

was HK$18.40 at the end of June 2024 (31st December, 2023 (restated):
HK$18.56).
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MANAGEMENT DISCUSSION AND ANALYSIS
(continued)

Business Review

The Group is engaged principally in: (i) the development and investment
of residential, office and commercial properties; (ii) property management;
(iii) investment and operation of healthcare, hospital, eldercare and related
businesses on the mainland in the PRC, as well as property investment and
property management in Hong Kong.

An outline of our achievements in the first half of 2024 is described below:

)

Total attributable registered sales (including sales from joint ventures
and pre-sales of properties under construction) of the Group
amounted to 126,800 m? in the first half of 2024 (2023: 179,800 m?),
a decrease of 29%. A total attributable gross floor area (“GFA") of
approximately 170,500 m? (2023: 168,300 m?) was completed, an
increase of 1%. For the first half of 2024, a total attributable GFA
of approximately 1,491,000 m? (2023: 1,338,300 m?) was under
construction at the period end, representing an 11% increase over
the corresponding date of last year.

Rental income slightly decreased by 3% as compared with same
period of 2023.

Tian An Cyberpark: There are a total of 20 Tian An Cyberparks
developed or under development over 13 cities with stable business
strategies.

The Phase 3 of Tian An’s urban renewal project, Tian An Cloud Park,
in Bantian residential district, Longgang, Shenzhen comprising a
GFA of approximately 1,111,900 m? was granted by local authority
in 2023 and the construction work is expected to be completed in
2027 and 2028. The sale and leasing program for Guangming Tian
An Cloud Park in Guangming District of Shenzhen and Deging Tian
An Cloud Park in Deging Zhejiang has been satisfactory in light of the
market sentiment.

The pre-sales and sales of residential projects in Jiangsu, Zhejiang
and Liaoning Provinces as well as in Shanghai which projects
were acquired in previous years have been successful. With seven
residential projects in Shanghai, Jiangsu, Zhejiang and Liaoning
having been completed or partially completed, a significant profit
contribution was recognised from 2022 to 2024. We expect these
projects to provide a good return to the Group in the coming years.
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MANAGEMENT DISCUSSION AND ANALYSIS
(continued)

Business Review (continued)

(6) The pre-sales of part 1 of Phase 2B of The One Tian An Place, a
residential project in Shanghai, has been a success and will provide
steady contributions in the course of its phased development.

(7)  For the six months ended 30th June, 2024, Asiasec Properties Limited
reported a loss of approximately HK$17.0 million (2023: profit of
HK$14.5 million) attributable to its shareholders.

(8)  For the six months ended 30th June, 2024, TAMC reported a profit
of approximately HK$21.7 million (2023: HK$1.3 million) attributable
1o its shareholders.

Financial Review
Liquidity and Financing

The Group always maintains its liquidity at a healthy level with a balanced
portfolio of financial resources. As at 30th June, 2024, the total bank
balances and cash reserves of the Group were approximately HK$8,587.8
million (31st December, 2023: HK$9,056.9 million), providing sufficient
working capital for the daily operations of the Group.

As at 30th June, 2024, the total borrowings of the Group amounted to
approximately HK$8,914.0 million (31st December, 2023: HK$9,114.4
million), including current liabilities of HK$4,036.4 million (31st December,
2023: HK$3,815.2 million) and non-current liabilities of HK$4,877.6
million (31st December, 2023: HK$5,299.2 million). The gearing ratio (net
debt over total equity) of the Group was 1.1% (31st December, 2023:
0.2%). The borrowings were mainly used to finance the properties for
development and properties under construction. Increase in finance costs is
mainly due to the increase in interest bearing borrowings compared to the
same period of last year.
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MANAGEMENT DISCUSSION AND ANALYSIS
(continued)

Financial Review (continued)
Liquidity and Financing (continued)

Approximately 51% of the Group’s outstanding borrowings will mature
within 2 years. Since most of the investments and operations of the Group
are carried out in the PRC, most of the bank borrowings are denominated
in Renminbi which will be repaid in the same currency. Around 3% of the
Group's interest bearing borrowings bear interest at fixed rates while the
remainders are at floating rates.

