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Management Discussion and Analysis

Industry Review

Being halfway into the year of 2024, the international situation became more
complex and severe with uncertainties lingering during the period under review.
The World Bank forecasted a global economic growth rate to be stabilized at
2.6% in 2024, which will be the first time of steady growth over these three
years, but still sluggish compared with the recent historical level. Despite facing
the dual challenges from a turbulent external environment and weak domestic
demand, the Chinese economy has been cruising steadily like a giant vessel on
a stormy sea. Supported by the effects continually generated from the macro-
policies, the recovery of external demand and the accelerated development
of new-quality productivity, the transformation and upgrade of the industrial
structure were promoted in an orderly manner, with both quantitative growth
and qualitative upgrading, exhibiting stronger resilience, potential and vitality.
According to the National Bureau of Statistics, in the first half of 2024, the
annual GDP of China amounted to RMB61.7 trillion, representing a year-on-
year growth of 5.0%.

In respect of the industry, the main theme of easing became a consistent
policy orientation for the real estate market, enabling the market to continue
its momentum of a feeble recovery during the first half of 2024. On 30
April, the meeting of the Political Bureau designated the policy direction for
the property market, and proposed “to organize research on policies and
measures to reduce the existing inventory of properties and improve the quality
of newly-added housing”, gradually shifting the policy focus to the paradigm
of “destocking”. On 17 May, a bundle of new policies was rolled out for the
real estate market to focus on stabilizing the market and curbing inventory of
properties, and the residential credit policy received an epic boost in market
confidence. On 7 June, the executive meeting of the State Council once
again specified that “the tasks of, among others, reducing and revitalizing
the existing inventory of housing and land should not be promoted only by
emancipation of mind concepts and broadening the ways of thinking, but
also by solid management and control and steadily pushing it forward,” which
has promoted the continual recovery of the real estate industry. Meanwhile,
thanks to the short-term stimulation of new favorable policies launched by
the central government and subsequently the local governments, sales of
newly-built commodity housing continued to rebound from a low level, with a
continued slowdown in the year-on-year decline in sales area and value, and
the decline in new construction projects and completions coming to an end
and recovering at a stable level during the period. According to the National
Bureau of Statistics, in the first half of 2024, the national investment in real
estate development amounted to RMB5.25 trillion, representing a year-on-
year decrease of 10.1%; of which RMB3.99 trillion was invested in residential
housing with a year-on-year decrease of 10.4%. In respect of commodity
housing sales and properties held for sale, the sales area of newly built
commaodity housing throughout China during the first half of the year amounted
to 479 million square meters, down 19.0% year-on-year; the sales amount of
newly built commodity housing amounted to RMB4.71 trillion, down 25.0%
year-on-year, of which residential housing sales decreased by 26.9% year-on-
year. Although the real estate market is facing some pressure of adjustment,
with the continuous introduction of policies and the gradual optimization of the
market mechanism, the industry is expected to see some positive changes in
the second half of the year.
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Management Discussion and Analysis

BEER WD

Cities are the most wonderful, highest-class, most complex and profound
products created by mankind. When urbanization has reached a relatively
mature stage, urban renewal is the only way to further improve the quality of
cities and achieve a higher level of development. Since urban renewal was
first included in the Government Work Report 2021, the implementation of
urban renewal action has been formally upgraded to a national strategy, and
the comprehensive effectiveness it has delivered are gradually more apparent.
The Government Work Report 2024 proposed to steadily implement urban
renewal actions, push forward the construction of public infrastructure for
“both common and emergency use” and urban village renewal, accelerate
the improvement of underground pipeline networks, promote the solution of
difficulties in retrofitting elevators and car parking in older communities, and
strengthen the construction of barrier-free and elderly-friendly facilities to
pbuild livable, smart and resilient cities. According to the data disclosed by the
Director-General, Department of Urban Construction of the Ministry of Housing
and Urban-Rural Development (MOHURD), it has planned to commence the
renovation of 54,000 old communities in cities and towns across the country
in 2024. Under the support and promotion of the policy, during the first half
of 2024, significant progress was made in urban renewal throughout the
country, with continuous innovation in the modes of urban renewal, continuous
growth in the number of projects and the investment scale, and increasingly
enriched details and effectiveness of renovation, presenting new opportunities
to the urban development and transformation among the popular trend of
industrialization and urbanization, thus demonstrating sustainable vitality.

Growing along with the urban changes and the livelihood of Shenzhen people
for forty years, LVGEM (China) focuses on wisdom and vision, and always
shares the mutual growth and prosperity with Shenzhen through development
with its high sense of social responsibilities, strong urban renewal strength
and a steady pace of operation, setting off an upward growth journey in the
interaction and resonance of the enterprise and the city. Based on the precise
positioning of real estate development, the Group has adhered to the “dual-
core” development strategy in the Guangdong-Hong Kong-Macao Greater Bay
Area (the “GBA”) and developed a number of high-quality urban projects in
the core areas of core cities such as Shenzhen, Hong Kong and Zhuhai in the
GBA with its extensive experience and devoted efforts in the long run. At the
same time, the Group has been focusing on urban renewal with more than 20
years of successful experience in this segment. It has provided a large number
of “Urban Renewal Solutions” for Shenzhen, explored the unique “Large City
Model”, fostered a better life in large cities at full speed, and created a vivid
example of sustainable urban renewal. The Group was accordingly honored as
an “expert in urban renewal and operation” by the market.
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Management Discussion and Analysis

Entering 2024 at the crucial milestone of the 40th anniversary, LVGEM (China)
continued to deliver more remarkable results with its “Large City Value”. In the
first half of the year, the completion of the main structure of Phase | apartments
of the Baishizhou Project has been a solid answer sheet showcasing the
delivery capability and product strength of LVGEM Baishizhou. The sample
units for high-class regional market of LVGEM Baishizhou Jingting were
officially opened to the public and were highly recognized by customers.
LVGEM Shangyue Mansion was delivered ahead of schedule, demonstrating
its delivery strength with excellent results. With the launch of Phase | of
Shenzhen Metro Line 29 to fulfil the three-point-one-line linking Shenzhen Bay
Super Headquarters Base, Baishizhou, and Xili High-speed Railway Station,
LVGEM Baishizhou, accredited as the “Grand Urban Renewal Project” in
Shenzhen and located at the designated route of Metro Line 29, is also well
poised to contribute to the Group as a project of accomplishing the all-round
upgrade of urban resources in terms of location, transportation and education.

Staying focused on one thing will result in paying tribute to one city. In the
future, the Group will remain embracing its fabulous vision of “being the most
respected creator of urban value”, continue to develop and operate steadily as
an urban operator. Adhering to long-term commitments and shouldering the
corporate mission, the Group will navigate the future urban spatial landscape,
development modes and lifestyle as a leader, so as to introduce resilience into
the market, add glamour and splendor to urban residential habitat, and fuffill
the promise of fostering a better lifestyle.

Results

For the six months ended 30 June 2024, the Group achieved a total revenue
of approximately RMB1,942.8 million (six months ended 30 June 2023:
RMB1,344.9 million), representing an increase of approximately 44.5% year-
on-year. Gross profit was approximately RMB437.7 million (six months ended
30 June 2023: RMB585.1 million), representing a decrease of approximately
25.2% year-on-year. Gross profit margin for the six months ended 30 June
2024 was approximately 22.5% (six months ended 30 June 2023: 43.5%).

During the reporting period, the Group recorded a loss of approximately
RMB1,610.4 million (six months ended 30 June 2023: RMB580.4 million),
representing an increase of approximately 177.5% year-on-year. Loss
attributable to owners of the Company was approximately RMB1,528.2 million
(six months ended 30 June 2023: RMB681.0 million), representing an increase
of approximately 124.4% year-on-year. Basic loss per share of the Company
was approximately RMB29.98 cents (six months ended 30 June 2023:
RMB13.36 cents), representing an increase of approximately 124.4%, year-on-
year.
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Management Discussion and Analysis

BEER WD

The Group’s key financial indicators for the six months ended 30 June 2024
were as follows:

ATRAEEHE-_Z-_MFA=1THIEAERZETEH
IR

2024 2023 Change
—E-mEF —EC=F =

(RMB million) (RMB million)

AR¥EHET) AREBEZT)

(Unaudited) (Unaudiited)

(R4S & 5T) CRAsEEr)
Revenue W25 1,942.8 1,344.9 +44.5%
Gross profit EH 437.7 585.1 -25.2%
Loss attributable to owners of the Company AR RINRERE(LE R (1,528.2) (681.0) +124.4%
Basic loss per share (RMB cents) BRERNEBAEES) (29.98) (13.36) +124.4%
Gross profit margin (%) EHNZE %) 225 435 -21 percentage
point
21E DR
As at As at
30 June 2024 31 December 2023
R=ZZT-MmF RZZZ=%F
ANA=tH +ZA=+—H
(Unaudited) (Audited)
(REEES (K=

Bank balances and cash (including restricted bank deposits ~ $R1T4584 I8 & (BIEZRFIRITHER KL

and pledged bank deposits) (RMB million) ERRTFERANEEFZZT) 4,270.5 4,016.6
Average finance costs (%)* R E R AN(%) 7.9 8.2
Liabilities to assets ratio (%) BEABBELE%) 73.5 72.2
Rate of equity return (%) BEAREHRE%) (7.1) 9.2)

Average finance costs are derived by dividing the total finance costs
for the period (including convertible bonds but excluding finance cost
derived from lease liabilities and contract liabilities) by average total
borrowings which is calculated by adding up of average balances of
total borrowings (including debt component of convertible bonds but
excluding lease liabilities) for the period.

The Board does not recommend the payment of any dividend for the six
months ended 30 June 2024.

Business Review

In the first half of 2024, various departments in different regions of China
adapted to the new situation of significant changes in the supply and demand
tie in the real estate market, adopted city-specific policies, actively adjusted
and optimized real estate policies, effectively ensuring the delivery of properties
to support rigid and improved housing demand. With effects gradually
generated by the policies, market activities increased. Upon implementation of
multiple policies, the second-hand housing market, driven by “price for volume”
measure, maintained a certain scale of transactions, with some core cities
taking the lead in improving second-hand housing transactions. Nonetheless,
the new housing market as a whole continued its trend of adjustment, and
real estate development and investment has yet to show signs of a notable
turnaround. It will take time for the policies to become effective, and the overall
downward pressure on the real estate sector is still relatively large.
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Management Discussion and Analysis

During the period, the Group adopted a prudent and robust development
strategy closely focusing on the presence in the GBA based on its keen
insight into the industry and policies. The Group’s business covers three major
segments, namely real estate development and sales, commercial property
investment and operations and comprehensive services. With its diversified
land acquisition channels, excellent project resources, outstanding customer
services and good brand image, the Group acts as a pioneer empowering the
urban renewal sector of China. The Group’s major projects include: Shenzhen
Baishizhou Urban Renewal Project, Shenzhen Liguang Project, Zhuhai
Donggiao Project (LVGEM Royal Bay in Zhuhai), Phase Il of Shenzhen Shazui
Project (Phase Il of Mangrove Bay No. 1 Project in Shenzhen, Shangyue
Mansion) and others, which made a range of remarkable achievements and
progress during the period. Whether it was the hot spring sales phenomenon
in March, or April as the first “old for new” pilot-scheme new housing project in
Shenzhen, the high popularity of LVGEM projects outperformed the Shenzhen
property market almost every month, particularly in the first half of the year, the
LVGEM Baishizhou project was more frequently promoted on the major media
and highly recognized by the market.

Specifically, Shenzhen Baishizhou Urban Renewal Project (“Baishizhou
Project”) is located in the area of Overseas Chinese Town, the core area
of Nanshan, and at the intersection of Shennan Avenue and Dashahe
Technological Innovation Corridor, which is a high-end living support area
linking the four major headquarters bases, namely Shenzhen Bay, Liuxiandong,
Houhai Financial CBD and Hi-Tech Park, marking a core location of the city,
and even a zone with confirmed value. Having more than 400,000 square
meters of high-end premium resources and flagship business district in the
area of Overseas Chinese Town, the Project is in the vicinity of the super park
belt of Shenzhen composed of eight major ecological parks such as Central
Park (under planning), Shahe Golf Club, Shenzhen Noble Merchant Golf
Club, Overseas Chinese Town Wetland Park and Shenzhen Bay. In respect
of the supporting resources, locating on top of the four metro lines and three
stations and centering at the cluster of five major cutting-edge CBDs, it owns
approximately 400,000 square meters of ultra-large commercial space capacity
with the ancillary support of Nanshan Foreign Language Group Baishizhou
School under the consistent nine-year academic system. The promising
LVGEM Baishizhou is not only the core asset of the city, but also a large city
itself with more supporting resources than expected. As a commercial giant in
the prime core area of Shenzhen, Baishizhou Project adheres to the business
concept of “hyperlink” and the core of the commercial business themed
“ecology-technology-culture-sports”, and will showcase a “Hyperlink Center of
Future Life” with topnotch planning, thereby reshaping the possibilities of future
lifestyles in Shenzhen.
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Management Discussion and Analysis

BEER WD

2024 is a significant year for realizing the value of LVGEM Baishizhou as a large
city. In the core districts of Shenzhen, the story of the realization of “Large
City Value” has gradually begun. In March, the conceptual design plan of the
ancillary Nanshan Foreign Language Group Baishizhou School to LVGEM
Baishizhou was confirmed, with 63 classes (42 classes for primary school and
21 classes for junior high school), and planned enrolliment of 2,940 students.
Through devoted efforts of days and nights, the construction of main structure
of the first batch of Phase | apartments of LVGEM Baishizhou Jingting was
successfully completed. On 1 May, the sample units for high-class regional
market of LVGEM Baishizhou Jingting was officially opened to the public.
During the period, Metro Line 29 also became an important integral part of
the realization of LVGEM Baishizhou in value. Metro Line 29, known as the
“Super Central Line” of Shenzhen, is a high-speed line from the south to the
north, which reshapes the central lines of Shenzhen. Its Phase | construction
has already fulfilled the three-point-one-line linking Shenzhen Bay Super
Headquarters Base, Baishizhou, and Xili High-speed Railway Station, passing
through the Mangrove Bay and Dashahe Park, while the High-tech Park is
within easy reach. It not only greatly improves the transportation network of
Shenzhen Metro, but also will bring LVGEM Baishizhou a future of world-
wide accessibility. Lying on the designated route of Metro Line 29, LVGEM
Baishizhou is an extremely important and large international TOD lifestyle city
with more than 5 million square meters among the spots connected to this
Metro line. Taking advantage of the ongoing development of the area, it will
foster an all-round upgrade of urban resources in terms of location, transport
and education.

Amidst the industry trend that confidence is more important than gold, for tens
of millions of homebuyers, what can be realized is the real value. In terms of
property-held-for-sale projects, LVGEM Baishizhou is the “double champion”
in Shenzhen property market in terms of the number of units sold and the
transaction amount from January to June.

The commercial business of the Phase | of LVGEM Baishizhou has generally
entered the preliminary phase, with global investment solicitation officially
launched, and currently, more than 200 domestic and international brands
have been initially engaged. The commercial exhibition hall will be opened in
the second half of the year, and the commercial business blueprint of LVGEM
Baishizhou will gradually unfold. Construction of Nanshan Foreign Language
Group Baishizhou School and Phase Il of LVGEM Baishizhou is scheduled to
commence, and the completion of construction of the School is expected to
coincide with the opening of Phase |, adding “new vitality” to the realization
of LVGEM Baishizhou. LVGEM Baishizhou is allocating surplus high-quality
education resources to empower the better lifestyle in Overseas Chinese Town
as a landmark, enabling the complete growth of children from the beginning as
well as the steady growth of owners. At the same time as the above realization,
the Project has also given the market a timetable for the launch: progress of
LVGEM Baishizhou Jingting Project is steady as expected, and is expected to
be able to deliver by the end of 2025.
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Management Discussion and Analysis

For other urban renewal projects in Shenzhen, the Mangrove Bay No. 1
Project, Shangyue Mansion completed its delivery from 29 April to 5 May, 2024
and achieved an occupancy of 939 residential units within 7 days of delivery,
with the on-site delivery rate amounting to 98%. The maximum number of
units delivered in a single day amounting to 219 units, and the delivery time
was advanced by two months. Shangyue Mansion embraces an unobstructed
prime panoramic sea view of Shenzhen Bay and Mangrove Nature Reserve to
the south, links Chegongmiao Business District to the north, Futian CBD and
Shenzhen-Hong Kong Innovation and Technology Co-operation Zone adjacent
to the Loop to the east, and Shenzhen Bay Super Headquarters Base and
Houhai Headquarters Base to the west, marking an excellent regional value
with aesthetics and quality showcased at the same time.

In respect of urban renewal projects in Zhuhai, the Zhuhai Dongqgiao Project
(LVGEM Royal Bay in Zhuhai), locating in South Bay (known as the “luxurious
zone” in Zhuhai), is the bridgehead of the Hong Kong-Zhuhai-Macao Bridge,
and also the hub spot among the main urban area, Guangdong-Macao in-
depth cooperation zone in Henggin and the western central city area. With its
unique and prestigious geographic location, the Project is able to fully capitalize
on the double dividends arising from the integrated development of Hong
Kong, Zhuhai and Macao.

During the period, the Group pursued the “two-pronged” synergistic
development strategy of “residential and commercial”. It pushed forward the
development of residential properties in an orderly manner on the one hand,
and held and managed the commercial properties in the core areas of the core
cities within the GBA on the other. This strategy not only ensured the balanced
growth in both residential and commercial properties of the Group, but also
provided the Group with stable financial support and a strategic buffer amidst
the volatility of the economic cycle.

During the first half of 2024, under the real estate contraction cycle, the Group,
on the basis of securing stable investment income and rental return from
commercial properties, enhanced the asset value of its commercial properties
through the input of high-quality assets into the market for trading and, at
the same time, recovered capital to enhance its operation and development.
As of 30 June 2024, the Group owned more than 30 commercial properties
with a commercial area of approximately 1.60 million square meters. As the
integration of the GBA accelerates its pace and a new chapter of integrated
and open development begins, there will be increasing interactions between
cities with high growth potential and commercial complexes, which will
significantly enhance the value of its commercial property assets, provide a
continuous impetus to the long-term development and further consolidate the
market position of the Group.

In terms of finance, in the face of the intensive adjustment of the real estate
industry, the Group, leveraging its solid business foundation and sound financial
base, established a solid cash flow support mechanism through rational
strategic adjustments and innovations as well as supportive and guiding
policies in the ever-changing market, so as to seek opportunities amidst the
challenges and fulfill sustainable development. Specifically, the Group adhered
to “low leverage” operation, took advantage of strategic initiative, actively
adopted measures such as strengthening financial management, optimizing
debt structure, innovating financing channels to promote sooner sales return,
in order to break through the situation and seek sustainable operation with
diverse strategies, enhance liquidity, minimize operational risks and seize
more opportunities to traverse the economic cycles and achieve high-quality
development by virtue of its own strengths and policy support.
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Management Discussion and Analysis

BEER WD

In terms of land reserve, the Group’s concept of land acquisition through
urban renewal remains unchanged. It will continue to adopt diversified land
acquisition methods as a way to making breakthrough, establish presence
across cities or regions to expand the scale of its land reserve and enrich its
own asset inventory. As at 30 June, 2024, the Group had a land reserve of
approximately 6.7 million square meters, of which approximately 80% was
located in the core locations of the core cities in the GBA such as Shenzhen,
Hong Kong, Zhuhai and Dongguan, with outstanding quality of the projects.
During the period, in addition to adopting urban renewal as an important land
reserve strategy to secure market position, the Group continuously enhanced
the commercial performance to foster the preservation and appreciation of
assets accordingly. In addition, the Group timely captured new opportunities
to expand the dimensions of its projects and seek profit growth points in new
business segments.

The Group has again been highly recognized by the industry and the market
for its good operating results and solid operational strength. In the first half
of 2024, LVGEM Group was awarded the “Top 10 Real Estate Development
Enterprises in Shenzhen in terms of Comprehensive Strength” in 2024. LVGEM
Baishizhou Jingting Project in Shenzhen was awarded the International Pioneer
Design Award for Landscape in the International Pioneer Design Award (IDPA
AWARD) in Japan for its outstanding design concepts and innovation, which
signifies the high recognition of LVGEM Baishizhou by the global design sector.
In the future, the Group will continue to create high-standard and high-quality
products through technological innovation and stringent quality control in order
to satisfy customer needs and enhance brand value.