To maintain flexible and sufficient cashflow for acquiring the potential
quality landbank and accelerating construction works for our development
projects, the Group intends to obtain proper bank borrowings with
reasonable pricing terms. The management continuously monitors the
gearing ratio and raises new external borrowings when necessary.

Significant Investment

As at 30th June, 2024, the Group held 50% (31st December, 2023: 50%)
interest in a joint venture, XZ G, (E£E ) AR AR at an investment
cost of US$60 million (31st December, 2023: US$60 million). The results,
assets and liabilities of X% £f53k (5 E ) B BR A 7] are accounted for
using equity method in the consolidated financial statements of the Group.
The carrying amount of the interests in XZ Gk (EE) AR AR as at
30th June, 2024 amounted to approximately HK$3,054.9 million (31st
December, 2023: HK$3,041.4 million), representing 5.6% (31st December,
2023: 5.7%) of the Group’s total assets and constituting a significant
investment of the Group.

XL e (£ E ) BBR A A is engaged in property investment and
development and property management businesses in Mainland China. All
cyberpark projects under the Group’s portfolio are currently managed by
KL (2B ) AR A7) and the Group’s investments strategy in X%
HISH (2@ ) AR A 7 is for long term strategic purpose.
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MANAGEMENT DISCUSSION AND ANALYSIS
(continued)

Financial Review (continued)
Significant Investment (continued)

The profit for the period and the profit attributable to owners of X%
Gk (£ &) AR A7 are approximately HK$45.6 million (30th June,
2023: HK$698.2 million) and HK$23.8 million (30th June, 2023: HK$640.4
million) respectively. The Group’s share of profits of XZ &S (£H)H
R~ 7] for the period is approximately HK$11.9 million (30th June, 2023:
HK$320.2 million) and no dividend is received during the period (30th
June, 2023: Nil).

The operation of projects under X% (£ E) B R A 7 has not
changed materially from the information disclosed in the Company’s
Annual Report for the financial year ended 31st December, 2023.

Material Acquisitions and Disposals

There were no material acquisitions and disposals of subsidiaries, associates
and joint ventures for the six months ended 30th June, 2024 and up to the
date of this interim report.

Risk of Foreign Exchange Fluctuation

The Group is required to maintain foreign currency exposure to cater for
its recurring operating activities and present and potential investment
activities, meaning it will be subject to reasonable exchange rate exposure.
However, the Group will closely monitor this risk exposure as required.

Pledge on Assets

As at 30th June, 2024, bank deposits of approximately HK$5.5 million,
aggregate carrying values of property, plant and equipment, development
properties, investment properties, equity securities at fair value through
profit or loss and interest in a subsidiary of approximately HK$194.4
million, HK$5,244.9 million, HK$10,907.2 million, HK$5.3 million and
HK$3.3 million respectively, were pledged for banking facilities, other loan
and margin loan facilities granted to the Group.
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MANAGEMENT DISCUSSION AND ANALYSIS
(continued)

Financial Review (continued)
Contingent Liabilities

Property for development that is held by a joint venture of the Group
with total carrying value of approximately HK$807.7 million is under
idle land investigation by the local authority. The development progress
cannot fully fulfill building covenants under the land grant contracts. The
whole pieces of land of the joint venture were held under several land use
right certificates. They are under phased construction stage and certain
portions of them are under development, except for the portions which
are retained for the remaining development of the whole project. Property
for development that is held by another joint venture of the Group with
carrying value of approximately HK$187.0 million had been identified as
idle land by the local authority. The development of more than half of the
piece of land was completed, except for the portions which are retained
for the remaining development of the whole project. In particular, the
construction work for Phase 3 Part 2 has started in current period. The
Group is currently working diligently with joint venture partners to prevent
the possible classification as idle land for those under idle land investigation
and taking remedy action to prevent from prosecution for those had been
identified as idle land, including negotiating the feasibility of development
plans with local authorities. Based on legal advices, the Group has assessed
the issue and in the opinion of the Directors, the economic outflows caused
by the above cases are not probable.