Real Estate Development and Sales

During the period, remaining as the core business of the Group, the real estate
development and sales projects were mainly located in the core areas of core
cities of the GBA. For the six months ended 30 June 2024, the real estate
development and sales of the Group generated revenue of approximately
RMB1,389.2 million (six months ended 30 June 2023: RMB777.8 million),
representing a year-on-year increase of approximately 78.6%. In the first half
of 2024, the Group’s contracted sales based on the commodity housing
purchase agreements amounted to approximately RMB5,389.7 million (six
months ended 30 June 2023: RMB2,953.1 million), representing a year-on-
year increase of approximately 82.5%, which was mainly attributable to the
sales contribution from Phase | of the Baishizhou Project, LVGEM Royal Bay
in Zhuhai and LVGEM International Garden. According to the data published
by CRIC, an authoritative organization, the Group was ranked sixth in terms
of sales amount of residential pre-sale projects in Shenzhen for the first half
of 2024. It is particularly worth noting that “LVGEM Baishizhou”, the largest
urban renewal complex in China, secured leading positions in the sales ranking
of luxury properties in Shenzhen in terms of number of units sold and areas
sold, and topped the chart among ongoing sales projects in Shenzhen for
the first half of the year. Against the backdrop of sluggish housing demand in
the first half of the year, the Group managed to deliver sales growth despite
the downturn trend, which not only affirmed the Group’s capability in strategy
execution, but also was a testament to the competitiveness of its products.
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Management Discussion and Analysis

Baishizhou Urban Renewal Project is an exemplary urban renewal
project developed by the Group through benchmarking against the ultra-high
standards of first-tier metropolises around the globe. The project stands at
the center of the city, i.e. the core area of Nanshan Overseas Chinese Town,
and is in proximity to the four major headquarters bases, namely the Houhai
Financial Headquarters Base, the Shenzhen Bay Super Headquarters Base,
the Liuxiandong Headquarters Base and the Hi-Tech Park Headquarters
Base. In addition, more premium enterprise projects will be ushered into the
surrounding areas in the future. From innovation to incubation and from start-
up to headquarters, a relatively all-round and closed-loop industrial cluster
has been formed in the surrounding areas of LVGEM Baishizhou, which has
also gradually fostered the advantages of enterprise and talent concentration.
With a gross floor area of approximately 5.00 million square meters, LVGEM
Baishizhou is a “Boundless and Shared City” integrating commercial, office,
hotel, cultural tourism and residential developments and a “City Landmark”
comprising a superior Grade A international office twin tower of approximately
400 meters in height, an international luxury hotel to be introduced with a
gross floor area of approximately 70,000 square meters, boutique hotels
and other premium properties, which have extensively filled the regional gap
in the sub-district of Overseas Chinese Town. Furthermore, the project has
witnessed further advancement on both the educational and commercial
aspects, including confirmation of design plan for Phase | of the Nanshan
Foreign Language Group Baishizhou School, a kick-off of the commercial
launch, commencement of construction of the school and confirmation of the
commercial brand and main type of businesses.

LVGEM Mangrove Bay No. 1 Project is a masterpiece of the Group.
Located in Futian District, Shenzhen, the project is adjacent to a natural
mangrove reserve to the south, enjoying an unobstructed panoramic sea view
together with the scenery of Hong Kong Wetland Park across the sea. It also
overlooks a golf course as well as the Futian CBD building cluster to the north
and faces the 15-kilometer leisure promenade of Shenzhen Bay to the west,
featuring abundant landscape resources. The project has been developed
in two phases. Phase | of LVGEM Mangrove Bay No. 1 Project occupies a
total gross floor area of approximately 310,000 square meters and integrates
business apartments, a star hotel, a superior Grade A office building, three
residential buildings and a high-end theme mall under the Zoll series. As a
pioneering renewal project in the Dajinsha sub-district, it was launched for
sale in October 2018. Phase Il of the project comprises the LVGEM Shangyue
Mansion, which occupies a total site area of approximately 24,000 square
meters and a total gross floor area of approximately 300,000 square meters.
The centralized delivery that lasted for 7 days was completed around 1 May
2024 with a thousand of high-quality homes being delivered ahead of schedule
by 2 months. The Group accomplished outstanding results in terms of both
quality and speed, and delivered ideal homes that fully catered to the needs of
property owners.

EEENWED

BARMETEREE S AEEE R —RHBMERFEET
BRI EHRRZAE o IR B B FHOL FILERRZL
Jﬁ) 188 mMAREN  RIEBREITEN - BIOR
EPEN - SHEANELFOAEEEN - RAGERER
WRVPZEEERIAR  {LRIFRIML - e EWEAER - 4%
SAOMBEEREVRBE THNERRR 0% - ATE
R R ELBRERE - RO ANEEEEL5008 F
77)% CREME MR BE - R BER NS

HER] - BRIADLA00KEFIEERBFEFE - 78

SFE-T—I SEEEEBRElE)  RERESBRRE 28
EREERARZEANMETEE] © 1o - BBl

REBEAOMNERRE T RENET - HEBHIE - 38
ROBT  BEELMERENERNER  BENER
PRI LR -

BREAMEBENRIHERASENAKZIE - BB LRI
XEEEE MEAENEARER  FE-REBEEESRE
ﬁm/%}*%‘%/ﬂiﬁ B8 tBERXNRS  BH

CBDE;&%?* BAERYE15RRE KA  REE
REE - ZHBEN ﬁﬁﬁﬁf‘aﬁ?ﬁf —HIRRARESS - g%
EELIBEFIIK - ERBLE - EJ&@E BRERA

3REE  ER S EEMalR—E - R N\F+ A
B RASHABEEEHEL - —HAZSHUT - 828
HMEEL2.48FH K SEEMBELI0EF K RZF
ZHFER—AIEERARTANERINIIE - ZBA2ABK
RNTFRP#HE  SHRE+BEINFHES  BEINE
FEEE2EER -

B2 (PE)BREREERLT 13

o EGHRE



14

Management Discussion and Analysis

BEENWED N

LVGEM Liguang Project is located at the intersection of Shiyuan Street and
Lixin Road, Guanlan Street, Longhua District, Shenzhen City, adjacent to the
Guanlan Golf Club and commands a magnificent view. The project is an iconic
urban renewal project in Liguang Village with a site area of 53,101 square meters
for demolition and a site area of 39,584 square meters for development and
construction, including 436.9 square meters of various separate parcels of land
held for sale. The planned capacity and plot ratio of the project are 157,941
square meters and 4.0, respectively. In the future, the project will seamlessly
link to “Liguang Station” of Metro Line 22. As an urban express line that sits on
the central axis of Shenzhen’s development, Metro Line 22 will undertake the
functions of driving the connectivity radially between central Futian and other
areas such as Longhua and Dongguan, as well as relieving the traffic pressure
along the central corridor. It will help achieve the planned goal of realizing
45-minute access and 60-minute access from central Futian to the Guanlan
cluster center and other sub-districts at the peripheral of Shenzhen, respectively.

Zhuhai Donggiao Urban Renewal Project (LVGEM Royal Bay in Zhuhai)
is located in Nanwan, the core area of the main district in Zhuhai. Occupying
a gross floor area of approximately 800,000 square meters, it is a benchmark
GBA cultural living project which the Group has spared no efforts and costs
to build. This high-end and large-scale residential project is characterized by
its healthy, smart and culturally-vibrant community, sophisticated products,
fine decoration with international quality and high-standard service regime.
The project occupies a total gross floor area of approximately 800,000
square meters and is divided into three sections, namely the northern district,
central district and southern district, for development. Situated in a favourable
geographical location, the project is marked by a variety of landscape
resources with mountain, river and city views, and stands at the center of a
superior transportation hub in the GBA, where it enjoys a multi-dimensional
and stereoscopic transportation network with six major transportation systems
including sea, land, air, rail, bridge and metro lines, together with well-
established ancillary facilities.

LVGEM International Garden is located on the border of the old city center of
Huazhou, Maoming, Guangdong Province, adjacent to the Juzhou Ecological
Park, the largest ecological park in the city. The project boasts abundant
landscape resources of mountain, lake and native plants with ranges of rolling
hills to the southeast and southwest. In addition, the Lion’s Ridge and West
Lake (under planning) to the south of the project are the largest ecological parks
in Huazhou with spectacular natural scenery. With a total gross floor area of
approximately 2.40 million square meters, the project is planned to be developed
into a large-scale ecological community as well as a superior commercial and
residential complex in Western Guangdong with scenic mansions, lakeside
houses, high-rise residences, boutique hotels, a charming commercial street and
other ancillary living facilities, fostering a new quality urban lifestyle in Huazhou.

Commercial Property Investment and Operations

During the period, the Group persistently implemented the two-pronged
business strategy of “residential and commercial”’, and simultaneously owned
two major commercial complex brands “NEO” and “Zoll”, which consisted
of the NEO Urban Commercial Complex, Zoll Chanson Shopping Mall, Zoll
Mangrove Shopping Mall, Zoll Yuexi Shopping Mall, Zoll Huazhou Shopping
Mall, Zoll Jinhua Shopping Mall, Zoll 1866 Commercial Street, as well as other
stores and investment properties. During the reporting period, the Group held
over 30 commercial property projects with a total gross floor area of over
1.60 million square meters. The revenue generated from commercial property
investment and operations amounted to approximately RMB342.7 million (six
months ended 30 June 2023: RMB356.1 million), representing a decrease of
approximately 3.8% year-on-year.
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Management Discussion and Analysis

Shenzhen NEO Urban Commercial Complex, being the Group’s first
NEO project, was fully completed and put into operation in 2011. Located
in the western central district of Futian, Shenzhen, the project is a prominent
landmark building standing on Shennan Avenue with a total gross floor area
of over 250,000 square meters. Consisted of three tower buildings, i.e. Tower
A, B and C, and commercial podiums, it accommodates a diverse range of
businesses such as international Grade A office building, business apartments,
high-end catering and service businesses, and is committed to providing
enterprises with a brand-new business, office and living experience. Leveraging
its outstanding and comprehensive problem-solving capability, understanding
of the city, leading operational management and innovative business concepts,
the Group transformed NEO into an iconic landmark project and attracted
various Fortune Global 500 companies and headquarters of enterprises. The
project reported three major achievements, namely high customer satisfaction,
high occupancy rate and high brand reputation, and made significant
contributions to the urban development of Shenzhen. It has also achieved a
leasing rate of up to 99.8% since commencement of project operation, setting
two new records in terms of the occupancy rate and leasing pace of Grade A
office building as compared to other similar properties in Shenzhen in the same
period. The revenue from commercial property investment also registered
steady growth in recent years. Besides, the project successively won various
awards, such as the “Gold Medal Commercial Property of the Year in
Guangdong” and “Model Urban Renewal Project in Guangdong Province”. As
of 30 June 2024, the occupancy rate of NEO Urban Commercial Complex was
approximately 76% (as of 30 June 2023: 80%).

Hong Kong LVGEM NEO Project is located at the heart of Kowloon East
and has a total gross floor area of approximately 56,000 square meters.
Encompassing environmental protection, healthcare, smart technologies and
scenario-based services, the project presents an all-new office experience
and unlocks new vigour of commercial development to foster a high-quality
business and living community. This international Grade A office building
also represents a major milestone in the internationalization of the Group’s
NEO brand. Adjacent to the Energizing Kowloon East Office, the project is
surrounded by a hundred-billion valued business district in Kowloon East and
commands a permanent and unfettered view of the Victoria Harbour. It not
only capitalizes on locating in a world-class economic hub with access to
well-developed supporting infrastructures, advanced facilities and premium
services, but also benefits from policy support and shares the dividends of
the development of Kowloon East. These positive factors enable it to engage
with the world economy in a higher position, jointly develop the world’s best
financial ecosystem and keep abreast with the development opportunities
of the times. As the first commercial project in Hong Kong, the Hong Kong
LVGEM NEO Project has a strategic significance for the Group’s entry into
Hong Kong property market and will reinforce the Group’s leading position
in the commercial property sector, as well as its market position and brand
influence in the development of the GBA. Since its launch for leasing, the
project received enthusiastic responses from the market and achieved fruitful
results in attracting tenants. It also secured a number of multinational leading
financial, real estate and technology enterprises as its tenants, truly in line with
its positioning of “being a smart financial center with a panoramic sea view in
Kowloon East”. As of 30 June 2024, the occupancy rate of the property was
approximately 73% (as of 30 June 2023: 71%).
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Zoll Shopping Mall is the first shopping mall brand focusing on community-
based neighborhood commerce, which was developed by the Group with
committed efforts. It has expanded beyond the single-project operation model
and established a strategic layout of series projects, scaled expansion and
branding. This project and the NEO Urban Commercial Complex represent
the two major product models under LVGEM’s commercial property segment.
Currently, there are eight shopping malls under the Zoll series. They have taken
a refreshing and proactive approach of becoming “a business that serves
the community”, instead of the traditional and passive approach of being
merely “a business in the community”. By organically blending the community
functions with supporting commercial facilities and incorporating convenience,
efficiency, experience and fashion elements, the Group has created four major
spaces focusing on family sharing, home entertainment, child development
and community living room. They are designed to satisfy urban residents’
needs for shopping, entertainment, socializing, healthcare and culture, and
provide products and services that customers basically and genuinely need in
their life in a truly necessary manner. Encompassing 19 basic and essential life
functions, the shopping malls have been comprehensively developed as a new
community shopping environment that is convenient, experiential, economical
and fashionable to help improve the quality of life of urban community
residents. As of 30 June 2024, the overall occupancy rate of Zoll Shopping
Mall was approximately 79% (as of 30 June 2023: 85%).

Comprehensive Services

The Group provides comprehensive services to customers and tenants of
its residential and commercial properties. These comprehensive services,
including property management services, hotel operations and others, not
only improved customer experiences, but also strengthened the market
competitiveness of the Group. For the six months ended 30 June 2024,
comprehensive services of the Group generated revenue of RMB210.9
million (six months ended 30 June 2023: RMB211.0 million), representing a
year-on-year decrease of approximately 0.1%. The diversified operation has
contributed a sustainable stream of cash flow and in turn supported the stable
development of the Group in the long run.

Future Prospect

During the first half of 2024, relaxed policies and stimulus measures of China’s
real estate market boosted market sentiment to a certain extent with efforts
made on both supply and demand sides, which unleashed demand for home
purchase and facilitated stable recovery of the real estate market. According
to preliminary statistics from CRIC, a total of 341 optimization policies for
the property market were implemented across the country in the first half of
the year with continued relaxation of restrictive policies on home purchase
and numbers of home buyer incentive policies in terms of finance and
taxation announced. However, there was a gap between the actual market
performance and policy anticipation, and the improvement in the overall new
housing market was insignificant, hence it will take some time for the effects of
such policies to be generated. According to the prediction of the China Index
Academy, in the second half of the year, under the policy support and the
influence of weakened high base effect, the year-on-year decline in the sales
of new housing nationwide will narrow gradually. However, the performance of
investment and construction may maintain a sluggish trend, and the market will
remain in the bottoming-out stage.
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Management Discussion and Analysis

During the period, Shenzhen introduced a series of favorable policies to
enhance the confidence of home buyers. The increasing number of relaxed
policies helped stimulate the market vitality. On the one hand, these policies
accelerated home buying decision of the previous pent-up demands, and
on the other hand, generated new demand, which ultimately resulted in a
significant increase in the transaction volume. In the first half of the year, a
total of 25,565 second-hand properties were sold in Shenzhen, representing
a year-on-year increase of 30.7% and a quarter-over-quarter increase of
25.5%. Among which, 21,394 second-hand residential properties were sold,
representing a year-on-year increase of 31.8% and a quarter-over-quarter
increase of 29.4%, reaching a new high since the second half of 2021.

In the face of the increasing shortage of land resources, urban renewal is
not only a practical need for the sustainable development of Shenzhen, a
megacity in China with the smallest administrative area, but also an important
implementation path for responding to the needs of social development
and realizing the goals of integrated development in economic, social and
ecological aspects. It is also a comprehensive implementation project that
integrates various multi-dimensional goals, such as guaranteeing the industry
transformation and upgrade, preserving the historical and cultural heritage,
improving the people’s livelihood and promoting the economical and intensive
use of land, and involves all aspects of urban development and governance in
Shenzhen. The sustainable progress of urban renewal in a healthy and orderly
manner will play an important role in supporting the development of Shenzhen
as an exemplary city for building a great modern socialist country.

With the continuous acceleration of urbanization and the rapid development
of Shenzhen, land resources in the city center became increasingly scarce.
The Group has tapped into the urban renewal sector since 1988 with
more than 90% of its land acquired through participation in urban renewal
projects, which is relatively rare amongst mainstream developers, and has
undoubtedly taken the lead in the development. Along the way, the Group
has accumulated considerable experience in the renovation of old cities and
urban renewal. 90% of its urban renewal projects are located in Shenzhen
with established popularity in the region, including LVGEM Lanwan Peninsula,
LVGEM Hongwan Garden, LVGEM Mangrove Bay No. 1 and LVGEM NEO, all
of which are known as regional high-quality projects, underscoring the mutual
development and achievement between the Group and Shenzhen. Being
an expert in urban renewal, the Group strived to secure sustainable growth.
Adhering to the steady development strategy over the past few decades, it has
successfully developed a number of single large-scale urban renewal projects
and established presence in the core districts in core cities of the GBA.

Looking ahead, with its strategic commitment to intensive development of
the GBA, the Group will capture the benefits from the GBA and collaborative
planning between Shenzhen and Hong Kong under the market environment
where challenges meet opportunities. The Group will develop more high-
quality projects from a forward-looking strategic perspective, and create highly
immersive scenarios and in-depth experiential consumption, thereby continuing
to improve the living environment and quality of life in cities and facilitating
urban development. Staying committed to its original mission over the past
four decades, the Group will strive to demonstrate its determination to deliver
a large city by leveraging the experience in urban renewal. With the focus
on quality, the Group will prove the market choice with its sales volume and
promote the steady realization of “Large City Value” across different cycle as a
recognition of its corporate strengths.
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Financial Review
Revenue

The Group’s revenue mainly comprised of revenue from sales of property held
for sale, leasing of investment properties and comprehensive services. The
Group’s revenue for the six months ended 30 June 2024 was approximately
RMB1,942.8 million (six months ended 30 June 2023: RMB1,344.9 million),
representing an increase of approximately 44.5% as compared to the
corresponding period last year, which was mainly attributable to the increase in
revenue from sales of properties held for sale.
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Zﬁ/\%ﬁ%muﬁzm"ﬁ;&:qu@g/\ﬂ TLEUJ:/\IH ZrK

EENKENBARE10428BABT(EHE-_T_=FA
=+BIEANEA  ARKEA1344.9FET) - BEFEREE N

#944.5% » EEMNKRE N ERFEMEAUEEEIMEL -

Six months ended 30 June
BEARA=THLAEA

Increase/
2024 2023 (decrease)
—EomE —EC=F #n )
RMB’000 RMB’000 RMB’000 %
ARMTFT ARMFr ARMFT %
(Unaudited) (Unaudited)
(RigEsT) (Rgezst)
Real estate development and sales ~ FibERE RIFE 1,389,244 777,779 611,465 +78.6
Commercial property investment and ~ F 3518 E& BT &
operations 342,708 356,100 (13,392) -3.8
Comprehensive services RE RIS 210,871 211,030 (159) -0.1
Total “RET 1,942,823 1,344,909 597,914 +44.5

For the six months ended 30 June 2024, the revenue from sales of properties
held for sale was approximately RMB1,389.2 million (six months ended 30
June 2023: RMB777.8 million), representing an increase of approximately
78.6% as compared to the corresponding period last year. During the current
review period, the sales of properties was mainly from the sales of LVGEM
Royal Bay and LVGEM Mangrove Bay No. 1 project. The Group’s total gross
floor area of properties held for sale recognised during the six months ended
30 June 2024 was approximately 28,500 square meters (six months ended 30
June 2023: approximately 120,600 square meters).

Revenue from leasing of investment properties for the six months ended
30 June 2024 was approximately RMB342.7 million (six months ended 30
June 2023: RMB356.1 million). The Group’s commercial properties are all
located in core areas. The decrease was mainly due to the lower occupancy
rate of Shenzhen NEO Urban Commercial Complex as compared to the
corresponding period last year. The properties are mainly operated under the
brands of “Zoll” and “NEQ”. The occupancy rate of investment properties for
the six months ended 30 June 2024 remained at a high level at approximately
78% (six months ended 30 June 2023: 82%). The occupancy rate of Hong
Kong LVGEM NEO as at 30 June 2024 was approximately 73% (six months
ended 30 June 2023: 71%).

The Group provides comprehensive services to customers and tenants of its
residential and commercial properties. These comprehensive services include
property management services, hotel operations, renovations and others.
During the six months ended 30 June 2024, revenue of comprehensive
services was approximately RMB210.9 million (six months ended 30 June
2023: RMB211.0 million), representing a minor decrease of approximately 0.1%
as compared to the corresponding period last year.
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Management Discussion and Analysis

Gross Profit and Gross Profit Margin

For the six months ended 30 June 2024, the Group’s integrated gross profit
was approximately RMB437.7 million (six months ended 30 June 2023:
RMB585.1 million), representing a decrease of approximately 25.2% as
compared to corresponding period last year, and the integrated gross profit
margin for the six months ended 30 June 2024 was approximately 23% (six
months ended 30 June 2023: 44%). The fluctuation of gross profit margin was
mainly caused by the revenue recognised under different project portfolio.

Selling Expenses

For the six months ended 30 June 2024, selling expenses of the Group
amounted to approximately RMB59.7 million (six months ended 30 June
2023: RMB54.9 million), representing an increase of approximately 8.7% as
compared to the corresponding period last year. The increase was mainly due
to the high sales volume of LVGEM Royal Bay and LVGEM Mangrove Bay No.
1 project recognised during the current review period.

Administrative Expenses

For the six months ended 30 June 2024, administrative expenses of the Group
amounted to approximately RMB206.7 million (six months ended 30 June
2023: RMB202.5 million), representing an increase of approximately 2.1% as
compared to the corresponding period last year.

Fair Value Changes on Investment Properties

The valuation on the Group’s investment properties as at 30 June 2024 was
conducted by an independent property valuer and the director of the Company
which resulted in negative fair value changes on investment properties of
approximately RMB951.7 million for the six months ended 30 June 2024 (six
months ended 30 June 2023: RMB197.1 million).

Finance Costs

For the six months ended 30 June 2024, finance costs of the Group
amounted to approximately RMB833.5 million (six months ended 30 June
2023: RMB802.2 million), representing an increase of approximately 3.9% as
compared to the corresponding period last year.

The Group’s average finance cost of interest-bearing loans was approximately
7.9% for the six months ended 30 June 2024 (six months ended 30 June
2023: 7.4%).
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Income Tax Expense

For the six months ended 30 June 2024, income tax expense of the Group
amounted to approximately RMB9.9 million (six months ended 30 June 2023:
RMB134.0 million). The Group’s income tax expense mainly included payments
and provisions made for EIT, PRC withholding tax on dividends distributed by
subsidiaries and LAT and the deferred tax provided for the change in fair value
of investment properties during the period under review.

Operating Results

For the six months ended 30 June 2024, the loss attributable to owners of the
Company was approximately RMB1,528.2 million (six months ended 30 June
2023: RMB681.0 million), representing an increase of approximately 124.4% as
compared to the corresponding period last year.

Liquidity, Financial Resources and Gearing

Bank balances and cash as at 30 June 2024 amounted to approximately
RMB4,270.5 million (including restricted bank deposits and pledged bank
deposits) (31 December 2023: RMB4,016.6 million). The Group’s bank
balances and cash are denominated in RMB, Hong Kong Dollar (“HK$”) and
United States Dollar (“US$”).

The Group had total borrowings of approximately RMB35,726.3 million as
at 30 June 2024 (31 December 2023: RMB35,350.0 million). Borrowings
classified as current liabilities were approximately RMB17,052.9 million as at 30
June 2024 (31 December 2023: RMB19,006.1 million).
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Breakdown of total borrowings HIEE R
By currency denomination B EE %S5
At 30 June At 31 December
2024 2023
R-ZB_MmEF RZZEZ=%F
AA=tH +ZA=+—H
RMB’000 RMB’000
ARETFT ARETFT
(Unaudited) (Audited)
(RBER) (&%)
Denominated in RMB KARKETHE 25,411,785 24,556,203
Denominated in HK$ A TR E 6,516,679 7,367,788
Denominated in US$ AZETTEHE 3,797,843 3,426,010
35,726,307 35,350,001
By fixed or variable interest rates HZEEHFEFIEE 7
At 30 June At 31 December
2024 2023
R-Z-MF MITEZ=%F
~A=+H +=—R=+—H
RMB’000 RMB’000
ARETFT AREFT
(Unaudited) (Audited)
(RESER) (==
Fixed interest rates & T I & 7,581,354 6,578,834
Variable interest rates BT 28,144,953 28,771,167
35,726,307 35,350,001

The Group’s gearing ratio as at 30 June 2024 was 113.1% (31 December AEBPR T -_MENAZ+HEHNELABBLR(RFEE
2023: 106.6%), which was based on net debt (total interest-bearing loans net (BEBER@BERRITER KRS (REZBHIRITERKIE
of bank balances and cash (including restricted bank deposits and pledged HIRITER)) RN BERTE) R11B81%(CE_=F1T_A
bank deposits)) over total equity. =+—H :106.6%) °
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Current, Total and Net Assets

As at 30 June 2024, the Group had current assets of approximately
RMB60,460.9 million (31 December 2023: RMB59,957.7 million) and
current liabilities of approximately RMB37,108.5 million (31 December
2023: RMB39,379.5 million), which represented an increase in net current
assets from approximately RMB20,578.3 million as at 31 December 2023 to
approximately RMB23,352.4 million as at 30 June 2024. Such increase was
mainly due to Group’s re-arrangement of the repayment schedules with banks
and related bank borrowings reallocated from certain current portion of bank
borrowings to non-current portion of bank borrowings.

As at 30 June 2024, the Group recorded total assets of approximately
RMB104,962.9 million (31 December 2023: RMB105,512.6 million) and
total liabilities of approximately RMB77,154.0 million (31 December 2023:
RMB76,123.5 million), representing a liabilities to assets ratio of 73.5%
(31 December 2023: 72.2%). Net assets of the Group were approximately
RMB27,808.9 million as at 30 June 2024 (31 December 2023: RMB29,389.0
million).

For the six months ended 30 June 2024, the Group was able to utilise
its internal resources and debt and equity financing to meet the funding
requirements for the development of real estate projects.

Charge on Assets

For the six months ended 30 June 2024, loans of approximately RMB30,596.7
million (31 December 2023: RMB30,524.2 million) were secured by properties
under development for sale, properties held for sale, investment properties,
property, plant and equipment, equity instruments at FVTOCI and pledged
bank deposits of the Group respectively in the total amount of approximately
RMB27,539.1 million (31 December 2023: RMB26,868.7 million).

Material Acquisition and Disposal

Shenzhen LVGEM Real Estate Development Co., Ltd.* (&
AR AR (“Shenzhen LVGEM”), an indirect wholly-owned subsidiary of the
Company, and Shenzhen Futian Industrial Investment Services Co., Ltd.* (&3l
Mt EEZERERB AR AR (the “Purchaser”), a company established under
the laws of the PRC with limited liability, entered into an agreement on 7 March
2024 (as supplemented on 16 April 2024), whereby Shenzhen LVGEM agreed
to sell, and the Purchaser agreed to purchase, certain commercial units, car
parking spaces of Hongwan Shopping Mall and related property facilities (the
“Properties”) at a cash consideration of RMB813.87 million (the “Disposal”). In
addition, Shenzhen LVGEM and the Purchaser further entered into the tenancy
agreement on 13 March 2024 (as supplemented on 16 April 2024), pursuant
to which the Purchaser agreed to let the Properties to Shenzhen LVGEM for
a term of five years commencing from the handover of the Properties at the
rent of RMB4,178,333.33 per calendar month for the first leasing year with
an increment of 1.5% for each of the next four leasing years. The Disposal
constituted a major transaction for the Company under Chapter 14 of the
Listing Rules. For further details, please refer to the Company’s announcement
dated 6 June 2024 and the Company’s circular dated 30 July 2024.

Imax s E R

Save for the above, during the six months ended 30 June 2024, the Group did
not enter into any material acquisition or disposal of subsidiaries, associates or
joint ventures.

*

For identification purpose only £ £33 5/

LVGEM (CHINA) REAL ESTATE INVESTMENT COMPANY LIMITED
INTERIM REPORT 2024

RBEE REEREEFRE

R-ZZ-MESNAZ+H AEBBEARDEEHAR
#60,460.9F 8 L(ZE=F+-A=+T—H: AR
59,957 7TEBL) KRB BEHNARKI7T10858EL(ZE
Z=F+ZA=+—8: AR¥39,3790.5EHETT) ' MEVEE
FEA-ZE-_=F+-A=1+—HHARK20,578.3HETT
BINE—Z_NFXA=Z+HHARE?23,3524FE T -
MBPEEHPAAREEEBITENLTHERERE - ULEH
BRITEERRITEENE TSR EF AR ERITEE
HIFEBNEREB 5 TR ©

RZBE-_WNERAZ+H REBHEBREENARE
104,962 968 (T -_=F+-_A=+—H: AR
105,512.6 BEBL) RBBBHARBI7 154088 L(=ZF
“=F+-A=1+—8: AR¥76,123588T) ' EEAG
LLEA735%(ZEZ=F+=A=+—0H :72.2%) - &%
ER-ZZE_NFAAA=-TANEEFENAARE27,808.9

BAELT(CZE-_=ZF+-_A=+—H ' AR%29,380.0658
JL) °
HE-Z-_MEFXA=+HLEANEAR  AEBEEHFBER

uﬁﬁﬁ&ﬁﬂ‘kﬁﬂﬂémﬁiﬁﬁiﬁﬁﬁlﬁ AHRENESFR -

BERA

BHE-_Z-_MEANA=Z+TBELEANEA  ERXHOARK
30,596.7EBL(ZE==F+=-A=1+—8: AE%
30,524 2B B TT) D BIABREHN AR 27 53018 & T(=
Z=F+ZA=+— E-AEM%B%J§%ﬁ2$%I%
BESEVE  FEWE  REVE WX - BENEE -
BRARBEFAEMEERGSZBATERIKFRITFERIE
A o

EXMBREESHE

RATZEEZEWBATFITE SR HERREERA
Ui%ﬁ%ﬁﬁ/WﬁEEF¥&§%%ﬁ@ TU;EJ
—EREBEFBEEKNZZBRARDNR -_ZE-_NF=A+H
J4ﬁ%w<f7fmimﬂ+AEﬁm B ORYIER
SHE MEAREEELEBEDPOCETHEEE
u&@uu&m%%% LiE((ZEWE])  BeREAAR
¥813.87EEL(HEFIHED  bid - FIGEREE TR

EONFE-A+=—HE-FITLHEREEN T _mF
PMA+REfT)  Fit - B REHEZEYET R

5 BBRRZESYERHAPAT  sEREEEZHESA
SEE A ARA4,178,333.337C * ERNEAHEFESFE
#1.5% - BIELTRAFE14E - PEFSBEBBRARRZE
BR5 o BRE— iﬁF*%%ﬁ$ AIEMA-T U4
NANHAAERARRHBEA S -_NF+A=1THNE
10

B EXXPrat &S -
SEEET SR B RN E A
AUEHHERIR

Et::fvfmfﬁ/\ﬂ +E|JJ: Iﬂ$

CBPEARIRAERRIZE



Management Discussion and Analysis

Contingent Liabilities

As at 30 June 2024, the Group had financial guarantee contracts relating to
guarantees in respect of mortgage facilities for certain purchasers amounting to
approximately RMB5,187.2 million (31 December 2023: RMB4,879.7 million).

Pursuant to the terms of the guarantees, if there is default on the mortgage
payments by these purchasers, the Group is responsible to repay the
outstanding mortgage loans together with any accrued interest and penalty
owed by the defaulted purchasers to the banks.

The Group’s guarantee period commences from the dates of grant of the
relevant mortgage loans and ends upon the earlier of the buyer obtaining the
individual property ownership certificate or the full settlement of mortgage loan
by the buyer.

The Directors consider that it is not probable for the Group to sustain a loss
under these mortgage guarantees as during the periods under guarantees,
the Group can take over the ownerships of the related properties and sell the
properties under default to recover any amounts paid by the Group to the
banks. The Group has not recognised these guarantees as their fair value
at initial recognition is considered to be insignificant by the Directors. The
Directors also consider that the fair market value of the underlying properties
is able to cover the outstanding mortgage loans guaranteed by the Group in
the event that the purchasers default payments to the banks for their mortgage
loans.

Exposure to Fluctuations in Exchange Rates and Related Hedges

Almost all of the Group’s operating activities are carried out in the Mainland
China with most of the transactions denominated in RMB. The Group is
exposed to foreign currency risk arising from the exposure of HK$ and US$
against RMB as a result of certain cash balances and loans in HK$ or US$.

The Group does not have a foreign currency hedging policy. However, the
Directors monitor the Group’s foreign exchange exposure closely and may,
depending on the circumstances and trend of foreign currency, consider
adopting appropriate foreign currency hedging policy in the future.

Treasury Policies and Capital Structure

The Group adopts a prudent approach with respect to treasury and funding
policies, with a focus on risk management and transactions that are directly
related to the underlying business of the Group.

Employees

As at 30 June 2024, the Group had a staff roster of 2,073 (30 June 2023:
2,368), of which 2,042 (30 June 2023: 2,340) employees were based in the
Mainland China and 31 (30 June 2023: 28) employees were based in Hong
Kong. The remuneration of employees was in line with the market trends and
commensurate to the levels of remuneration in the industry. Remuneration of
the Group’s employees includes basic salaries, bonuses, retirement scheme
and long-term incentives such as share options within an approved scheme. In
addition, training and development programmes are provided to the Group’s
employees on an on-going basis throughout the Group.
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Other Information

Hfb & #

Events After the Reporting Period

One of the borrowings amounted to RMB5,060 million that was due within one
year was subsequently replaced by new borrowings with facility agreement
signed in July 2024.

Except for the matters disclosed above under the “Management Discussion
and Analysis” section of this report, the Board is not aware of any significant
event requiring disclosure that has taken place subsequent to 30 June 2024
and up to the date of this report.

Share Option Scheme

The share option scheme adopted by the Company on 14 November 2005
expired on 13 November 2015. The Company adopted a new share option
scheme (the “Scheme”) at the annual general meeting of the Company held
on 2 June 2016 for the purpose of recognising and acknowledging the
contributions or potential contributions of eligible participants to the Company
and/or any of its subsidiaries.

Pursuant to the Scheme, the Board may, at its discretion, invite any executive
or non-executive Directors including independent non-executive Directors or
any employees (whether full-time or part-time) of the Company, its subsidiaries
and associated companies; any discretionary objects of a discretionary
trust established by any employees, executive or non-executive directors of
each member of the Group or its associated companies; any consultants,
professional and other advisers to each member of the Group or its associated
companies (or persons, firms or companies proposed to be appointed for
providing such services); any chief executives or substantial shareholders of
the Company; any associates of any Director, chief executive or substantial
shareholder of the Company; and any employees (whether full-time or part-
time) of substantial shareholders of the Company, provided that the Board
may have absolute discretion to determine whether or not one falls within the
above categories, (together, the “Participants” and each a “Participant”), to
take up options (“Option(s)”) to subscribe for shares at a price determined in
accordance with the Rules Governing the Listing of Securities on The Stock
Exchange of Hong Kong Limited (the “Stock Exchange”).

In determining the basis of eligibility of each Participant, the Board would
take into account such factors as the Board may at its discretion consider
appropriate.

The Scheme has a validity period of 10 years commencing on the date on
which the Scheme is adopted, and upon the expiry of such period no further
Options may be granted but the provisions of the Scheme in all other respects
shall remain in full force and effect, and Options which have been granted
during the life of the Scheme may continue to be exercisable in accordance
with their terms of grant.

The total number of shares, which may be issued upon the exercise of all
Options that may be granted under the Scheme and any other share option
scheme of the Company shall not in aggregate exceed 10% of the total
number of shares in issue on the date of the adoption of the Scheme, or
where such limit has been refreshed, 10% of the Shares in issue as at the
date of passing the relevant resolution for its refreshment. Options lapsed in
accordance with the terms of the Scheme will not be counted for the purpose
of calculating such 10% limit.
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Share Option Scheme (Continued)

The total number of Shares which may be issued under the Scheme when
the Scheme was adopted was 469,358,279 Shares, representing 10% of the
issued Shares on the date of the annual general meeting on 2 June 2016. Such
scheme mandate limit was refreshed on 21 June 2017 to 469,358,279 Shares,
representing 10% of the issued Shares on the date of the annual general
meeting on 21 June 2017 and approximately 9.21% of the issued Shares as at
the date of this report.

The exercise price of a share in relation to each Option granted under the
Scheme shall be determined by the Board in its absolute discretion, save that
such price will not be less than the highest of: (i) the official closing price of
the shares as stated in the daily quotation sheets of the Stock Exchange on
the relevant offer date, which must be a day on which the Stock Exchange
is open for the business of dealing in securities; (i) the average of the official
closing prices of the shares as stated in the daily quotation sheets of the Stock
Exchange for the 5 trading days immediately preceding the relevant offer date;
and (i) the nominal value of a share. On 28 June 2016, the Company granted
a total of 285,800,000 Options, entitling the grantees to subscribe for a total of
285,800,000 Shares at an exercise price of HK$1.846 per share.

Notwithstanding any other provisions of the Scheme, the maximum number
of the Shares which may be issued upon exercise of all outstanding Options
granted and yet to be exercised under the Scheme and any other share option
schemes of the Company shall not exceed 30% of the total number of Shares
in issue from time to time.

Unless approved by the shareholders, the total number of Shares issued and
to be issued upon exercise of the Options granted to each Participant (including
both exercised and outstanding Options) in any 12-month period shall not
exceed 1% of the total number of Shares in issue.

Offer of an Option (“Offer”) by the Company shall be deemed to have
been accepted by any Participant (the “Grantee”) who accepts an Offer
in accordance with the terms of the Scheme and the Option to which the
Offer relates shall be deemed to have been granted and to have taken effect
when the duplicate of the offer letter comprising acceptance of the Offer duly
signed by the Grantee together with a remittance in favour of the Company of
HK$1.00 by way of consideration for the granting thereof is received by the
Company within 14 days from the date upon which the Offer is made.

As at 30 June 2024, the number of Shares that could be issued upon exercise
of (i) all outstanding Options; and (i) all Options that could be granted under
the then available scheme mandate limit were 231,340,000 and 216,718,279,
respectively, which represented approximately 4.54% and 4.25% of the total
number of issued Shares as at 30 June 2024, respectively. Assuming all said
outstanding Options were exercised as at 30 June 2024, the total number of
issued Shares as at 30 June 2024 would be 5,329,043,975.
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Share Option Scheme (Continued) IR RECHEI (]
Details of the movements in Options during the period are as follows: REIARREZE BT -
Number of Options
BREHE
Balance at Granted Exercised  Cancelled Lapsed Balance at  Exercise
1 January during during during during 30 June  price per
Date of grant  Exercisable period 2024  theperiod  theperiod  the period  the period 2024 Share
R-B-ME R-B-ME
-A—-H AAZTH  ERERS
BRERE THRmE & MRRE  RIRTR  REBRESH RERENR o5 ] 58
dd/mm/yyyy dd/mm/yyyy HK$
R/R/& B/A/% BT
Directors
=
Ms. HUANG Jingshu 28/06/2016 28/06/2016 - 27/06/2026 4,500,000 - - - - 4,500,000 1.846
EHERL (Note 1)
i3
Mr. TANG Shouchun 28/06/2016 28/06/2016 - 27/06/2026 10,000,000 - - - 10,000,000 - 1.846
ESERE (Note 1)
(Note 2) (Hi3t2) (Het1)
Mr. YE Xingan 28/06/2016 28/06/2016 - 27/06/2026 10,000,000 - - - - 10,000,000 1.846
ERTEE (Note 1)
(Het1)
Mr. HUANG Hao Yuan  28/06/2016 28/06/2016 - 27/06/2026 4,500,000 - - - - 4,500,000 1.846
BEREE (Note 1)
(Hit1)
Mr. WANG Jing 28/06/2016 28/06/2016 - 27/06/2026 3,000,000 - - - 3,000,000 - 1.846
B it (Note 1)
(Note 3) (13 Hizt1)
Ms. HU Gin Ing 28/06/2016 28/06/2016 - 27/06/2026 3,000,000 - - - - 3,000,000 1.846
R L (Note 1)
(Hit1)
Senior managements,  26/06/2016 28/06/2016 - 27/06/2026 209,340,000 - - - - 209,340,000 1.846
employees of the (Note 1)
Group and others (Hrz#1)
FEESRERAR
EERHM
Total 244,340,000 - - - 13,000,000 231,340,000
faf
Notes: Bt

1, The Options are exercisable in the following manner for a period of 10 1. RN L AR T FHRE T A RTHE -
years from the date of grant:

0] 30% of the Options shall be exercised on the date of the grant 0] EREZ0%EFELBHERE-S="F<A
and up to 27 June 2026; ey o ot = N1

(i)  30% of the Options shall be exercised upon the expiry of one year (i) BREZI0%EH—FEMEER_-Z—/FE-A
during the period from 28 June 2016 and up to 27 June 2026; ZHNBEZEZRFAAZTEHIESR &
and

(i)  40% of the Options shall be exercised upon the expiry of two (i) FEREZIO%NBEMEERBEN_Z—F A
years during the period from 28 June 2016 and up to 27 June ZHNBEZEZARFAAZTEHIEEM -
2026.