As at 30th June, 2024, guarantees given to banks in respect of mortgage
loans granted to property purchasers, loan facilities granted to the joint
ventures and an investee company classified as financial assets at fair value
through profit or loss amounted to approximately HK$1,830.0 million. All
the guarantees provided by the Group were requested by banks under
normal commercial terms.

A legal action was taken against a joint venture of the Group resulting
in possible contingent liabilities of approximately HK$236.2 million.
The claim is being contested and the Directors, with reference to legal
advice obtained, considered that in the event that the appeal court rules
against the joint venture, it will not have material effect on the condensed
consolidated financial statements of the Group. Subsequent to the end of
the reporting period, a legal action was taken against an indirect wholly-
owned subsidiary of TAMC resulting in possible contingent liabilities of
approximately HK$157.1 million. The Group, after seeking PRC legal
advice, is of the view that the litigation has no merits and hence no material
impact on the operations and financial position of the Group.
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MANAGEMENT DISCUSSION AND ANALYSIS
(continued)

Financial Review (continued)
Segment Information

Detailed segmental information in respect of the revenue and profit or loss
is shown in note 5 to the condensed consolidated financial statements.

Events after the Reporting Period

There are no important events affecting the Group which have occurred
after the end of the reporting period and up to the date of this interim
report.

Employees

As at 30th June, 2024, the Group including its subsidiaries but excluding
associates and joint ventures, employed 3,748 (31st December, 2023:
3,669) persons. The Group maintains a policy of paying competitive
remuneration packages and employees are also rewarded on performance
related basis including salary and bonus.

Business Outlook

The financial problems of many sizeable China property developers,
high dollar interest rates, geopolitical tensions, the war in Ukraine and
the conflict in the Middle East have led to uncertainty and poor market
sentiment. The policy of derisking by the United States and the European
Union towards China will continue to have a negative impact on the
economy of China.

Although the overall market sentiment in the general PRC property
market is unfavorable, we are comforted by China’s Central Bank cut
in one-year loan prime rate (“LPR") by 10 basis points from 3.45% to
3.35% and five-year LPR by 35 basis points from 4.20% to 3.85% during
2024, helping to reduce the financial burdens of the property sector.
China’s Central Bank also cut the reserve requirement ratio by 0.50% in
February 2024. This will increase liquidity in the market and stimulate the
economy of Mainland China. Furthermore, Central government and local
governments have introduced measures to stabilise the property market.
These include removing the lower limit on interest rates for first-time
personal housing loans and reducing the down payment ratio. Despite
short term uncertainties, we remain confident of the long term prospects
of the property market in Mainland China and Hong Kong.
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OTHER INFORMATION
Financial assistance to affiliated companies

Since that the financial assistance by the Group to affiliated companies and
guarantees given by the Group for facilities granted to affiliated companies
together in aggregate exceeded 8% under the assets ratio defined under
Rule 14.07(1) of the Listing Rules continued to exist as at 30th June, 2024,
the Group is required to comply with Rule 13.22 of the Listing Rules. The
following is a summary of unaudited combined statements of financial
position of those affiliated companies prepared from their financial
statements as at 30th June, 2024 and adjusted, where appropriate, to
conform with the Group’s accounting policies:

FHT

HK$'000

FEREEE Non-current assets 27,380,154

MEVEE Current assets 35,523,287

mEBE Current liabilities (22,642,403)

ERBEE Non-current liabilities (29,244,447)

FEFE R Non-controlling interests (362,116)
NS Y v Equity attributable to owners of those

W affiliated companies 10,654,475

AREEEMEEFE Net assets attributable to the Group 5,431,447
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DIRECTORS’ INTERESTS

As at 30th June, 2024, Messrs. Lee Seng Hui and Song Zengbin, Directors, had
the following interests in the shares and underlying shares of the Company and
its associated corporations, within the meaning of Part XV of the Securities and

Futures Ordinance (“SFO”), as recorded in the register required to be kept under

Section 352 of the SFO:

BEROR
RS 2 H B
Number of
shares and
underlying
shares interested

HEBRTRG

BB ZBNBETL

Approximate %

of the total
number of
issued shares

EEEE

Nature of interests

Lee Seng Hui

R
Song Zengbin

VNG =)
the Company (Note 2)

MEEBEBRAT
(MasE ) (H3)

Allied Group Limited
("AGL") (Note 3)

TREMERRAQR]
([GEEME ) (Ffat4)
Asiasec Properties Limited

("ASL") (Note 4)

RL2RER AR
(TRZEE])(H7E5)

Tian An Medicare Limited
("TAMC") (Note 5)

SIREBR AR
([#6E D) (Hfat6)

Sun Hung Kai & Co. Limited
("SHK") (Note 6)

AL B
TAMC

834,809,096
(Hfa1)
(Note 1)

2,635,105,180
(Kizt1)
(Note 1)

930,376,898
(K1aE1)
(Note 1)

556,097,010
(Kizt1)
(Note 1)

1,444,479,575
(Hfa£1)
(Note 1)

80,000

56.94%

74.99%

74.98%

51.20%

73.50%

0.01%

H e
Other interests

458,420/ & 8 A
(WESEEASOIER)
N.2,634,646,760/%

& B fth i o

Personal interests

(held as beneficial owner)
in 458,420 shares and
other interests in
2,634,646,760 shares

H i
Other interests

HibiEes
Other interests

H e
Other interests

16 At
(LERBEEAFNDIFE)
Personal interests

(held as beneficial owner)
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DIRECTORS’ INTERESTS (continued)

Notes:

1. Mr. Lee Seng Hui together with Ms. Lee Su Hwei and Mr. Lee Seng Huang are the
trustees of Lee and Lee Trust, being a discretionary trust. The Lee and Lee Trust
controlled approximately 74.99% of the total number of issued shares of AGL
(inclusive of Mr. Lee Seng Hui’s personal interests).

2. Mr. Lee Seng Hui, by virtue of his interests in AGL, was deemed to be interested in
the shares of the Company in which AGL was interested.

3. As at 30th June, 2024, AGL was the holding company of the Company and
therefore an associated corporation of the Company within the meaning of Part XV
of the SFO.

4. Mr. Lee Seng Hui, by virtue of his interests in the Company via AGL, was deemed
to be interested in the shares of ASL, a non wholly-owned subsidiary of the
Company, and therefore an associated corporation of the Company within the
meaning of Part XV of the SFO.

5. Mr. Lee Seng Hui, by virtue of his interests in the Company via AGL, was deemed
to be interested in the shares of TAMC, a non wholly-owned subsidiary of the
Company, and therefore an associated corporation of the Company within the
meaning of Part XV of the SFO.

6. As at 30th June, 2024, SHK was a non wholly-owned subsidiary of AGL and
therefore an associated corporation of the Company within the meaning of Part XV
of the SFO.

7. All interests stated above represent long positions.

Save as disclosed above, as at 30th June, 2024, none of the Directors
and chief executive of the Company had any interests or short positions
in any shares, underlying shares or debentures of the Company or any of
its associated corporations, within the meaning of Part XV of the SFO, as
recorded in the register required to be kept under Section 352 of the SFO
or as otherwise notified to the Company and the Stock Exchange pursuant
to the Model Code for Securities Transactions by Directors of Listed Issuers
(“Model Code”) as set out in Appendix C3 of the Listing Rules.
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PERSONS’ INTERESTS

BEEMA O R-ZE-NENA=TH - BEE To the best of Directors’ knowledge, as at 30th June, 2024, the following
A REE GG EI36IEREMFE 2 B MAE shareholders of the Company (“Shareholders”) had interests in the shares
BAERNARRMDAABIRMEZ 2 AN A KE  orunderlying shares of the Company as recorded in the register required to