2. Mr. TANG Shouchun retired as an executive Director and the chief 2. EEELECRAXRRFTNNITEERITHAE  ®
executive officer of the Company with effect from 31 March 2024. “ECUF=ZA=F+—HRBER -

3. Mr. WANG Jing retired as an independent non-executive Director with 3. FHALERABILIERTES RZT_NFHA
effect from 31 May 2024. =t—RHBER-
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Directors’ and Chief Executives’ Interests in the EERFETBASRAQTHWREG - #HE
Shares, Underlying Shares and Debentures of the R REHFTEENER
Company

As at 30 June 2024, the Directors and the chief executive of the Company M -Z-MEXA=+H » AR AIREE S LIS 155
had the following interests in the Shares, underlying shares and debentures of ([FHREEHODESHBEREMBIFOECMAT - &
the Company which were recorded in the register required to be kept by the ERARFEETBRABRARRZKRG - HEKRG RES
Company pursuant to section 352 of the Securities and Futures Ordinance FEE TXERPIM L - SRR ATE SR EmRAI( L™
(the “SFO”), or as otherwise notified to the Company and the Stock Exchange 3R 8l ) HT$XC3Fr#, EHEITABZEHITBEE X HRIZ%ETH|
pursuant to the Model Code for Securities Transactions by Directors of Listed (M= A ) ZE LA E A 75 L AN 7R B SR B 22 BT R SCRS1 Y
Issuers (the “Model Code”) as set out in Appendix C3 of the Rules Governing o

the Listing of Securities on the Stock Exchange (the “Listing Rules”).

Interest in shares and underlying shares of the Company RAA T RS RAEERKRG 2R
Number of Approximate
underlying shares percentage of
(under equity the issued share
Long position/  Capacity/Nature of Number of derivatives of the Aggregate capital of the
Name of Directors Short position  interests shares held Company) held interests Company
s HERAHE
(AERRA TR BAREBET
BEspE BE/ KR 53/ BHEME FERH#E fTETAT) BEAE REAZEBNBSL
Ms. HUANG Jingshu Long Position Beneficiary of a trust 2,400,000,000 (Note 1) - 2,400,000,000 47.08%
LG e EEA:IEE N (Hst1)
Long Position Interests of spouse - 2,326,062,492 (Note 2)  2,326,062,492 45.63%
e e 5o (Hst2)
Long Position Beneficial owner - 4,500,000 (Note 3) 4,500,000 0.09%
-y EaAA (H23)
Mr. YE Xingan Long Position Beneficial owner = 10,000,000 (Note 5) 10,000,000 0.20%
@it e BREBA (H:#3)
Mr. HUANG Hao Yuan Long Position Beneficiary of a trust 2,400,000,000 (Note 1) - 2,400,000,000 47.08%
BEREE -y EEA:IEE N (Hst1)
Long Position Beneficial owner S 4,500,000 (Note 3) 4,500,000 0.09%
e BEaEBA (H:#3)
Ms. LI Yufei Long Position Beneficial owner 20,000 - 20,000 0.00%
a5/ -y EaAA
Ms. HU Gin Ing Long Position Beneficial owner = 3,000,000 (Note 3) 3,000,000 0.06%
i e EREBA (H:#3)
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Directors’ and Chief Executives’ Interests in the
Shares, Underlying Shares and Debentures of the
Company (Continued)

Interest in shares and underlying shares of the Company
(Continued)

Notes:

1. Ms. HUANG Jingshu and Mr. HUANG Hao Yuan are deemed to be
interested in 2,400,000,000 Shares by virtue of them being beneficiaries
of the family trust of Mr. WONG Hong King for the purpose of Part XV of
the SFO.

2. Ms. HUANG Jingshu is deemed to be interested in 2,326,062,492
convertible preference shares held by Mr. XU Jun Jia, her spouse, for
the purpose of Part XV of the SFO.

3. Details of the Options granted under the Scheme are set out in the
section headed “Share Option Scheme” in this report.

Save as disclosed above, as at 30 June 2024, none of the Company’s
Directors, chief executives of the Company and their associates, had any
interests or short positions in the shares, underlying shares or debentures of
the Company or any of its associated corporations (within the meaning of Part
XV of the SFO) that was required to be recorded pursuant to section 352 of the
SFO.
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Substantial Shareholders’ Interests in Shares and
Underlying Shares of the Company

The register of substantial shareholders required to be kept under section 336
of Part XV of the SFO shows that as at 30 June 2024, other than those of the
Company’s Directors or chief executives of the Company, the Company had
been notified of the following substantial shareholders’ interests, being 5% or
more of the Company’s issued share capital:

Other Information
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ITERRREADANRD R EERDHHER
KRS

RIEE S R EERPIEXVEIEIBRATFENEERRE
MR RZZBZMERA=ZTE - BRARREFRIAEAR
BIEZRTHABMSN  ARR 2 X BRREBANARFEH
Z s (RARFEBITIRANE%IA L) - FHIFIAT

Ordinary shares LB G
Approximate
percentage
of the issued
Number of ordinary share
Long position/ Number of underlying Aggregate capital of
Name of Shareholders short position ~ Capacity shares held shares held interests  the Company  ANotes
ERRR
BRfT
FrisRE  FEEERGN ERERRAZ
BREE/ 28 8/ %R 5% #A A BRAE BaEAE M
China LVGEM Property Holdings Limited - Long position Beneficial owner 1,265,766,583 - 1,265,766,583 24.83% 1
(China LVGEM") j553) BEREBA
HEGR N ERRERDR
(%R Long position ~ Interests of controlled corporation 107,142,511 = 107,142,511 2.10% 1
e RREERR
Short position Interests of controlled corporation = 598,000,000 598,000,000 11.73% 1
*E REEEER
Go Great International Limited Long position Interests of controlled corporation 1,372,909,094 - 1,372,909,094 26.93% 1
(Go Great”) e X EEER
BRERERAR (=8
Short position Interests of controlled corporation = 598,000,000 598,000,000 11.73% 1
*E REEEER
Mr. WONG Hong King (“Mr. WONG") Long position Interests of controlled corporation 1,372,909,094 - 1,372,909,004 26.93% 1
BERRRE(ERE) e FREERR
Short position Interests of controlled corporation = 598,000,000 598,000,000 11.73% 1
*E REEEER
Long position Founder of a trust 2,400,000,000 - 2,400,000,000 47.08% 2
e {EFEAIRIZA
Kinson Group Limited Long position Beneficial owner 2,400,000,000 - 2,400,000,000 47.08% 2
SEEBERAR 33 ERBEA
Evergreen Holdings Limited Long position Interests of controlled corporation 2,400,000,000 - 2,400,000,000 47.08% 2
e XREERR
Cantrust (Far East) Limited Long position Interests of controlled corporation 2,400,000,000 - 2,400,000,000 47.08% 2
33 REEEER
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Substantial Shareholders’ Interests in Shares and FERFRAXATNRDREERKRPDES

Underlying Shares of the Company (Continued) R (4
Ordinary shares (Continued) TiER R (1E)
Approximate
percentage
of the issued
Number of ordinary share
Long position/ Number of underlying Aggregate capital of
Name of Shareholders short position ~ Capacity shares held shares held interests ~ the Company  Aotes
ERRT
BT
RO FERERGN EERRAZ
BRpE/ 28 BB/ %R 5% #EB #A BHAE BaEAL M
Wkland Investments V Limited Long position Beneficial owner 300,000,000 = 300,000,000 5.89% 3
HeE ERBA
China Vanke Co., Ltd.” Long position Interests of controlled corporation 300,000,000 - 300,000,000 5.89% 8
BRRERHERAA e FREERR
Poly Platinum Enterprises Limited Long position Person having a security interest - 1,032,830,000  1,032,830,000 20.26% 4
in shares
3 BERHORERZNA
Long position Beneficial owner - 284,000,000 284,000,000 5.57% 4
HE EnfEAA
Greater Bay Area Homeland Long position Interests of controlled corporation - 1,316,830,000  1,316,830,000 25.83% 4
Development Fund (GP) Limited 35} RIEEEER
Greater Bay Area Homeland Investments  Long position Interests of controlled corporation - 1,316,830,000  1,316,830,000 25.83% 4
Limited i REEEER
AEBRRAREREER AR
Lexus Sharp International Limited Long position Beneficial owner - 1,480,823,662 1,480,823,662 29.05% 5
e EnfEBA
ARTE Special Situation Fund, L.P. Long position Interests of controlled corporation - 1480823662  1,480,823,662 29.05% )
He RELEER
ARTE Capital | GP Limited Long position Interests of controlled corporation - 1480823662  1,480,823,662 29.05% 5
e FEZERR
ARTE Holdings Limited Long position Interests of controlled corporation - 1480823662  1,480,823,662 29.05% 5
He RELEER
Chan Tak Ho Long position Interests of controlled corporation - 1480823662  1,480,823,662 29.05% 5
BiEs e FEZERR
Mr. Xu Jun Jia Long position Interests of spouse 2,404,500,000 - 2,404,500,000 4717% 6
SHEERE He [V 3

* For identification purpose only (£t 5)
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Substantial Shareholders’ Interests in Shares and FERRNAXQATNRGREBERGDHIES

Underlying Shares of the Company (Continued) AR (4E)
Ordinary shares (Continued) ZiE R R ()
Notes: Hiat -

1. China LVGEM is owned as to 100% by Go Great, which is in turn owned
as to 100% by Mr. WONG. Accordingly, Go Great and Mr. WONG are
deemed to be interested in the 1,372,909,094 Shares in which China
LVGEM is interested.

2. Kinson Group Limited is owned as to 100% by Evergreen Holdings
Limited, and Evergreen Holdings Limited is owned as to 100% by
Cantrust (Far East) Limited, acting as the trustee for the family trust of
Mr. WONG.

3. Wkland Investments V Limited is indirectly owned as to 100% by &%}
¥R AR A F)(China Vanke Co., Ltd.*). Accordingly, &R
B AEBR AT (China Vanke Co., Ltd.*) is deemed to be interested in the
300,000,000 Shares held by Wkland Investments V Limited.

4. Poly Platinum Enterprises Limited is indirectly owned as to 100% by
Greater Bay Area Homeland Development Fund (GP) Limited, which is
indirectly owned by Greater Bay Area Homeland Investments Limited as
to 100%. Accordingly, Greater Bay Area Homeland Development Fund
(GP) Limited and Greater Bay Area Homeland Investments Limited are
deemed to be interested in the 1,316,830,000 Shares in which Poly
Platinum Enterprises Limited is interested.

58 Lexus Sharp International Limited is owned as to 100% by ARTE Special
Situation Fund L.P., which is in turn controlled as to 100% by ARTE
Capital | GP Limited. ARTE Capital | GP Limited is owned as to ARTE
Investment Partners Limited as to 90%, which is indirectly owned by
ARTE Holdings Limited, which is owned by Chan Tak Ho as to 50%.
Accordingly, ARTE Special Situation Fund L.P., ARTE Capital | GP
Limited, ARTE Holdings Limited and Mr. Chan Tak Ho are deemed
to be interested in the 1,480,823,662 Shares in which Lexus Sharp
International Limited is interested.

6. Mr. XU Jun Jia is deemed to be interested in 2,404,500,000 ordinary
shares held by Ms. HUANG Jingshu, his spouse, for the purpose of Part
XV of the SFO.

* For identification purpose only (£ 5

—_

BEHBREGZR100% 2 #a (RANE S EHE P HE
F100% 2 #%5) - At - @B RELAERR AR P EL
SHAREZ 7 %%1,372,909,094 B B fh B HEzs -

Evergreen Holdings Limited#E S =5E AR QA
100% 2 # * MCantrust (Far East) LimitedfE/& = 5L
4 7 RIS FERI = 5E A B Evergreen Holdings Limited
100% 2 2 o

SR ERN AR AIFEEE# AWkland Investments
V LimitedZ 100%# 2 © Bt - BREERMNBR A A
R BRWKland Investments V Limitedfi5 B 2 %%
300,000,000% i 10 #E G #E 2 ©

Greater Bay Area Homeland Development Fund (GP)
LimitedfS# # A Poly Platinum Enterprises Limited
100% 2t MAERARREIREGR QA AIFEE
# Greater Bay Area Homeland Development Fund
(GP) Limited 100% 2 ## ° Lt + Greater Bay Area
Homeland Development Fund (GP) Limited & A & &

RREHREBGR R AR AR Poly Platinum Enterprises
Limited A #3252 1,316,830,0008% B3 15 #E A 125

ARTE Special Situation Fund L.P.# & Lexus Sharp
International Limited 100% 2 ## (JRBIARTE Capital
| GP Limited#E%lLexus Sharp International Limited
100% 2 #25) » ARTE Investment Partners Limited#
BARTE Capital | GP Limited 90% 2 #z * fMARTE
Investment Partners LimitedBJFHARTE Holdings
Limited (AR EREAS0%EDR) BEHES - At -
ARTE Special Situation Fund L.P. ~ ARTE Capital |
GP Limited * ARTE Holdings Limited 5 [ 1% 5 % 4 %
A Lexus Sharp International Limited A =~
1,480,823,662 R A H B o o

MESRHERGIEXVENE @ TRELTEERARE
B B EARAT X L FTH5 A 2 2,404,500,000% % @ A% P
A o
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Substantial Shareholders’ Interests in Shares and
Underlying Shares of the Company (Continued)

FTERRVAATNRG REBERG P HEE
E’H‘Eﬁﬁ(n-ﬁ)

Convertible preference shares AR B 5 IR AR 12
Approximate
Number of percentage of
convertible the issued ordinary
Long position/ preference share capital of
Name of Shareholders short position Capacity shares held the Company  Notes
ﬁ$ﬁﬁ
Fris R BRTEE
RRHEE BB WR/ %R g% BERROEE EKZM%Emw Mzt
China LVGEM Long position Beneficial owner 693,043,478 13.60% 1
SBT3 e ERlAA
Go Great Long position Interests of controlled corporation 693,043,478 13.60% 1
=5 55} RmrERER
Proud Pine Limited Long position Beneficial owner 284,000,000 5.57% 2
HIRBRAR] WA EREAA
Short position Other 284,000,000 5.72% 2
V) Hith
Mr. WONG Long position Interests of controlled corporation 977,043,478 19.17% 1&2
BEE e R EEER
All Group Wise International (Holdings) Limited  Long position Beneficial owner 1,060,000,000 20.79% 3
BB (ER)BRARF 55} ERBEEA
Glorious Castle International Limited Long position Beneficial owner 1,266,062,492 24.84% 4
SRERERAT A EREAA
Grand Beyond Limited Long position Interests of controlled corporation 1,266,062,492 24.84% 4
EHERAR e RiErEER
Mr. XU Jun Jia Long position Interests of controlled corporation 2,326,062,492 45.63% 384
FEZLE e LB ER

Notes:

1. China LVGEM is owned as to 100% by Go Great, which is in turn owned
as to 100% by Mr. WONG. Accordingly, Go Great and Mr. WONG
are deemed to be interested in the convertible preference shares and
derivative interests held by China LVGEM.

2. Proud Pine Limited is owned as to 100% by Mr. WONG. Accordingly,
Mr. WONG is deemed to be interested in the convertible preference
shares and derivative interests held by Proud Pine Limited.

3. All Group Wise International (Holdings) Limited is owned as to 100% by
Mr. XU Jun Jia. Accordingly, Mr. XU Jun Jia is deemed to be interested
in the 1,060,000,000 convertible preference shares held by All Group
Wise International (Holdings) Limited.

4. Glorious Castle International Limited is owned as to 100% by Grand
Beyond Limited, which is in turn owned as to 100% by Mr. XU Jun Jia.
Accordingly, Grand Beyond Limited and Mr. XU Jun Jia are deemed to
be interested in the 1,266,062,492 convertible preference shares held
by Glorious Castle International Limited.
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Purchase, Sale or Redemption of the Company’s
Listed Securities

Neither the Company nor any of its subsidiaries had purchased, sold or
redeemed any of the Company’s listed securities during the six months ended
30 June 2024.

Significant Investments, Acquisitions and Disposals

Save for the Disposal, the Group did not make any other significant
investments, acquisitions or disposal that would constitute a discloseable
transaction under Chapter 14 of the Listing Rules during the six months ended
30 June 2024.

Changes in Directors’ Information

Changes in directors’ information since the date of the 2023 annual report
of the Company and up to the date of this report which are required to be
disclosed pursuant to Rule 13.51B(1) of the Listing Rules are as follows:

- Ms. HUANG Jingshu was appointed as an independent non-executive
director of China Brilliant Global Limited, the shares of which are listed
on the Stock Exchange with a stock code of 8026, on 1 October 2023.

- Ms. HU Gin Ing changed her position from vice chairman of the board to
chairman of the board of BeneLife Management Limited* (& = BED %
B (LE) AR A A with effect from 2 February 2024.

- Mr. TANG Shouchun has retired as an executive Director and
the chief executive officer of the Company and ceased to be a
member of the executive committee and listing rules authorised
representative of the Company with effect from 31 March 2024.

- Ms. HUANG Jingshu was appointed as the chief executive officer and
listing rules authorised representative of the Company with effect from
31 March 2024.

- Mr. WANG Jing has retired as an independent non-executive Director and
ceased of member of each of the audit committee and the nomination
committee of the Company with effect from 31 May 2024.

- Mr. CHAN Koon Fat has been appointed as an independent non-
executive Director, a member of each of the audit committee and the
nomination committee of the Company with effect from 30 August 2024.

Save as disclosed above, there was no change to the Directors’ information as
required to be disclosed pursuant to Rule 13.51B(1) of the Listing Rules.

Following the retirement of Mr. WANG Jing and the change of composition
of the Board committees with effect from 31 May 2024 and before the
appointment of Mr. CHAN Koon Fat on 30 August 2024 to fill the vacancy, (i)
the number of independent non-executive Directors on the Board fell below
the minimum number of three as required under Rule 3.10(1) of the Listing
Rules; and (i) the number of audit committee members decreased from three
to two, below the minimum number required under Rule 3.21 of the Listing
Rules. Nevertheless, the Company promptly identified a suitable candidate, Mr.
CHAN Koon Fat to fill the vacancy with effect from 30 August 2024, and as
such, the Company has been able to re-comply with the relevant Listing Rules
as mentioned above since then.

* For identification purpose only (£ 5
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Compliance with the Code on Corporate Governance
Practices

The Company is committed to the establishment of good corporate
governance practices and procedures. The corporate governance principles of
the Company emphasise a quality board, transparency and accountability to all
shareholders of the Company.

Ms. HUANG Jingshu was appointed as the chief executive officer of the
Company following Mr. TANG Shouchun’s retirement with effect from 31
March 2024. As Ms. HUANG Jingshu serves as both the Chairman and the
chief executive officer, such practice deviates from the code provision C.2.1
of the Corporate Governance Code as set forth in Appendix C1 of the Listing
Rules (the “CG Code”), which requires that the roles of chairman and the chief
executive officer should be separate and should not be performed by the same
individual. However, the Board considers that this structure will not impair the
balance of power and authority between the Board and the management of
the Company.

The Board believes that vesting the roles of both the Chairman and the chief
executive officer in the same person can facilitate the execution of the Group’s
business strategies and boost effectiveness of its operation. Therefore, the
Board considers that the deviation from the code provision C.2.1 of the CG
Code is appropriate in such circumstance. In addition, under the supervision
of the Board which is comprised of four executive Directors and three
independent non-executive Directors, the Board is appropriately structured
with balance of power to provide sufficient checks to protect the interests of
the Company and the Shareholders.

Save for the above, throughout the six months ended 30 June 2024, the
Company complied with all code provisions of the CG code.

Compliance with the Model Code for Securities
Transactions by Directors

The Company has adopted the Model Code as its own code of conduct
regarding directors’ securities transactions. The obligation to follow the Listing
Rules is set out in the terms of the service agreements of each executive Director
and the letters of appointment of non-executive Director and each independent
non-executive Director. Having made specific enquiry with all the Directors, all
Directors confirmed that they had complied with the required standards as set
out in the Model Code for the six months ended 30 June 2024.

Directors’ Service Agreements

Each of the executive Directors has entered into a service agreement with the
Company and is subject to termination by either party in the manner as set out
in the service agreement.

Each of the independent non-executive Directors has entered into a letter of
appointment with the Company for a term of two years, which is subject to
termination by either party in the manner as set out in the letter of appointment.

None of the Directors had a service agreement or letter of appointment with
the Company which was not determinable by the Company within one year
without payment of compensation, other than statutory compensation.

LVGEM (CHINA) REAL ESTATE INVESTMENT COMPANY LIMITED
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Review of Interim Financial Report

The auditor of the Company, Deloitte Touche Tohmatsu, has performed an
independent review on the interim financial report set out on pages 38 to 72 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.
On the basis of the auditor’s review, which does not constitute an audit,
Deloitte Touche Tohmatsu confirmed in writing that nothing has come to the
auditor’s attention that causes the auditor to believe that the interim financial
report is not prepared, in all material respects, in accordance with Hong Kong
Accounting Standard 34. The interim results of the Group for the six months
ended 30 June 2024 have also been reviewed by the members of the audit
committee of the Company before submission to the Board for approval.
The audit committee of the Company was of the opinion that the preparation
of such results complied with the applicable accounting standards and
requirements and that adequate disclosures have been made.
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Report on Review of Condensed Consolidated Financial Statements

EAGRE MR RREFMRE

Deloitte.

TO THE BOARD OF DIRECTORS OF
LVGEM (CHINA) REAL ESTATE INVESTMENT COMPANY LIMITED
(Incorporated in the Cayman Islands with limited liability)

Introduction

We have reviewed the condensed consolidated financial statements of LVGEM
(China) Real Estate Investment Company Limited (the “Company”) and its
subsidiaries (collectively referred to as the “Group”) set out on pages 38 to 72,
which comprise the condensed consolidated statement of financial position as
of 30 June 2024 and the related condensed consolidated statement of profit
or loss, statement of profit or loss and other comprehensive income, statement
of changes in equity and 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.

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.

36 LVGEM (CHINA) REAL ESTATE INVESTMENT COMPANY LIMITED

INTERIM REPORT 2024

=2

B (FE)EREARAT
Exg
(REEFEZMA L FRAA)

=
%E

B EMZES (FE)BEREERATUATEREER
TJ)&ﬁW% AIUA T A B E D BN EIBE72E M
REEPBHRE  EREE T _ME A=+ HNKEH
i*/\ﬁﬁkﬁji/ﬂﬁi’% AR ERZE 5% B 78 A HIFE RO A8 RE S
RiraEank BARaEaREMEERER  GHF
EREAZPXRNERAFSRERER - ARERGEEUHE
#B%?EMT.E EEBARZMAERRA _‘7*%J:miﬁﬁ”%ﬁm
”EPHﬁﬁﬁ%;ﬁﬂﬁ‘w&%%mﬁ/\ﬁfﬁﬁ’ﬂ:m%EH'H\
%-i S ASRGOEEES /‘ﬁ'J%MﬁffﬂPﬁﬁﬁﬁ‘k#&
%JU%/%E.#EEJJ%’S@EJ)L’ ERAERARERES
BEERERGERKL 2R ZEHREE PB®ME - K
M EEERERMEZEHARS M BHRERNERNER
fER &R - RPIRRZENHEGIERERERN B
TEREIE - R ZIMIEREME R - RAITEHARE
ARMEREMA LA BESFIESE ©

EHEE

HMERBEESFHMAGRANTERH THEELSE
24105% [ X BB BN 4 o BB A5 AR R BY ETTER o
ERZEHARAMBBRERIZNA RV HELEE
BOABEHEHR  YERADMANEMENRERF - FHE
BRI NREEEREEAETERNEE - REMEE
REMBAEEZTDAEBNNMEEREE - Bt - #if
WRERBRER -

=

Eom

?;zﬁ”%[izf‘iﬂﬁ%ﬁﬁ BMWEFEREMEESHEMBESE
G AMERRESEATEABRET S SHELFE34
SRARE o



Report on Review of Condensed Consolidated Financial Statements

Material Uncertainty Related to Going Concern

We draw attention to note 1 to the condensed consolidated financial
statements, which indicates that as at 30 June 2024, the total outstanding
borrowings, debt component of convertible bond and domestic corporate
bonds that are repayable within one year at the end of the reporting period
is significantly exceeded the cash and cash equivalent held by the Group.
The Group might not have sufficient working capital to operate if such
borrowings, convertible bond and domestic corporate bonds are required to
be repaid or redeemed and all other alternative operating and financing plans
as described in note 1 to the condensed consolidated financial statements
cannot be implemented as planned. The directors of the Company are of
the opinion that based on the assumptions that the borrowings, convertible
bond and domestic corporate bonds can be renewed or not required to be
redeemed and those plans can be successfully executed, the Group will have
sufficient working capital to maintain its operations and to pay its financial
obligations as and when they fall due for at least twelve months from the end
of the reporting period. However, the likelihood of successful renewal or no
redemption of borrowings, convertible bond and domestic corporate bonds
and implementation of those plans as set forth in note 1 to the condensed
consolidated financial statements, indicate that a material uncertainty exists
that may cast significant doubt on the Group’s ability to continue as a going
concern. Our conclusion is not modified in respect of this matter.

Deloitte Touche Tohmatsu
Certified Public Accountants
Hong Kong

30 August 2024
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Condensed Consolidated Statement of Profit or Loss

GRS EAER

For the six months ended 30 June 2024 HZ= —ZF — U4 X A =+ HI1E/NEA

Six months ended 30 June

BEAA=THILAEAR

2024 2023
—E-mE ZT=F
NOTES RMB’000 RMB’000
Htat ARETFT AREFr
(Unaudited) (Unaudited)
(REEER) CREEEZ)
Revenue 25 & 1,942,823 1,344,909
Cost of sales SHEM A (1,505,091) (759,800)
Gross profit EF 437,732 585,109
Other income EH g A 35,326 49,200
Other gains and losses H b leas kAR 4 (21,905) 176,015
Selling expenses HEMZ (59,726) (54,934)
Administrative expenses THFAX (206,673) (202,476)
Fair value changes on investment properties TEMEN A EEE 10(@) (951,714) (197,063)
Finance costs RIE AR 5] (833,526) (802,207)
Loss before tax B A5 BB 18 6 (1,600,486) (446,356)
Income tax expense S fi A 7 (9,933) (134,033)
Loss for the period e (1,610,419) (580,389)
(Loss) profit for the period attributable to: LATR AT FE(R BAR (B518) &7 -
Owners of the Company ZIN/NGT ) (1,528,224) (680,956)
Non-controlling interests SRR M= (82,195) 100,567
(1,610,419) (580,389)
Loss per share attributable to the owners of the  ZNA FIRE R (G BR R B A% & 18
Company during the period 9
— Basic (RMB cents) —EBERNARKS) (29.98) (13.36)
— Diluted (RMB cents) —EEARKS) (29.98) (13.36)
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Condensed Consolidated Statement of Profit or Loss and Other Comprehensive Income

FAHGEEEREMEZENER

For the six months ended 30 June 2024 £ Z= — = —NF X B =+HIL/~EA

Six months ended 30 June

BEAA=THIAEAR

2024 2023
TE-MF —T-=fF
RMB’000 RMB’000
AR¥FT AREFr
(Unaudited) (Unaudited)
(REEERK) CREEEZ)
Loss for the period HNEE (1,610,419) (580,389)
Other comprehensive (expense) income Hh 2w (F X)W
Item that may be subsequently reclassified to profit or loss: — BE1E el @ EF P18 B H -
Exchange differences arising on translation P EEMRE =5 (24,882) (173,277)
Item that will not be reclassified to profit or loss: TEET HZEm o HE -
Fair value changes on investments in equity instruments at AR BEF AR MEEWES (HEA R
fair value through other comprehensive income (‘FVTOCI"),  fBEFFAEME2EUES]) 2 AT A
net of tax ‘EZ AR BEZEFIRTIE) 55,168 (6,843)
Other comprehensive income (expense) for the period BN E M2 mE s () 30,286 (180,120)
Total comprehensive expense for the period A2 ERZ 25 (1,580,133) (760,509)
Total comprehensive (expense) income attributable to: ATRALEAZEFER) KEEEE :
Owners of the Company A RIRRER (1,497,373) (861,610)
Non-controlling interests IR (82,760) 101,101
(1,580,133) (760,509)
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Condensed Consolidated Statement of Financial Position

R BAAR & M B IR L R =

At 30 June 2024 R=ZE=HFNA=1+H

At 30 June At December 31
2024 2023
R-Z-MEF RIZZ=%F
~A=1H +=—A=+—H
NOTES RMB’000 RMB’000
iz ARETFT AREFT
(Unaudited) (Audited)
(REERK) C&=)
Non-current assets FREBEE
Investment properties A 10 39,626,822 40,827,347
Property, plant and equipment Y - BB KR 10 787,630 816,941
Goodwill Bk 231,602 231,602
Interest in a joint venture R—EEE R RIS 6,051 6,051
Amount due from a joint venture ElR—EEER 522,318 522,318
Equity instruments at FVTOCI BERARABEFAEMEZARGZ 11
R T A 443,631 370,074
Restricted bank deposits and pledged bank PR ISR T R R AR IRERT T X
deposits 2,380,474 2,286,517
Deferred tax assets RERIRE E 503,466 493,963
44,501,994 45,554,813
Current assets RENEE
Properties under development for sale BREPFEME 47,535,201 46,947,897
Properties held for sale HEME 5,292,175 4,756,369
Other inventories Hibiz& 898 1,231
Accounts receivable JEUBR X 12 66,924 54,537
Deposits paid, prepayments and B - EAFIEK
other receivables H U IE 5,621,483 6,411,542
Tax recoverable EEEEN 54,231 56,048
Restricted bank deposits and ZREIRITER R
pledged bank deposits HIRIRITIF IR 1,077,647 1,243,776
Bank balances and cash RITHEBRIRE 812,350 486,345
60,460,909 59,957,745
Current liabilities RBARG
Accounts payable FERFBRRR 13 3,195,334 5,020,886
Accruals, deposits received and other payables  [EFTE A - Eddz e K EAER B 8,493,478 8,121,633
Contract liabilities ERAE 5,800,213 4,186,927
Lease liabilities HEARE 24,687 19,178
Tax liabilities BIHAE 2,541,429 2,436,286
Borrowings BE 14 16,081,211 18,041,658
Domestic corporate bonds RARRES 15 844,913 844,575
Debt component of convertible bonds ARRES BB E S 17(a) 126,794 119,898
Derivative component of convertible bonds AIMRESITE LTRSS 17(b) 404 2,479
Other current liabilities Hihm#aE - 585,960
37,108,463 39,379,480
Net current assets RBEETFE 23,352,446 20,578,265
Total assets less current liabilities HWEERARBERS 67,854,440 66,133,078
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Condensed Consolidated Statement of Financial Position

R B AR & B B AR R

At 30 June 2024 R=FE=F,NA=+H

At 30 June At December 31
2024 2023
R-Z-MmEF MZTEZ=%F
~A=1H +=—A=+—H

NOTES RMB’000 RMB’000
Kz ARE T AREFT
(Unaudited) (Audited)
(REBER) (& #=%)
Non-current liabilities ERBAR
Borrowings BE 14 18,543,622 16,214,154
Domestic corporate bonds BAARES 15 129,767 129,716
Lease liabilities HEBE 351,866 182,265
Deferred tax liabilities FEERIBAE 3,805,194 3,984,379
Other non-current liabilities Hib3ERBa R’ 17,215,100 16,233,540
40,045,549 36,744,054
Net assets EEFE 27,808,891 29,389,024
Capital and reserves BAREE
Share capital &N 16 42,465 42,465
Reserves & 21,638,590 23,135,963
Equity attributable to owners of the Company A2 FIIRER fE(L#E2E 21,681,055 23,178,428
Non-controlling interests JEE e e 6,127,836 6,210,596
Total equity R 27,808,891 29,389,024
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Condensed Consolidated Statement of Changes in Equity
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Condensed Consolidated Statement of Cash Flows
HRAGESRERER
For the six months ended 30 June 2024 & Z —Z —E, XA =+H 1L/~ AB

Six months ended 30 June

BEAA=THIAEAR

2024 2023
TE-MF —E=F
RMB’000 RMB’000
AR¥FT AREFr
(Unaudited) (Unaudited)
(RESEFZ) CREEEZ)
Net cash from (used in) operating activities KETEEHMEFTARESEHE 972,686 (4,091,725)
Investing activities RETEE
Advances to related parties B DR (64,000) (871,923)
Repayment from related parties RN T I K 61,000 1,455,985
Repayment from a non-controlling interest IR AE R R - 1,135,652
Withdrawal of restricted bank deposits BV PR HIIRITIE K 4,397,104 4,293,844
Placement of restricted bank deposits TSR HIRITIE K (4,323,610) (4,144,451)
Purchase of property, plant and equipment BEYE  BEKK (544) (9,376)
Additions to investment properties RNEREMZE (270,648) (438,377)
Disposal of investment properties HEREYE 775,113 =
Interest received B FE 34,056 27,287
Net cash from investing activities RETEFMBSESEE 608,471 1,448,641
Financing activities RIESEE
Proceeds from new borrowings FEEEMSRIE 3,243,531 9,010,577
Repayment of borrowings EEEE (2,986,581) (4,051,631)
Interest paid BEAFE (1,244,284) (1,410,939)
Repayment of lease liabilities EEHEAE (14,181) (10,177)
Repayment to related parties Bl ag=N (1,076,402) (736,615)
Advances from related parties KRB BT 2 B 795,719 2,625,539
Repayment of convertible bonds EEMIRRES - (543,605)
Repayment of senior notes BEERLERE - (2,6283,493)
Net cash (used in) from financing activities mEEB(FTA) MERESFE (1,282,198) 2,259,656
Net increase (decrease) in cash and cash equivalents RE&RREZEYRMOHL) FE 298,959 (383,428)
Effect of foreign exchange rate changes SPEEE RE B A F & 27,046 (11,059)
Cash and cash equivalents at beginning of the period H#IBRERELZEY 486,345 1,569,935
Cash and cash equivalents at end of the period HARBRERBESEEY 812,350 1,175,448
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Notes to the Condensed Consolidated Financial Statements

BLERC R S S

For the six months ended 30 June 2024 HZ= —ZF — U4 X A =+ HI1E/NEA

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 with the applicable disclosure
requirements of Appendix D2 to the Rules Governing the Listing of
Securities on The Stock Exchange of Hong Kong Limited (the “Stock
Exchange”).

The directors of the Company have, at the time of approving the
condensed consolidated financial statements, a reasonable expectation
that the Group has adequate resources to continue in operational
existence for the foreseeable future. Thus, they continue to adopt
the going concern basis of accounting in preparing the condensed
consolidated financial statements.

The condensed consolidated financial statements have been prepared
on the going concern basis which assumes the continuity of normal
business activity and the realisation of assets and the settlement of
liabilities in the normal course of business. Management continues
to closely monitor the liquidity position of the Group, which includes
the sensitivity analysis of forecast bank and cash balances for various
factors (including the number and selling price of residential properties
and commercial buildings sold) over the short and medium term to
ensure adequate liquidity is maintained.

Due to the slowing down of the People’s Republic of China (excludes
Hong Kong, Macau and Taiwan) (the “Mainland China” or the
“PRC”) property market in recent years, the Group’s operations had
experienced a decline in the business of property development and
pre-sales volume, resulting in lesser pre-sale proceeds received during
the six months ended 30 June 2024 than management’s previous
expectation. For the six months ended 30 June 2024, the Group
incurred a net loss of RMB1,610 million. As at 30 June 2024, the total
outstanding borrowings, debt component of convertible bond and
domestic corporate bonds that are repayable within one year at the
end of the reporting period is significantly exceeded the cash and cash
equivalent held by the Group. The Group might not have sufficient
working capital to operate if such borrowings, convertible bond and
domestic corporate bonds are required to be repaid or redeemed and
all other alternative operating and financing plans as described below
cannot be implemented as planned. These conditions indicate that the
existence of a material uncertainty which may cast significant doubt
on the Group’s ability to continue as a going concern and therefore,
the directors of the Company have reviewed the Group’s cash flow
forecasts which cover a period of not less than twelve months from the
date of the end of the reporting period.

In view of such circumstances, the directors of the Company have given
careful consideration to the future liquidity and performance of the Group
and its available sources of financing in assessing whether the Group will
have sufficient financial resources to continue as a going concern for at
least 12 months from the date of the end of the reporting period, taking
into account the following plans and measures:
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Notes to the Condensed Consolidated Financial Statements

R B AR & B 35 R 2= Y =

For the six months ended 30 June 2024 £ Z= — = —NF X B =+HIL/~EA

1. RREER

1. BASIS OF PREPARATION (Continued)

U

(i)

(i)

the Group will actively resolve its phased liquidity pressure by
adopting various debt management measures, including:

o certain portions of the RMB denominated domestic
corporate bonds with an aggregate principal amount of
RMB845 million, embedded with retractable options,
shall be matured after twelve months from the end of
the reporting period in accordance with the scheduled
repayment dates as set out in the offering memorandum.
Subsequent to 30 June 2024 and up to the date of
this condensed consolidated financial statements, no
retractable options were exercised by bondholders;

o from 30 June 2024 to the date of these condensed
consolidated financial statements, the Group successfully
refinanced its syndicated loans and other borrowings of
RMB7,730 million in total with a repayment terms of 12
months to 36 months;

° the Group will continuously comply with financial covenants
and other terms and conditions of the borrowings,
including timely repayment of principle and interests of the
borrowings. The Group has been conducting negotiations
with relevant banks, lenders and financial institutions
on renewal and extension of existing bank and other
borrowings with scheduled repayment dates due within
one year. The directors of the Company believe that, given
the Group’s long-term relationships with the relevant banks
and financial institutions and the availability of the Group’s
assets as collateral for the borrowings, the Group will be
able to draw down from existing loan facilities and renew or
extend existing borrowings;

the Group will continue to actively adjust sales and pre-sale
activities to better respond to market needs, and make efforts
to achieve the latest budgeted sales and pre-sales volumes and
amounts. The Group will maintain continuous communication
with the major constructors and suppliers to arrange payments to
these vendors and meet all of the necessary conditions to launch
the pre-sale and complete the remaining construction work for
property delivery. The Group will also continuously enhance
collection progress from customers in respect of the property
sales and pre-sales;

the existing outbound guarantee facility arrangement with the
banks in relation to the fund transmission from Mainland China to
Hong Kong is assumed to be feasible and effective, based on the
past historical records;

the related parties of the Group have agreed not to demand for
repayment for non-trade balances of RMB6,767 million as of 30
June 2024 until the Group has the financial ability to do so;

U]

(i)

(i)
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Notes to the Condensed Consolidated Financial Statements

BLERC R S S

For the six months ended 30 June 2024 HZ= —ZF — U4 X A =+ HI1E/NEA

1. BASIS OF PREPARATION (Continued)

(v) the Group is currently considering the loan financing offers
provided by an equity fund investor with amounts not less than
United States Dollars (“US$”) 500 million with the loan periods
of not less than 3 years, which is subject to satisfaction of the
investor’s due diligence requirements, due and valid execution of
all loan documents and provision of documents and information
that the investor may require; and

(v the Group will consider to dispose of its investments in property
development projects to generate more cash inflows if needed.