SUBSTANTIAL SHAREHOLDERS’ AND OTHER

([RExE DT - be kept under Section 336 of the SFO:
BERPREBRG 2HE
Number of shares and underlying shares interested
AR ZEER
(ABREBA (FEEE HERT
%E) ZRER) RipEg
Personal Corporate BABA
Interests Interests Approximate %
(held as (interest of HipiEs i yik of the total
X4 beneficial controlled Other Total number of
Name of Shareholders owner) corporation) Interests Interests issued shares
BesEERRA(HERE]) - 834,809,096 - 834,809,096 56.94%
Allied Group Limited (“AGL") (Frzt1)
(Note 1)
Lee and Lee Trust - 834,809,096 - 834,809,096 56.94%
(H22) (H1323)
(Note 2) (Note 3)
TRE - 834,809,096 300,000 835,109,096 56.96%
Lee Su Hwei (H22) [T (Hii24)
(Note 2) (Interest of (Note 4)
spouse)
PIA Ltd - - 264,353,570 264,353,570 18.03%
(LAREEEA (H1325)
F0EE) (Note 5)
(held as
investment
manager)
Vigor Online Offshore Limited 142,938,000 - - 142,938,000 9.74%
("Vigor Online")
China Spirit Limited - 142,938,000 - 142,938,000 9.74%
(“China Spirit") (K1:36)
(Note 6)
i5eMm - 142,938,000 - 142,938,000 9.74%
Chong Sok Un (Hizt7)
(Note 7)
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FERRREMATZEE(E) SUBSTANTIAL SHAREHOLDERS’ AND OTHER
PERSONS’ INTERESTS (continued)
BERAREBRAGZHE
Number of shares and underlying shares interested
BARER LEER
(UBEEEA (Z#1E HERT
517%E8) ZHER) R g
Personal Corporate BABAL
Interests Interests Approximate %
(held as (interest of HipiEsR BRAE of the total
REEZE beneficial controlled Other Total number of
Name of Shareholders owner) corporation) Interests Interests issued shares
SKK Special Situation Fund 99,420,400 - - 99,420,400 6.78%
("SKK™)
Argyle Street Management Limited - - 102,809,400 102,809,400 7.01%
("Argyle Street Management”) (MBREEBA (Hizt8)
FEE) (Note 8)
(held as
investment
manager)
Argyle Street Management Holdings Limited - 102,809,400 - 102,809,400 7.01%
("Argyle Street Holdings”) (Hizt9)
(Note 9)
P - 102,809,400 - 102,809,400 7.01%
Chan Kin (Hizt10)
(Note 10)
Hiat - Notes:
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A RIHEZR A Fine Class Holdings Limited 2 & & fff
JB/AR]China Elite Holdings Limited([ China Elite])
BE mAaENAMEME (RS BRAA
(THemE]) Z22ENBAR - BEEED 5
B % K B#% (BB Capscore Limited » BIIEIRE R
RARRBILREERAR - ARBEEEL
HEZEWBAR) BEMSHED HITRN
HEAF100% o HU A SR EBUR (EEA China Elite
FTiE 2 IRMD 2 s -

The interest was held by China Elite Holdings Limited (“China Elite”), a wholly-
owned subsidiary of Fine Class Holdings Limited which in turn was a wholly-owned
subsidiary of Allied Properties (H.K.) Limited (“APL"). AGL directly and indirectly
(through Capscore Limited, Citiwealth Investment Limited and Sunhill Investments
Limited, all being direct wholly-owned subsidiaries of AGL) owned in aggregate
100% of the total number of issued shares of APL. AGL was therefore deemed to
have an interest in the shares in which China Elite was interested.
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SUBSTANTIAL SHAREHOLDERS’ AND OTHER
PERSONS’ INTERESTS (continued)

10.

11.

12.

Mr. Lee Seng Hui, a Director, together with Ms. Lee Su Hwei and Mr. Lee Seng
Huang are the trustees of Lee and Lee Trust, being a discretionary trust. The Lee
and Lee Trust controlled approximately 74.99% of the total number of issued
shares of AGL (inclusive of Mr. Lee Seng Hui's personal interests) and was therefore
deemed to have an interest in the shares in which AGL was interested through
China Elite.

This represents the same interests of AGL in 834,809,096 shares.

This represents interests in (i) same parcel of shares in which the Lee and Lee Trust
was deemed to have an interest; and (ii) 300,000 shares held by Mr. Chen Yue Jia
James, the spouse of Ms. Lee Su Hwei.