Notwithstanding the above, significant uncertainties exist as to whether
management of the Company will be able to achieve its plans and
measure as described above. Whether the Group will be able to
continue as a going concern would depend upon the Group’s ability
to generate adequate financing and operating cash flows through the
following:

(i) successfully obtain agreement from bondholders of certain
domestic corporate bonds or lenders to extend the respective
maturity dates or not to exercise the right to demand for
immediate repayment and replace existing loan;

(ii) continuously comply with financial covenants and other terms
and conditions of the borrowings, successfully and timely secure
necessary loans from financial institutions;

(iii) successfully draw down necessary funding from the borrowing
facility granted and renew existing borrowings;

(iv)  successfully adjust sales and pre-sales activities to achieve
budgeted sales and pre-sales volumes, successfully arrange
payments to constructors and suppliers on schedule and meet all
of the necessary conditions to launch the pre-sale and complete
the remaining construction work for property delivery, and timely
collect the relevant sales proceeds;

(v) timely collect the relevant sales proceeds from sales of its
investment properties; and

(v successfully enter into the borrowing facility with the equity fund
investor.

In the event that the forecast cash flow is not achieved or the timing
of repayment for borrowings and domestic corporate bonds do not
undergo as planned, the directors of the Company will implement other
plans that could improve their liquidity position as follows:

(i) the Group is in process of negotiation on the refinancing facilities
with banks by increasing the loan-to-value ratio of their pledged
investment properties and will draw down the facilities when
necessary; and

(ii) the Group is in process of negotiation with vendors and will
dispose of certain investment properties and properties of the
Group when necessary.
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Notes to the Condensed Consolidated Financial Statements

1.

R B AR & B 35 R 2= Y =

For the six months ended 30 June 2024 £ Z= — = —NF X B =+HIL/~EA

BASIS OF PREPARATION (Continued)

Taking into account all assumptions and plans as described above,
the directors of Company are of the opinion that the Group will have
sufficient working capital to maintain its operations and to pay its
financial obligations as and when they fall due for at least twelve months
from the end of the reporting period. The directors of the Company are
satisfied that it is appropriate to prepare these condensed consolidated
financial statements on a going concern basis.

Should the Group fail to achieve a combination of the above-mentioned
plans and measures, it might not be able to continue to operate as
a going concern, adjustments would have to be made to reduce the
carrying values of the Group’s assets to their realisation amounts, to
provide for financial liabilities which might arise, and to reclassify non-
current assets and non-current liabilities as current assets and current
liabilities respectively, if applicable. The effects of these adjustments
have not been reflected in these condensed consolidated financial
statements.

The condensed consolidated financial statements are presented in
Renminbi (“RMB”), which is also the functional currency of the Company.

PRINCIPAL ACCOUNTING POLICIES

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

Other than additional accounting policies resulting from application of
amendments to Hong Kong Financial Reporting Standards (“HKFRSs”),
the accounting policies and methods of computation used in the
condensed consolidated financial statements for the six months ended
30 June 2024 are the same as those presented in the Group’s annual
financial statements for the year ended 31 December 2023.

Application of amendments to 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 1 January 2024 for the preparation of the Group’s condensed
consolidated financial statements:

Amendments to HKFRS 16 Lease Liability in a Sale and Leaseback

Amendments to HKAS 1 Classification of Liabilities as Current or
Non-current and related amendments
to Hong Kong Interpretation 5 (2020)

Amendments to HKAS 1 Non-current Liabilities with Covenants

Amendments to HKAS 7
and HKFRS 7

Supplier Finance Arrangements

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.
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Notes to the Condensed Consolidated Financial Statements

BLERC R S S

For the six months ended 30 June 2024 HZ= —ZF — U4 X A =+ HI1E/NEA
3. REVENUE AND SEGMENT INFORMATION

An analysis of the Group’s revenue for the period is as follows:

Wk o BER
BREREZKBEATOT -

Six months ended 30 June
BEAA=THLAEA

2024 2023
—E-F —E=F
RMB’000 RMB’000
AR¥FT AREFr
(Unaudited) (Unaudited)
(REEER) CRESEZ)
Sales of properties Y HE 1,389,244 777,779
Revenue from hotel operation, property management R EEEES « MEEIERE L
service and other services E b fR A 0 e 210,871 211,030
Revenue from contracts with customers RERFEHN K 1,600,115 988,809
Rental income LA 342,708 356,100
1,942,823 1,344,909
Timing of revenue recognition from contracts with SR EE A A s A R
customers
At a point in time AR 2 FERR 1,389,244 777,779
Over time BE Z By R 210,871 211,030
1,600,115 988,309

In identifying its operating segments, the executive directors of the
Company, being the chief operating decision makers, generally follow
the Group’s service lines, which represent the main products and
services provided by the Group. The Group has identified the following
reportable segments under HKFRS 8 Operating Segments:

- Real estate development and sales: sales of properties

- Commercial property investment and operations: lease of
commercial properties, office premises, apartments and car parks

- Comprehensive services: hotel operation, property management
service and other service income

Each of these operating segments is managed separately as each of
these products and service lines requires different resources as well as
marketing approaches.
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Notes to the Condensed Consolidated Financial Statements

R B AR & B 35 R 2= Y =

For the six months ended 30 June 2024 £ Z= — = —NF X B =+HIL/~EA

3. REVENUE AND SEGMENT INFORMATION 3. WmkoBEERE
(Continued)
Segment revenue and results UL E IS E S
The following is an analysis of the Group’s revenue and results by UTAXERZREERA 2RO EE DR KSR EE
operating and reportable segment: obap ik

Six months ended 30 June 2024

BE=—E-[WENA=1HIEAEA

Commercial
Real estate property
development investmentand Comprehensive
and sales operations services Total
FiER R [GEL/ES
REE RERKE mE R st
RMB’000 RMB’000 RMB’000 RMB’000
AR¥FT AR¥TFT ARETFT ARMTFT
(Unaudited) (Unaudited) (Unaudited) (Unaudited)
(REBER) (REBERK) (RBER) (REBE)
Revenue: Wz
From external customers REINBRF 1,389,244 342,708 210,871 1,942,823
Inter-segment revenue S AR - 13,001 68,005 81,006
Total segment revenue DS AR 1,389,244 355,709 278,876 2,023,829
Reportable segment profit T 2HK 5 EREF| 24,474 334,946 78,312 437,732
Six months ended 30 June 2023 BE-—ZT-_=—FANF=1HINEH
Commercial
Real estate property
development investment and Comprehensive
and sales operations services Total
P EE R B [BEZZES
RIEE A B e RS ‘st
RMB’000 RMB’000 RMB’000 RMB’000
AE#EFT ARMFr ARMEFT AREFT
(Unaudited) (Unaudited) (Unaudited) (Unaudited)
(REEER) (R (CREeEZ) CREeEZ)
Revenue: Wrgs -
From external customers REINBRF 777,779 356,100 211,030 1,344,909
Inter-segment revenue S EEREU - 13,413 57,353 70,766
Total segment revenue DIEW S4B EE 777,779 369,513 268,383 1,415,675
Reportable segment profit A2/ BEF 164,559 348,160 72,390 585,109

Inter-segment sales are at mutually agreed terms. DR E R LRI E 2 ARFGHETT o
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Notes to the Condensed Consolidated Financial Statements

BLERC R S S

For the six months ended 30 June 2024 HZ= —ZF — U4 X A =+ HI1E/NEA

3. REVENUE AND SEGMENT INFORMATION 3. WmkoBEERE
(Continued)
Reconciliations of reportable segment revenue and profit or loss A2{ksBREKRIER ZHR
The Group does not allocate recognition of change in fair value changes AEBWEGEELERREFLE 2ERSERKE
on investment properties, other income, other gains and losses, MR EMEN DR EEZS - EalRA - Hib
depreciation of property, plant and equipment, finance costs and W REE - W% - BERE %Tﬁ% BhVEK A R A
corporate expenses to individual reportable segment profit or loss for A 2 S ERA R B A 2D B BER
the purposes of resource allocation and performance assessment by MXEMERFEE2 RS %Eﬁ@ﬁ@ﬂ:’éf%ﬁ%%%&’é
the chief operating decision makers while the investment properties ERAGE | HE o
are allocated to the segment of “commercial property investment and
operations” for presenting segment assets.
The accounting policies adopted in preparing the reportable segment RET EMHOFEMRN . SSTBREAEB 2 &
information are the same as the Group’s accounting policies. STEERARR
Six months ended 30 June
BEAA=1THIAEAR
2024 2023
—E-E —E-=F
RMB’000 RMB’000
ARETFT AREFor
(Unaudited) (Unaudited)
(REEER) CRIEEZ)
Revenue I&ﬁ“i
Reportable segment revenue ERHEURES 2,023,829 1,415,675
Elimination of inter-segment revenue %T fHo R = (81,006) (70,766)
Consolidated revenue el 1,942,823 1,344,909
Profit or loss EE‘}
Reportable segment profit EWRHFERF 437,732 585,109
Fair value changes on investment properties &éfm%mmﬂ“fﬁ ) (951,714) (197,063)
Other income HEugA 35,326 49,200
Other gains and losses Hh s K g 1E (21,905) 176,015
Depreciation of property, plant and equipment Y% -« B REEITE (30,540) (27,786)
Finance costs RLE PR A (833,526) (802,207)
Corporate expenses NREIFX (235,859) (229,624)
Consolidated loss before tax ML RIER A BB (1,600,486) (446,356)
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Notes to the Condensed Consolidated Financial Statements

R B AR & B 35 R 2= Y =

For the six months ended 30 June 2024 £ Z= — = —NF X B =+HIL/~EA

REVENUE AND SEGMENT INFORMATION 3. WmkoBEERE
(Continued)
Segment assets PHEEE
The following is an analysis of the Group’s assets by reportable and AR AASEIZAERREESEE PN EEST -
operating segment, no liabilities are presented as the information is HRBARERSERTERRAEEEERRES
not reportable to the chief operating decision makers in the resource waE  ARYES5ZEER :
allocation and assessment of performance:
At 30 June At 31 December
2024 2023
R-ZE-mF RZTE==%F
ANA=tH +ZA=+—H
RMB’000 RMB’000
ARETFT AREFT
(Unaudited) (Audited)
(REER) €&
Reportable segment assets 2RI BEE
Real estate development and sales FEHERE RIEE 61,009,558 60,546,892
Commercial property investment and operations [BEXIES: @ -t 40,611,160 41,743,579
Comprehensive services (A RS 402,444 385,757
102,023,162 102,676,228
Goodwiill (EES 231,602 231,602
Equity instruments at FVTOCI BEARBEFAEMEZAKGZ
fEART A 443,631 370,074
Bank balances and cash IRITHEBR RS 202,979 129,760
Restricted bank deposits and pledged bank deposits SR &R 1777 2 M AKIFIRITIE R 621,566 594,447
Deferred tax assets BRI E E 503,466 493,963
Interest in a joint venture and amount due from a joint R —EA&E A BRI REK —B&Z
venture A RIFIE 528,369 528,369
Deposits paid, prepayments and other receivables BEfESE - AN FIERE M EKKIE 22,746 27,815
Amounts due from related parties e US B RE A -3RIE 190,810 187,804
Amounts due from non-controlling interests FEUS FEE B A 2 SR IE 12,881 12,881
Corporate assets NRBE 181,691 259,615
Consolidated total assets REREE 104,962,903 105,512,558

For the purposes of segment performance and allocating resources
between segments, all assets are allocated to operating segments other
than goodwill, equity instruments at FVTOCI, certain bank balances
and cash, certain restricted bank deposits and pledged bank deposits,
deferred tax assets, interest in a joint venture and amount due from a
joint venture, certain deposits paid, prepayments and other receivables,
amounts due from related parties, amounts due from non-controlling
interests and corporate assets.

Geographical Information

The Group’s operations are located in the Mainland China, Hong Kong,
the United States of America and the Kingdom of Cambodia. Revenue
from external customers is mainly generated from the Mainland China
for the six months ended 30 June 2024 and 2023.
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BLERC R S S

For the six months ended 30 June 2024 HZ= —ZF — U4 X A =+ HI1E/NEA

4. OTHER GAINS AND LOSSES 4. HttilhzmREE

Six months ended 30 June

BEAA=THILAEAR

2024 2023
—ElE T o=4F
RMB’000 RMB’000
ARETT AREFr
(Unaudited) (Unaudited)
(REERK) CREEEZ)
Foreign exchange (loss) gain, net b 5, (&5 18) W e 7 F 58 (23,871) 147,768
Fair value changes on derivative component of AIRREFRITET AT D 2
convertible bonds (note 17(b)) N BEZE(H:F170b) 2,085 26,537
Others EAth (119) 1,710
(21,905) 176,015
5. FINANCE COSTS 5. BERZ
Six months ended 30 June
BEASA=THLAEA
2024 2023
—EmE =5
RMB’000 RMB’000
ARETFT AREFr
(Unaudited) (Unaudited)
(RIEER) (CRIEEZR)
Interest on: B :
Bank and other borrowings IRITREMEE 1,352,462 1,243,315
Convertible bonds Al AR (E S 11,806 79,625
Senior notes and bonds* BERBERES 41,532 118,551
Lease liabilities HEAE 11,625 6,202
Contract liabilities ERAE 154,712 =
Less: Amount capitalised in investment properties W BRI EMER
under development and properties under BRPGEMEENMEZ
development for sale** - (583,899) (645,486)
Interest of contract liabilities capitalised ARBEMNEERE (154,712) =
833,526 802,207
* Senior notes have been fully settled/waived during the six months * BEERERBE T =4 A=1+HItA
ended 30 June 2023. ABBEE H® -
* The finance costs have been capitalised at rates ranging from * BMERARTDIEF B RL4B0%E7.50%FHE-F
4.50% to 7.50% (six months ended 30 June 2023: 4.25% to ZEFARNA=ZTAHIENER - 4.25%%F17.00%)
17.00%) per annum. B o
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B AR S Bt R 2R B =

For the six months ended 30 June 2024 £ Z= — = —NF X B =+HIL/~EA

6. LOSS BEFORE TAX 6. KRBIAIEGIR
Six months ended 30 June
BEANA=THLAEA

2024 2023
—E-E —Eo=F
RMB’000 RMB’000
ARETFT AREFT
(Unaudited) (Unaudited)
(RESEFZX) CREEEZ)

Loss before tax is arrived at after charging (crediting): MR FR AT ES IR TS HNBR GTA) -

Cost of properties held for sale recognised as expense RARIHFEYZER AR 1,364,770 613,220
Depreciation of property, plant and equipment YIE - BB MRETE 30,579 27,849
Less: Amount capitalised in investment properties W BRI EMERBERPET

under development and properties under EMEENMLZ S5
development for sale (39) (63)
30,540 27,786
Gross rental income from investment properties BEMFEFGHS KA LLRE (342,708) (356,100)
Direct operating expenses incurred in respect of MRENEEHS WA ZIRE
investment properties that generated rental income FIEAMEEEERY
during the period 7,762 7,940
(334,046) (348,160)
Expense relating to short-term leases HHEAEMREER 1,927 1,892

7. INCOME TAX EXPENSE

7. FRBHAX

Six months ended 30 June

BEAA=THIEAEAR

2024 2023
—EE TEC=5F
RMB’000 RMB’000
AR¥FT AREFT
(Unaudited) (Unaudited)
(RESER) CRISER)
Current tax BNEARE IR
— PRC Enterprise Income Tax — R B EMEH 117,625 68,354
- PRC withholding tax on dividends distributed by — BT A Rl IRAR B A B TR AL
subsidiaries - 77,660
117,625 146,014
Mainland China Land Appreciation Tax Fh B A i -t (B A
— Current period — 7N B 99,386 76,353
— Overprovision in prior periods — BT B R R - (11,984)
99,386 64,369
Deferred taxation IEIERIE (207,078) (76,350)
Total FEEE 9,933 134,033
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BLERC R S S

For the six months ended 30 June 2024 HZ= —ZF — U4 X A =+ HI1E/NEA

8.

10.

DIVIDENDS

No dividends were paid, declared or proposed during the interim period.
The directors of the Company have determined that no dividend will be
paid in respect of the current interim period.

LOSS PER SHARE

The calculation of the basic and diluted loss per share attributable to the
owners of the Company is based on the following data:

8=\

BRI ERS - EIRSEHREARE - ARRE
ZRRER T ERATHPREIR MRS

BRER

AR BRI SREARREEE R TR A T8

| s
=1 -
al7+ -

Six months ended 30 June
BEAA=THLAEA

2024 2023
—E-E —E-=F
RMB’000 RMB’000
AR¥FT AREFor
(Unaudited) (Unaudited)
(REEERK) CRIEEZ)
Loss EiE
Loss for the purpose of basic and diluted loss per share R ETE F AT E AR K 55 B8 1 & 18 (1,528,224) (680,956)
2024 2023
—E-UE —EC=%F
‘000 ‘000
Fi FAR
Number of shares K& E
Weighted average number of ordinary shares of the AR EERERREEEIEN
Company for the purpose of basic and diluted loss ANAE AR INRE T 5 88
per share 5,097,704 5,097,704

The computation of diluted loss per share for the six months ended 30
June 2024 and 2023 does not assume the conversion of outstanding
convertible bonds and convertible preference shares of the Group as the
conversion would result in a decrease in loss per share. Moreover, the
computation of diluted loss per share does not assume the exercise of
the Company’s share options because the exercise price of those share
options was higher than the average market price for ordinary shares of
the Company during the six months ended 30 June 2024 and 2023.

MOVEMENTS IN INVESTMENT PROPERTIES
AND PROPERTY, PLANT AND EQUIPMENT

(a) Capital expenditure

During the current interim period, the Group incurred capital
expenditure of approximately RMB544,000 and RMB270,648,000
for property, plant and equipment and investment properties,
respectively (six months ended 30 June 2023: RMB9,376,000
and RMB438,377,000, respectively). The Group disposed of
certain investment properties (the “Properties”) with an aggregate
carrying amount of approximately RMB1,279,400,000 for cash
proceeds of RMB813,870,000 (including a value-added tax
of RMB38,756,000) to Shenzhen Futian Industrial Investment
Services Co., Ltd. (the “Purchaser”), a company established
under the laws of the PRC with limited liability, during the six
months ended 30 June 2024.
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R B AR & B 35 R 2= Y =

For the six months ended 30 June 2024 £ Z= — = —NF X B =+HIL/~EA

10. MOVEMENTS IN INVESTMENT PROPERTIES
AND PROPERTY, PLANT AND EQUIPMENT
(Continued)

(@)

(b)

Capital expenditure (Continued)

The Group and the Purchaser further entered into a tenancy
agreement, pursuant to which the Purchaser agreed to let the
Properties to a subsidiary of the Group for a term of five years
commencing from the handover of the Properties at the rent
of approximately RMB4,178,000 per calendar month for the
first leasing year with an increment of 1.5% for each of the next
four leasing years (the “Leaseback Arrangement”). Under the
Leaseback Arrangement, the Group leases back the Properties
from the Purchaser and further subleases the Properties to
tenants under operating leases. Consequently, upon completion
of the sale and leaseback transaction, the Group recognised a
loss on fair value change on investment property amounting to
approximately RMB504,286,000 upon the sale of the investment
property, and the Group recognised an investment property
amounting to approximately RMB194,200,000 and a lease
liability amounting to approximately RMB189,290,000 on lease
commencement.

The loss on fair value change on investment properties was
approximately RMB951,714,000 (including a loss on fair value
change on investment property amounting to approximately
RMB504,286,000 upon the sale of the investment property
from the Leaseback Arrangement as disclosed above) for
the current interim period (six months ended 30 June 2023:
RMB197,063,000).

Valuation

For completed investment properties, the valuations have been
arrived at using income capitalisation approach and direct
comparison approach.

For income capitalisation approach, the market rentals of all
lettable units of the properties are assessed by reference to the
rentals achieved in the lettable units as well as other lettings of
similar properties in the neighbourhood. The capitalisation rate
adopted is made by reference to the yield rates observed by the
valuer and the directors of the Company for the similar properties in
the locality and adjusted based on the valuer’s and the directors’
knowledge of the factors specific to the respective properties.

Direct comparison approach is arrived at by reference to
comparable market transactions and suppose that evidence of
relevant transactions in the market place can be extrapolated to
similar properties, subject to allowance for variable factors.