These include (i) an interest in 264,313,570 shares; and (i) an interest in unlisted
cash settled derivatives of the Company equivalent to 40,000 underlying shares of
the Company.

China Spirit owned the entire issued share capital of Vigor Online and was
therefore deemed to have an interest in the shares in which Vigor Online was
interested.

Ms. Chong Sok Un owned the entire issued share capital of China Spirit and was
therefore deemed to have an interest in the shares in which China Spirit was
interested.

Based on the information provided by Argyle Street Management, Argyle Street
Management owned the entire issued voting share capital of SKK and was
therefore deemed to have an interest in the shares in which SKK was interested.

Argyle Street Holdings owned the entire issued share capital of Argyle Street
Management and was therefore deemed to have an interest in the shares in which
Argyle Street Management was interested.

Based on the information provided by Mr. Chan Kin, Mr. Chan Kin owned
approximately 50.13% interests in the issued share capital of Argyle Street
Holdings and was therefore deemed to have an interest in the shares in which
Argyle Street Holdings was interested.

All interests stated above represent long positions.

The calculation is based on the total number of 1,466,069,491 shares in issue as at
30th June, 2024.

Save as disclosed above, as at 30th June, 2024, the Company was not
notified of any other persons having any interests or short positions in the
shares or underlying shares of the Company as recorded in the register
required to be kept by the Company under Section 336 of the SFO.
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CORPORATE GOVERNANCE AND OTHER
INFORMATION

CORPORATE GOVERNANCE CODE

During the six months ended 30th June, 2024, the Company has applied
the principles of, and complied with, the applicable code provisions set out
in the section headed “Part 2 — Principles of good corporate governance,
code provisions and recommended best practices” of the Corporate
Governance Code (“CG Code"”) under Appendix C1 of the Listing Rules,
except for certain deviations which are summarised below:

Code Provisions E.1.2 and D.3.3

Code provisions E.1.2 and D.3.3 of the CG Code stipulate that the terms
of reference of the remuneration committee and audit committee should
include, as a minimum, those specific duties as set out in the respective
code provisions.

The terms of reference of the remuneration committee (“Remuneration
Committee”) adopted by the Company are in compliance with the code
provision E.1.2 of the CG Code except that the Remuneration Committee
shall make recommendations to the Board on the remuneration packages
of the Executive Directors only and not senior management (as opposed to
executive directors and senior management under the code provision).

The terms of reference of the audit committee (“Audit Committee”)
adopted by the Company are in compliance with the code provision D.3.3
of the CG Code except that the Audit Committee (i) shall recommend
(as opposed to implement under the code provision) the policy on the
engagement of the external auditors to supply non-audit services; (i) only
possesses the effective ability to scrutinise (as opposed to ensure under
the code provision) whether management has performed its duty to
have effective risk management and internal control systems; and (iii) can
promote (as opposed to ensure under the code provision) the co-ordination
between the internal and external auditors, and check (as opposed to
ensure under the code provision) whether the internal audit function is
adequately resourced.

The reasons for the above deviations were set out in the Corporate
Governance Report contained in the Company’s Annual Report for the
financial year ended 31st December, 2023 and remain unchanged.
The Board considers that the Remuneration Committee and the Audit
Committee should continue to operate according to the relevant terms of
reference, and will continue to review the terms at least annually and make
appropriate changes if considered necessary.



ERELIRAMBEE ()

EBETEFZ2TRTA

ARRCRMRETUERRERRITESR
TR BARFELFEERE Fﬁﬁ%
FHERESNEBHANE 2 ETRETAME
ZIRE -

EECENEE

RIE ETRANE13.51B()E - EF 2 ERE T 40
T~

RAEXFRERE AR S AR SRR

1. BIUFRTEERELLLIH _T_MF
AR+ RAREZERFHEESLRE -

ETHeRAREEMENBEEZEE

2. REASEEESHN A ZT-—mF—H—H
B EERERITESTIHIBEE([FE
EDRPTESESMTE(B%EE]DZA
FORREZ=F EHL2% K3% - F
AR REHE T =F+_A=+—
AIEFEZARBEEESN - ABAS
Bz 28F - DRI TFEERS T
A 211,315,250 7T 53,018,000/ 7T 2 1E
MEDREARRZEBANR -