For investment properties under development that are measured
at fair value, the valuations have been arrived at residual approach
and direct comparison approach assuming that the investment
properties will be completed in accordance with the development
proposals and the relevant approvals for the proposals have been
obtained.
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For the six months ended 30 June 2024 HZ= —ZF — U4 X A =+ HI1E/NEA

10. MOVEMENTS IN INVESTMENT PROPERTIES
AND PROPERTY, PLANT AND EQUIPMENT
(Continued)

(b)

Valuation (Continued)

The key inputs in the residual approach include the market value
of the completed investment properties, which are estimated with
reference to sales evidence of similar properties in the nearest
locality, with adjustments made to account for differences in
locations and other factors specific to the respective properties
based on the valuer’s and the directors’ judgement. Costs of
development are also taken into account including construction
costs, finance costs and professional fees, as well as developer’s
profit margin which reflects the remaining risks associated with
the development of the properties at the valuation date and
the return that the developer would require for bringing them to
completion status, which is determined by the valuer and the
directors based on its analyses of recent land transactions and
market value of similar completed properties in the respective
locations.

Direct comparison approach is arrived at by reference to
comparable market transactions and suppose that evidence of
relevant transactions in the market place can be extrapolated to
similar properties, subject to allowance for variable factors.

In estimating the fair value of the investment properties, the
highest and best use of the investment properties is their current
use. The fair values of certain investment properties have been
adjusted to exclude prepaid or accrued operating lease income to
avoid double counting.

11. EQUITY INSTRUMENTS AT FVTOCI

10. REMEURYE  BERREEZD

=

(%)

(b)

{8 ()

REENEZHABBEEEE TRIREMEN
WE - H2E MR E R HE BB
a0 R ARBMEERD K EEHEH TR
BOERNRZMENEM TR EETH
E o ZMELSRAERAMAZE - BREER
B~ BERAMERE M KRN
(R 5 (B B R ¥ 3 59 2% 10 TR R L P 1 5 3 75
EYEZB AR ATHI@ER) - BHRKA
TREGEEMEEFEABR TR 5 MAR R
HBRUB TR METIHEENDTREE

BEREBRFRIZZEAELRTISR S URE
ARETIS NARRR 5 R OISR (EH
B AZRETNITERE -

BRHREMENAABER - REMEZEH
RgREesk&xERRZ HTREVENAA
EBEERMBEN LB EEHERAELTE
B R eEETE -

ﬁ.%ﬂﬁ%ﬁ%kﬁ%é@%§2ﬁ$

=

At 30 June At 31 December
2024 2023
R-ZZBZMF R-IB-=%F
RA=+B +=A=+—H
RMB’000 RMB’000
AR¥FT AREFr
(Unaudited) (Audited)
(REEER) (&%)
Investments in: RTINSEZIRE -
— Equity securities listed in the Mainland China — AR B A 2 R R 5
(Note 1) (Hiat1) 413,970 340,413
— Equiity interests in certain unlisted companies (Note 2)  —RA %A T IE LR & 2 kg (Bf722) 29,661 29,661
443,631 370,074

Notes:

The above listed equity investment represents 0.4% equity
interests in an entity listed in the Mainland China.

The amount represents 10% unlisted equity interests in a bank in
the PRC and 1% equity interest in a fund management company
in the PRC.
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Notes to the Condensed Consolidated Financial Statements

11.

12.

B AR S Bt R 2R B =

For the six months ended 30 June 2024 £ Z= — = —NF X B =+HIL/~EA

EQUITY INSTRUMENTS AT FVTOCI (Continued)

Notes: (Continued)

These investments are not held for trading, instead, they are held for
long-term strategic purposes. The directors of the Company have
elected to designate these investments in equity instrument as FVTOCI
as they believe that recognising short-term fluctuations in these
investments’ fair values in profit or loss would not be consistent with the
Group’s strategy of holding the investment for long-term purposes and
realising their performance potential in the long run.

ACCOUNTS RECEIVABLE

11.

12.

BRARBESAHMEZEKE ZBAR
T A ()

HieE - (&)

FZEREWIFHHEEER - MEnRARBAZRSE - A
RARREERARERERZEREZAABERH
BT HFEAEBARBHAZRERREERERR
BN K HRECRBEEERZERATAZRE
REARBEMARMEE RS -

FE U AR R

At 30 June At 31 December

2024 2023

R-ZZ-MEF RZTZ=%F

ANB=tH +=ZA=+—H

RMB’000 RMB’000

ARETFT AREFT

(Unaudited) (Audited)

(RBER) (& #=%)

Accounts receivable from: FEWERFZR A -

— Contracts with customers —BFEH 31,558 36,317

— Lease receivables —HERWGIE 35,991 18,845
Accounts receivable FEUTER X 67,549 55,162
Less: Allowance for credit losses B EEEREE (625) (625)
66,924 54,537

Accounts receivable represent receivables arising from sales of
properties, rental income from leasing properties and comprehensive
services (including hotel operation and property management).

The aging analysis of the Group’s accounts receivable, based on invoice
dates for rental income from leasing properties and comprehensive
services and the terms of relevant sales and purchases agreements for
sales of properties, net of allowance of credit losses, is as follows:

FEURTIEHE WX - HEMENHS WA RES R
B (RIEEIE &8 R EIR) BRI IR

REERUBIRRH IR ERZA BEENENESRA T
FAERBER B RARYEHE ST BRI
R EEBERRBRODITIT

At 30 June At 31 December

2024 2023

R=-Z-F RZTZ=%F

ANA=tH +ZA=+—H

RMB’000 RMB’000

AR T ARFr

(Unaudited) (Audited)

(RBER) (&%)

Within 1 month 1EAMA 27,055 22,115
1 to 12 months 1£121@ A8 35,838 28,811
13 to 24 months 13&241E A 4,031 3,611
66,924 54,537
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BLERC R S S

For the six months ended 30 June 2024 HZ= —ZF — U4 X A =+ HI1E/NEA

13. ACCOUNTS PAYABLE

Based on invoice dates, the aging analysis of the Group’s accounts

payable is as follows:

13. AR

REBEMNRRAREREZABMONTOT

At 30 June At 31 December
2024 2023
R=-Z-mF R_T—=%F
ANA=t+tH +=ZA=+—H
RMB’000 RMB’000
ARETFT AR¥Fr
(Unaudited) (Audited)
(REEX) (&%)
Within 1 month 1EAMR 1,407,362 2,660,639
1 to 12 months 1212(@ A8 1,286,671 1,761,681
13 to 24 months 13Z24{E A 438,641 460,595
Over 24 months R iB241E A 62,660 137,971
3,195,334 5,020,886
14. BORROWINGS 14. (B &
At 30 June At 31 December
2024 2023
R-ZB-MEF RIZBZ=4F
~A=+H +=—A=+—H
RMB’000 RMB’000
ARETFT AREFT
(Unaudited) (Audited)
(RECER) (B E%)
Borrowings comprise: BERHE :
— Variable rate bank loans —FERITER 28,144,953 28,771,167
— Fixed rate bank loans —BEEFRRITERR 2,175,955 1,987,305
— Fixed rate other borrowings —BEEAMEEMEE 4,303,925 3,497,340
34,624,833 34,255,812
Analysed as: pax)ile
- Secured — B 32,584,112 32,343,031
— Unsecured — R 2,040,721 1,912,781
34,624,833 34,255,812
Borrowings are repayable within a period of: EEARATHEAEE
— Within 1 year ——FRN 14,855,299 16,773,881
— More than 1 year, but not exceeding 2 years — iR —FEIRRF 14,936,839 7,651,343
— More than 2 years, but not exceeding 5 years —BAMRFEIRAF 2,071,466 7,188,343
— More than 5 years —RFLATE 1,535,317 1,374,468
33,398,921 32,988,035
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R B AR & B 35 R 2= Y =

For the six months ended 30 June 2024 £ Z= — = —NF X B =+HIL/~EA

14. BORROWINGS (Continued)

14. BE(E)

At 30 June At 31 December
2024 2023
R=TBZ-MmF S
~NA=1+H +=—A=+—H
RMB’000 RMB’000
AR¥FT AREFT
(Unaudited) (Audited)
(REER) (&&=
Borrowings that contain a repayment on demand BEREKERERZEEGIARS
clause (shown under current liabilities) but afE)  HEER T YHRRES :
repayable:
— Within 1 year ——FR 970,357 942,448
— More than 1 year, but not exceeding 2 years — iR —FEIRRE 255,555 207,523
— More than 2 years, but not exceeding 5 years —EBBMFEIRAFE - 117,806
1,225,912 1,267,777
Total borrowings BIEE 34,624,833 34,255,812
Less: Amount due within one year shown under B mBAGEE TR —FREIEZ ZE
current liabilities (16,081,211) (18,041,658)
Amount due after one year R—F B2 508 18,543,622 16,214,154

During the current interim period, the Group repaid loans
amounting to RMB2,986,581,000 (six months ended 30 June
2023: RMB4,051,631,000) and drew new loans amounting
to RMB3,243,531,000 (six months ended 30 June 2023:
RMB9,010,577,000). Of the new loans drawn down, RMB2,219,517,000
(six months ended 30 June 2023: RMB730,099,000) carry interest at
fixed market rate ranging from 5.00 % to 18.00 % (six months ended
30 June 20283: from 5.30% to 17.00%) per annum and are repayable
in instalments over a period from 1 year to 15 years (six months ended
30 June 2023: from 4 months to 18 years); and RMB1,024,014,000
(six months ended 30 June 2023: RMB8,280,478,000) carry interest at
variable market rate ranging from 4.85% to 8.64% (six months ended
30 June 2023: from 5.15% to 7.50%) per annum and are repayable in
instalments over a period from 3 to 15 years (six months ended 30 June
2023: from 3 to 15 years).

As at 30 June 2024, the secured borrowings with aggregate amount of
RMB32,584,112,000 (31 December 2023: RMB32,343,031,000) are
secured by the various assets of the Group as disclosed in note 19,
the equity interests of subsidiaries of the Group and/or certain equity
instrument held by Mr. Wong, the ultimate controlling shareholder.

As at 30 June 2024, the unsecured borrowings with aggregate amount
of RMB2,040,721,000 (31 December 2023: RMB1,912,781,000) are
guaranteed by the Company and/or its subsidiaries, Mr. Wong, Ms. He
Yaxing, spouse of Mr. Wong, executive directors of the Company, Ms.
Huang Jingshu, Mr. Huang Hao Yuan and/or a non-controlling interest
of a subsidiary of the Group.

AR EE R 21: laiﬁ}aﬁ AR #
2,986,581,0007T (B & =FRNA=1HIEARE
A AR#4,051,631 00073) WiREBFERARE
3,243,531,000ic(BE—_E_=F/N"A=1TH It/
A : AR#9,010,577,0007T) ° #%ﬂ%ﬁxﬂﬁ%%ﬂiﬂ :
AR#2,219,517,000t(HBE_TE_=F A=+
BIEA@EA : AR¥730,099,00070)#% 1 F5.00%
F18.00%(BE=—ZT-_=FA=FTHLEA :
5.30% % 17.00%) ) & E T 4% F F| EEH 8 - WA
ERSEFEZT-_=FA=THIEAR : 4&
BE18F) B AN EEE « RARY1,024,014,000
TEE-Z-=ZFXA=1THLERER : ARK
8,280,478,00070) 32N F4.85% £8.64% (HE—-=
—=FRNA=FTHILEAMEA : 5.15%F7.50%) K A] &
TISEMRFLE  WARIEIGEFHE-_ZT— i/‘*\
B=1+H8I1E- AR : 3E155) B Rn HEE

RZZ-—WFRA=1H  GHFEER: %EAEM‘
32,584,112,000c(Z=F==%+=-A=+—8”
Eﬁﬁzsz,ma,om,00071)EtaFﬁuﬁgrﬁ)ﬂ)ﬁszﬁ‘%lzjl
BEE  ANEBEMB QR ZE R, SRR ER
HEEIFB 2 A TIRATA(ERF o

R-ZZE-—EFERA=1TH  SERFEEEEEARE
2,040,721,000c(ZE==F+=-A=+—
#1,912,781,00070) A AR A & s HHT B A T»ﬁ
Sk BRARBMGELZET ARRHITESREN
izt EERAER SAEE B AR ZIE
%%ﬁmﬁﬁﬁ

B (TE)HEREERLH
T EhHRE
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R BAAR & B 35 R A= Y =

For the six months ended 30 June 2024 HZ= —ZF — U4 X A =+ HI1E/NEA

15. DOMESTIC CORPORATE BONDS 15. JRAQEIES

At 30 June At 31 December
2024 2023
R-Z_MEF RIZZ=%F
~A=1+H +—-—A=+—H
RMB’000 RMB’000
AR® T AREFr
(Unaudited) (Audited)
(REERK) (& #E%)
Analysed as: D
— Current — e 844,913 844,575
— Non-current —3EmE 129,767 129,716
974,680 974,291
16. SHARE CAPITAL 16. BRA
At 30 June 2024 At 31 December 2023
R-Z-MEXA=1H RZEZ=%+=-A=1+—H
Number of Number of
shares  HK$'000  RMB’000 shares HK$'000  RMB'000
(°000) (000)
RAEE FET ARMFr  RhHEE FET AREFT
(Fi&) (FRR)
Authorised share capital of the Company: 7R RIEERA :
Ordinary shares of HK$0.01 each SREE.ONEITA L AR 30,000,000 30,000 240,000 30,000,000 30,000 240,000
Issued and fully paid share capital of the A AE BT RAUC A ¢
Company:
Ordinary shares of HK$0.01 each FREEOVETHLER 5,007,704 50,978 42,465 5,097,704 50,978 42,465
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R B AR & B 35 R 2= Y =

For the six months ended 30 June 2024 £ Z= — = —NF X B =+HIL/~EA

17. CONVERTIBLE BONDS

(a)

Debt component of convertible bonds

17. TERKRES

(@) FIRREFERDS

2024 2023

—E-MEF —E=F

RMB’000 RMB’000

ARE T AREFT

(Unaudited) (Audited)

(REER) Cc&=)

Net carrying amount as at 1 January —A—BHERmFE 119,898 993,189

Issue of convertible bond BITAIRRES - 107,915

Interest expense FEMAX 11,806 79,625

Interest paid EAFIE (5,685) (172,832)

Repayment and early redemption ERREREL - (885,860)

Exchange difference R ERE 775 (2,139
Net carrying amount as at 30 June 2024/ MR-ZB_EXA=+1/

31 December 2023 classified as current liabilities —E-=%+=-A=+—H
SERRBE ENREFE 126,794 119,898

Details of convertible bonds issued by the Company and
Gemstones International Limited (“the Issuer”) on 18 November
2016 (the “CB 2018”) with amendment on 18 November 2020
(the “New CB 2018”) and 17 May 2018 (the “CB 2023”) with
amendment on 19 June 2020 (the “New CB 2023”) were
disclosed in Annual Report 2022 dated 30 March 2023.

On 11 May 2028, the Company entered into a Convertible Bonds
Subscription Agreement (the “Agreement”) with an independent
third party (the “CB Subscriber”). Pursuant to the Agreement,
the CB Subscriber agreed to acquire the Convertible Bond (the
“CB 2025") with aggregate principal amount of US$20,000,000
(equivalent to RMB139,142,000) at interest rate of 6% per
annum, payable by the Company semi-annually in arrears from
the issue date, with initial conversion price of HK$2. The maturity
date is on the second anniversary of the issue date. The CB
2025 were issued to the CB Subscriber, the same subscriber
of New CB 2018, on 18 May 2023. During the six months
ended 30 June 2023, New CB 2018 with principal amount of
USD$50,000,000 (equivalent to approximately RMB342,255,000)
have been matured. According to the Agreement of CB 2025, the
principal amount of US$20,000,000 of CB 2025 would be settled
by repayment of New CB 2018 which constituted a non-cash
transaction. The remaining principal amount of New CB 2018 of
USD$30,000,000 (equivalent to approximately RMB203,113,000)
has been exchanged into a new borrowing with the same
subscriber which also constituted a non-cash transaction.

During the six months ended 30 June 2023, New CB 2023 with
principal amount of US$78,000,000 (equivalent to approximately
RMB543,605,000) have been repaid.

AARRREZRBER AR (EITADR=ZZE—X
$+ A+ NBEITHIREKES(ZZT—/\Fa

BEHFDER=ZE=_ZF+— A+ N\BOET(FH=
E—N\FrREFDARR_E—\FRA++tH
BT RES((ZE_=F i ikEH) RR=
EoTFENATHAENEI(H S _=Fa K
EEDNHFBEREHA-—Z-_=F=-A=1+AN=Z
T FFRAEE -

EA*"*_iﬁﬂwL B AARE—BBIE=H
(TR E SR A DTS Al A E 5 R s (3%
akl) ° mg;m% A AR E 55 R EE AR = R
AR ES(ZE-RFARRES])  Ae8EE
20,000,000% 7T (FHE R A R#139,142,0007T) @ 1%
FRR6%:TE  AAREARTTANRTEFEE
REFZFFE %ﬂwﬁ&fﬁﬁz;‘%ﬁ B HAR BT
BHfmMAFER - —E_AFABERESN =
Yf_iﬁﬂJr/\El%X T AR E SR A (BT
—N\FARRESR—REAN) HE-T ==
Eﬁﬂz+a¢ﬁ@ﬁv$$%ﬁmpmpw%ﬁ
(HBERHARBEZ42,255,0007T) #F —ZF— )\ F 7]
BREAFD R - BIFE T - AFARRESFNZH
F T RFRRESHAEE20,000,000%E
T EREEN T — )\ Fr RIREFEE - BAIE
RERH - T — \FrAREFNBTAESEE
wowpm%ﬁ%ﬁ#%AE%msnsmmﬂa
RBBR—RBANFTEE - IMEREEER

ai—Y— i/\ﬁ +E|ﬂ:/\ IH Kfﬁgﬁﬁj
78,000,000 7T (B E R4 AR #543,605,0007T) #)
T =F A MREFDER -

B (TE)HEREERLH
T EhHRE
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BLERC R S S

For the six months ended 30 June 2024 HZ= —ZF — U4 X A =+ HI1E/NEA

17. CONVERTIBLE BONDS (Continued) 17. AR ES (B)
(a) Debt component of convertible bonds (Continued) (a) TWERREFEEIS (@&

The holder of the CB 2025 has the right to convert the CB 2025 TR FIBRRESFZFEABERS

in whole or in part into ordinary shares of the Company at any THENBRRKRESZEITHBREEEEEEA

time from the issuance date of the CB 2025 up to the respective Lt%ﬁn*H%’iﬁﬁi%ﬁﬁ:?:ﬂiﬂﬁﬁﬁﬁ#ﬁ%

maturity date. 78,500,000 new ordinary shares of the Company Tﬁ%f’j$ AR ° 78,500,000 AN A

will be issued upon full conversion of the CB 2025. aE HXHXTQ%HE’\_ T = A AR ESFEE

HERIRIBTAT o

Further details of the terms and conditions of the CB 2025 were R hF A BRRESIERRIGERE—F

disclosed in the announcements of the Company dated 11 May HERARRHRA-ZE_=FAA+—HH

2028. NERKE -

The CB 2025 contains two components, debt component and T -hFARRESBEMERS - BER

derivative component. The effective interest rates of the debt o RITETLRE D o BRI DR ERFEHE

component is 18.99% per annum. The derivative component is 7'5;18 99% ° PTAETEFAE AR BENER
measured at fair value with changes in fair value recognised in RB=PERAAEEES) -

profit and loss.