3. ARFABEFERNITEERIEWELE &
SHCBBENTESIRERE([ZRESS
D RRITEEMBE S E(THEE DA
éjzi_e__EJr B=t—HBLHEZ
7 7l /275,200 7T+ 2,752,500/ 7T
&2656564,%75 BN —H— Ei
B FREEERMEEZ BFHHRZ
T=F FIAH3% o

B ECFREEESN  EAD A R E R
EER% - BARD RIS 2 FRAK
BRES AR mIRE L RAIE13.51B(1)
BT RE2EH -

REZHPEREBRLDF
“ECNERHEERS

CORPORATE GOVERNANCE AND OTHER
INFORMATION (continued)

CODE OF CONDUCT REGARDING SECURITIES
TRANSACTIONS BY DIRECTORS

The Company has adopted the Model Code as its code of conduct
regarding securities transactions by the Directors. All Directors have
confirmed, following a specific enquiry by the Company, that they have
fully complied with the required standard as set out in the Model Code
throughout the period under review.

CHANGES IN DIRECTORS' INFORMATION

Pursuant to Rule 13.51B(1) of the Listing Rules, the changes in information
on Directors are as follows:

Positions held with the Company and other members of the
Group

1. Mr. Ngai Wah Sang, an Independent Non-Executive Director, has
been appointed as the chairman of the Remuneration Committee
with effect from 22nd May, 2024.

Changes in Directors’ emoluments and the basis of
determining Directors’ emoluments

2. Asinformed by AGL, the monthly salaries of the Chairman and a
Non-Executive Director, namely Mr. Lee Seng Hui (“Mr. Lee”), and
an Executive Director, namely Mr. Edwin Lo King Yau (“Mr. Lo"),
were increased by approximately 2% and 3% respectively with
effect from 1st January, 2024 as compared to that of 2023. Bonuses
for the year ended 31st December, 2023 were paid to Mr. Lee and
Mr. Lo by AGL. Out of the total bonuses paid by AGL, the amounts
of HK$11,315,250 and HK$3,018,000 for Mr. Lee and Mr. Lo,
respectively, were allocated to the Company.

3. Bonuses for the year ended 31st December, 2023 were paid to
the Deputy Chairman and an Executive Director, namely Mr. Song
Zengbin, in the amount of HK$275,200, the Managing Director
and an Executive Director, namely Mr. Patrick Lee Seng Wei (“Mr.
Patrick Lee”), in the amount of HK$2,752,500 and an Executive
Director, namely Mr. Tao Tsan Sang (“Mr. Tao"), in the amount of
HK$2,656,564 by the Company. The monthly salaries of Mr. Patrick
Lee and Mr. Tao were both increased by approximately 3% with
effect from 1st January, 2024 as compared to that of 2023.

Save as disclosed above, upon specific enquiry made by the Company
and following confirmations from Directors, there is no change in the
information of the Directors required to be disclosed pursuant to Rule
13.51B(1) of the Listing Rules since the Company’s last published annual
report.
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AUDIT COMMITTEE REVIEW

The Audit Committee has reviewed with the management the accounting
principles and practices adopted by the Group and discussed internal
controls and financial reporting matters including a general review of the
unaudited interim financial report for the six months ended 30th June,
2024. In carrying out this review, the Audit Committee has relied on a
review conducted by the Group’s external auditor in accordance with
Hong Kong Standard on Review Engagements 2410 “Review of Interim
Financial Information Performed by the Independent Auditor of the Entity”
issued by HKICPA as well as reports obtained from management. The Audit
Committee has not undertaken detailed independent audit checks.

PURCHASE, SALE OR REDEMPTION OF SHARES

Neither the Company nor any of its subsidiaries has purchased, sold or
redeemed any of the Company’s shares during the six months ended 30th
June, 2024.

On behalf of the Board
Patrick Lee Seng Wei
Managing Director

Hong Kong, 23rd August, 2024
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