The fair value of conversion option is US$4,510,000 (equivalent to RETHEH BHRHAENAALEBEER

RMB31,227,000) at the date of issue. 4,510,000 T (FEE M AR #E31,227,0007T) ©

(b) Derivative component of convertible bonds (b) TEREFTEIASS
2024 2023
—E-E B o=F
RMB’000 RMB’000
AR¥FT AREFr
(Unaudited) (Audited)
(REEER) (&&=

Net carrying amount as at 1 January EA A—B®EREFE 2,479 22,760

Net gain arising on changes in fair value (note j) A # B{ES EHFTE £ MU S F 58 (61520 (2,085) (52,050)

Embedded derivatives at the date of issue of AT AR &5 B HiRI#R A

convertible bonds (note i) T T B (A7) - 31,227
Exchange difference [EH =% 10 542
Carrying amount as at 30 June/31 December W/N\A=+H/ +-BA=+—H

classified as current liabilities AFEARBE ENREE 404 2,479

Notes: Hiat -

(i) During the six months ended 30 June 2023, the Group i) BE-_Z_=FA=1+RH1LA@EAR ' &K
recognised the fair value gain on derivative component EERERIF =T — \FrlRES K
of convertible bonds upon redemption of the convertible T =FAMRESFNATRRESE
bonds for New CB 2018 and New CB 2023 amounting to RERGE B RERTRRESITAET
RMB22,078,000 in the condensed consolidated statement B Dz A EEKEAR22,078,000
of profit or loss. 7L @
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B AR S Bt R 2R B =

For the six months ended 30 June 2024 £ Z= — = —NF X B =+HIL/~EA
17. CONVERTIBLE BONDS (Continued) 17. TTERES (&)

HERESITETARS (8

(b) Derivative component of convertible bonds (Continued) (b)

Notes: (Continued)

(if)

The methods and assumptions applied for the valuation of
the CB 2025 were as follows:

The fair value of the derivative component of convertible

Hiet - (%)

(i) H_B-AFABRREFETHERAERNS
ERMRRAT

MR ESITETAFO R T _MFEXA

bonds as at 30 June 2024 and 31 December 2023 =TERZZEZ=F+-A=+—BHAZHE
derived by using the Binomial Option Pricing Model NEEEBRANTEZ AR BEIINAEAR

were approximately RMB404,000 and RMB2,479,000
respectively, which were determined by the directors of
the Company with reference to the valuation performed by
Vincorn Consulting and Appraisal Limited, an independent
professional valuer with appropriate qualifications and
recent experiences in the valuation of similar derivative
instruments with reference to market inputs as disclosed
below. During the six months ended 30 June 2024, the
Group recognised the fair value gain of RMB2,085,000 (six
months ended 30 June 2023: RMB4,459,000) for CB 2025
in the condensed consolidated statement of profit or loss.

The inputs used in the Binomial Option Pricing Model
adopted by the independent professional valuers in
determining the fair values of the derivative component of
the CB 2025 at the respective date were as follows:

404,000 M AR #2,479,0007T © BEE
BOANBEERER B AR EERAR
HEITNGEEMET AR BEEE &K
B HEGEM  AE2E T XRAEEDSE
ASEARBETETAEGEEEL LK
BeoHE2 T ENA=THIEANEA - K
EENERGAIERRTERA-S _AFAE
REH AR EERE ARE2,085,0007T (&,
E_E_=—FXNA=1THILAEAR : ARK
4,459,0007T) °

BYEEGEMRSHREET =2 735@7}‘%
BREFITETABD AR BERTRMANZ
AR EEA R T AR AR T -

At 30 June At 31 December

2024 2023

R-B-MmE R-ZT==F

ANA=1H +=—A=+—8

Share price & E HK$0.63 HK$0.78
0.6378 7T 0.7887T

Exercise price 1IEE HK$2.00 HK$2.00
2.0058 T 2.00/87T

Expected dividend yield TEHAR B & 0.00% 0.00%
Volatility R 8 59.67% 56.09%
Discount rate AR IR & 18.96% 18.80%
Risk free interest rate 4 [B i ) 3 5.17% 4.58%
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BLERC R S S

For the six months ended 30 June 2024 HZ= —ZF — U4 X A =+ HI1E/NEA

18. SHARE-BASED EMPLOYEE COMPENSATION 18. AR X 4 H1E & &
On 2 June 2016, the Company adopted a share option scheme (the RZT—A"FANAZH ARERZE—A~FRAZ
“Scheme”) at the annual general meeting of the Company held on 2 ART 2 ARRIRRBEFAS FRABREREI (%
June 2016. &l -
On 28 June 2016, the Company granted share options under the REZZE—AEANAZ+N\B - RREIREZT 8RS
Scheme to certain participants which will enable the grantees to FLEERLEIRE - FRRAREBREARQRRA
subscribe for a total of 285,800,000 ordinary shares of HK$0.01 each in Hh & 3£285,800,000A% B AR EI1E0.01 78 T A E i@k -
the share capital of the Company.
Details of the share options granted by the Company pursuant to the AATRMRIEZ TS HENERERR S =WE <A
Scheme and the share options outstanding as at 30 June 2024 and 31 =THERZE=F+=A=1+—HBHRITENER
December 2023 were as follows: BEFFIBAT ¢
Number of options
BRiEHR
Exercised Forfeited
Balanceat  Transfer during Granted during during the during the Balance at  Exercise price
Date of grant Exercisable period 1 January 2024 the period the period period period 30 June 2024 per share
(dd/mm/yyyy) (dd/mm/yyyy) (Note 5) HK$
R=Z-mE RZB-mE
-A-H AAZTAR
RERH  OFEEH ke RERER  REREE  REATE  RERENR his  SROKE
(B/8/%) (R/B/%) Wts) i
Directors (\ote 1) 28/06/2016  28/06/2016 to 27/06/2026 10,500,000 - - - - 6,600,000 1.846
B2 28/06/2016227/06/2026
Directors Note 2) 28/06/2016  28/06/2017 to 27/06/2026 10,500,000 - - - (3,900,000) 6,600,000 1.846
i £ 28/06/2017%27/06/2026
Directors (Note 3) 28/06/2016  28/06/2018 to 27/06/2026 14,000,000 - - - (5,200,000) 8,800,000 1.846
B33 28/06/2018%27/06/2026
Employees and others Note 7 and'4) 28/06/2016  28/06/2016 to 27/06/2026 64,650,000 - - - - 64,650,000 1.846
BERHEM 1% 28/06/2016%27/06/2026
Employees and others Note 2and' 4) 28/06/2016  28/06/2017 to 27/06/2026 62,010,000 - - - - 62,010,000 1.846
EEREM2k4) 28/06/2017%27/06/2026
Employees and others Note 3and 4) 28/06/2016  28/06/2018 to 27/06/2026 82,680,000 - - - - 82,680,000 1.846
BERAMTZ3R4) 28/06/2018227/06/2026
244,340,000 - - - (13000000 231,340,000
Exercisable at the end of the period 231,340,000

BRTFE
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B AR S Bt R 2R B =

For the six months ended 30 June 2024 & Z —Z —E, XA =+H 1L/~ AB
18. SHARE-BASED EMPLOYEE COMPENSATION 18. R HB X IEEEHEN(E

(Continued)
Number of options
g A
Balanceat  Transfer duringthe  Granted during Exercised  Forfefted during ~ Balanceat31  Exercise price
Date of grant  Exercisable period 1 January 2023 year theyear  during the year the year  December 2023 per share
(ocmm/yyyy) ~ (dd/mmiyyyy) HKS
RIBZ=E RIBZ=E
-A-R tZA=t-H
RHAH  EEE ife RERER  REREL  RERAE RERENR Mg BRAGE
(A/R/%) (B/R/%) o
Directors (Note 1) 28/06/2016  28/06/2016 to 27/06/2026 10,500,000 - - - - 10,500,000 1.846
B2 28/06/2016£27/06/2026
Directors (Note 2) 28/06/2016  28/06/2017 to 27/06/2026 10,500,000 - - - - 10,500,000 1.846
EEAm7) 28/06/2017227/06/2026
Directors Note §) 28/06/2016  28/06/2018 to 27/06/2026 14,000,000 - - - - 14,000,000 1.846
g3(029) 28/06/2018%27/06/2026
Employees and others (Note 7 and 4) 28/06/2016  28/06/2016 to 27/06/2026 64,660,000 - - - - 64,650,000 1.846
BEREMMZIRY 28/06/2016227/06/2026
Employees and others (Note 2 and' 4) 28/06/2016  28/06/2017 to 27/06/2026 62,010,000 - - - - 62,010,000 1.846
REREMMIERY 28/06/2017%27/06/2026
Employees and others (Note 3and 4) 28/06/2016  28/06/2018 to 27/06/2026 82,680,000 - - - - 82,680,000 1.846
BERAMMZ5RY) 28/06/2018%27/06/2026
244,340,000 - - = - 244,340,000
Exercisale at the end of the year 244,340,000
EXTTAE
Notes: et -
1. The option was vested immediately on the date of grant. 1. BEARME RN B EABNRS 5B o
2. The options granted are subject to the vesting period from the 2. FRENEREZEREBHREE_T—LF
date of grant up to 27 June 2017. A=+ EBIEZEBEIFTAR -
3. The options granted are subject to the vesting period from the 3. RN EREXEREAHEE T —/\F~
date of grant up to 27 June 2018. AZ+tB1IEZFBEFAER °
4. Others include grantees who were eligible participants other than 4., Hit R EBRBEZTERESREBUINEEER
directors and employees pursuant to the Scheme. LEEFERA ©
5. The options were forfeited due to the retirement of an executive 5. BRER-—EHTESR —BBUIENTESR
director and an independent non-executive director. MR -
During the six months ended 30 June 2024 and 2023, no ordinary share HE_Z-_NEFR-_ZFT_=FA=+HI<EA "
options were exercised. B RS IR T -
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For the six months ended 30 June 2024 HZ= —ZF — U4 X A =+ HI1E/NEA

19. PLEDGE OF ASSETS

Save as disclosed elsewhere in the condensed consolidated financial
statements, at the end of the reporting period, the Group had following

assets being pledged.

19. EEEM

BrAERRER A TSR M T PR EEE SN - RIREH

R AEBEERERATEE -

At 30 June At 31 December

2024 2023

R-ZT-ImF i St

ANA=tH +=ZA=+—H

RMB’000 RMB’000

ARETFT AREFr

(Unaudited) (Audited)

(REEER) (&%)

Properties under development for sale BREPHEME 4,481,632 4,452,863

Properties held for sale HEME 1,846,224 1,344,641

Equity instruments at FVTOCI EBEAnBEFAEMEZARGZ

BATA 413,970 340,413

Investment properties &Y 19,499,035 19,460,843

Property, plant and equipment M - BB k&R 504,878 608,391

Pledged bank deposits PRI TFRK 688,877 661,574
Dividend receivables on equity instrument at FVTOCI  #Z AR EEF AR M2 EWE 2 KA T

B2 RS 71,846 44,176

27,506,462 26,912,901

As at 30 June 2024, except for assets pledged above, the secured
borrowings with aggregate amount of RMB2,300,887,000 (31
December 2023: RMB3,497,341,000) are secured by the equity
interests of subsidiaries of the Group.
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For the six months ended 30 June 2024 £ Z= — = —NF X B =+HIL/~EA

20. FINANCIAL GUARANTEE CONTRACTS AND

COMMITMENTS

As at 30 June 2024, the Group had financial guarantee contracts relating
to guarantees in respect of mortgage facilities for certain purchasers
amounting to approximately RMB5,187,209,000 (31 December 2023:
RMB4,879,738,000).

Pursuant to the terms of the guarantees, if there is default on the
mortgage payments by these purchasers, the Group is responsible
to repay the outstanding mortgage loans together with any accrued
interest and penalty owed by the defaulted purchasers to the banks.

The Group’s guarantee period commences from the dates of grant
of the relevant mortgage loans and ends upon the earlier of the buyer
obtaining the individual property ownership certificate or the full
settlement of mortgage loan by the buyer.

The directors of the Company consider that it is not probable for the
Group to sustain a loss under these mortgage guarantees as during the
periods under guarantees, the Group can take over the ownerships of
the related properties and sell the properties under default to recover
any amounts paid by the Group to the banks. The Group has not
recognised these guarantees as their fair value at initial recognition is
considered to be insignificant by the directors of the Company. The
directors of the Company also consider that the fair market value of
the underlying properties is able to cover the outstanding mortgage
loans guaranteed by the Group in the event that the purchasers default
payments to the banks for their mortgage loans.

As at the end of the current interim period, the Group has capital
commitments amounting to RMB3,811,459,000 (31 December
2023: RMBS3,669,810,000) contracted but not provided for in relation
to investment properties under development and properties under
development for sale.

0. MBERENRARE

R-ZE-_WNESA=+H AEERETEHH
REREREERNVEERANVOABARE
5,187,209,000it (ZZE—_=F+—_A=+—H : AR
#4,879,738,0007T) °

BERIZIBNR - RIAREE
BBEERZLE T RIVIR
K

o

RIBERIGR - HZE
ARRERFRENS
TTROE (T RS 7.8 2 &1

AEENERAHABREEFRLBSE  BEE8
FEFEAFEMAREXERTBESERBER
ABREERERRILL -

ARREZRRAKENERPAR AR LR ZFR
BERMESER MAKBEENNERTIEE
BRMENMERL S 2 HE - AREAREERRTT
SNHEFEE - BRARREERRZEERED
IRHERR AR EEMANRE - AR E I ERERZ
FHFR - ARREETRAR - WESTHBREERTR
BER  HEMENALTERABFHEASEER
HREEIRIBEN -

AR EEER - NEERBBEEREMERER
FEENEREENERBENERAEARE
3,811,459,000T(ZE=-=F+=-A=+—H : AE
#3,669,810,0007T) °
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For the six months ended 30 June 2024 # % —

21. RELATED PARTY DISCLOSURES

(a) Balances with related parties

The Group had the following balances with related parties:

ZomERA=THIEREA

AR T R
(a) BRI ZAH

ANERE ERRHE T 2 AEERAT

At 30 June At 31 December
2024 2023
R-T_ME R-T—=4F
RA=+B +=A=+—H
RMB’000 RMB’000
AR¥FT AREFr
(Unaudited) (Audited)
(REER) (&%)
Included in deposits paid, prepayments and FFABIZRE  EARER
other receivables: H b FE U GRIE
— Amounts due from related parties (note j) — PN sE 77 SR IE (Y 72) 190,810 187,804
— Amounts due from non-controlling interests ~ — FE UL FEIZE AR 25 /1B (H7ii)
(note i) 12,881 12,881
Included in accruals, deposits received and FTAEETER - BEliEE R
other payables: E b BT RIE
— Amounts due to related parties (note i) — FE SRR 77 B (B 52i) 6,767,011 7,035,496
— Amounts due to non-controlling interests — FEAF IRV Bl 2 3 T8 (W a2
(note i) 2,145 2,129
Notes: Hiat -

EARLRZEME S A ESELR - M
%Eﬁ%%#x%\ﬁ%ﬁ BN - RERA
HERMER

(i) Mr. Wong has beneficial interests with these related parties (i)
and these balances are non-trade nature, unsecured,
interest-free and repayable on demand.

(i)  As at 30 June 2024, amounts due from non-controlling (i) RZZEZWFSRNA=TH - BUEERE

interests amounting to RMB10,006,000 (31 December =B A AR¥10,006,000 (===
2023: RMB10,006,000) is secured by equity interests held F+=ZA=+—H: AR%¥10,006,000

by the non-controlling party, interest bearing at 6.37% TL)  ZAREBFERGFA 2 REE
(31 December 2023: 6.37%) per annum and repayable on R RENERE.37T%(—CE_=F+—
demand. The remaining balances of amounts due from (to) A=+—H : 6.37%) st E RBEREKE
non-controlling interests are unsecured, interest-free and & o B IEERE R RIEZ AT
repayable on demand. BEIER - 2R REREREE -
(b) Key management personnel compensation (b) FEEBEAEHMH
AEEBTEEEAEBES)NAH ML
P AARE2,807,000t(HE=ZT ==X
BA=1+HIENEAR : AREES,718,0007T) ©

The remuneration of directors who are the Group’s key
management personnel during the current interim period
amounting to RMB2,807,000 (six months ended 30 June 2023:
RMBS3,718,000).
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FAIR VALUE MEASUREMENT OF FINANCIAL
INSTRUMENTS

This note provides information about how the Group determines fair
values of various financial assets and financial liabilities.

Fair value measurements and valuation processes

In estimating the fair value of an asset or a liability, the Group uses
market-observable data to the extent it is available. For instruments
with significant unobservable inputs under Level 3, the Group engages
independent qualified professional valuers to perform the valuation and
works closely with the valuers to establish the appropriate valuation
techniques and inputs to the model, or the directors of the Company
performed the valuation with reference to the valuation techniques and
inputs used by the valuers as at 31 December 2023.

Some of the Group’s financial assets and financial liabilities 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 and financial liabilities are determined (in particular, the
valuation technique(s) and inputs used), as well as the level of the fair
value hierarchy into which the fair value measurements are categorised
(Level 1 to 3) based on the degree to which the inputs to the fair value
measurements is observable.

o Level 1 fair value measurements are those derived from quoted
prices (unadjusted) in active market for identical assets or
liabilities;

o 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); and

o 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).

2. TMTANAABESE

AREEREAMARENARES AL RAERSH
BEA R BEAOAR -

DNABEFERGEBRRE

EFRIEEERBENAABER - AEEEAF
MBEEACRTSERREE - HRE=FAT=F
EANBEHARBEN TR  AEERFBEILAS
IREEGERMETHE  WREBEMERAE - FEIX
REAZ HERMRER 2 GARE - HARAE
E2EZHEMR T -_=F+=-A=+—BRERH
MERM R B ABBETHEE

AEEBLCHMEELRSMABERSRERRZAR
BEE - TRIEEABNIEEXESHEENRS
BEEARBENEN(CERRANGERMN R
BABR)  URBEAABEAEZH AR ZA
BRRBEQAABENEMBAZAABESE(E—
E=4) -

c E—RAnBEFEHHEREELABRIER
M52 WECRERB)FH

. FE-RAARBEFERNE BT AZIREN
ShAT B (BMER) s BIEREL)BEE
ERBERSRABERGEH &

. F=RAABEAERBELEREIEEN
SHEEAIERRABBEE 2 EEXAE
WABRZ HERMASH -
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22. FAIR VALUE MEASUREMENT OF FINANCIAL 22. £WMIAWAAEENEGE)
INSTRUMENTS (Continued)

Fair value of the Group’s financial assets and financial liabilities REEMEEUAABENENAEESREERS
that are measured at fair value on a recurring basis REENARER
Fair value as at
RUTEBNAAEE
30 June 31 December  Fair value
Financial assets/financial liabilities 2024 2023 hierarchy Valuation technique(s) and key input(s) Significant unobservable input(s)
b S -2 i3
SREE/SRAR AAZTR  TZA=T-A AAEEER BERERFEHAZE FETUBZRALE
RMB'000 RMB000

ARE TR ARETT

Equity instruments at FVTOCI - equity 413,970 340,413 Level 1 Quoted bid price in an active market. N/A
securities listed in the Mainland
China
BARBETARM 2 2 RA £—& WERmS2 EABRE - TER
TE-RHRER EmRRERE S
Equity instruments at FVTOCI - 29,661 29,661 Level 3 Market approach by applying market multiples The ratio of market capital to net book value from
equity interests in certain unlisted such as the ratio of market capital to net book comparable companies is determined by the mean
companies value from comparable companies and adjusted  of comparable companies as at the valuation date
by discount for lack of marketabilty. (Note )
BRAA BB A2 ERE 2R E=f i EPRAAALRARZMWARRT  AALRAAmEENMEHREFE LR T OAR
TA-RETH EMRRMRE SEAEHRETELR) URRZTHRE  EURARNMEIERE THEEE W)
MEfERTRAE -

Discount for lack of marketability taking into account
the directors’ estimate on the length of time and
effort required by the management to dispose of
the equity interest which is determined as 15% to
20% (Note j)

B RESHERE L ERENT 2B R
ZENEL R - e TEREt c EER

A15%E20%(Hrit)
Derivative component of convertible 404 2,479 Level3 Binomial option pricing model. The fair value is Volatility of the share prices determined by reference to
bonds estimated based on the risk free interest rate,  the historical share prices of the Company (Note /).
discount rate, share price, volatility of the share
prices of the Company, expected dividend yield
and exercise price.
ARGFTETATS E=i “EABRTERS A EENRERRFE - ERERRAARLREEEENREREW L) o
BRE  RE - ARERERE BHREXR
It BE st -
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22. FAIR VALUE MEASUREMENT OF FINANCIAL 22. EWMITAWNAABEEGE)
INSTRUMENTS (Continued)

Fair value of the Group’s financial assets and financial liabilities REEMEEUANABEAENFEESREERS

that are measured at fair value on a recurring basis (Continued) RIBENAAEEGE

Notes: Hiat -

0] The higher the ratio of market capital to net book value from 0] AENBRARZTZEARNEHRMFELER
comparable companies, the higher the fair value of the equity = BRATERNAAREBEINES  RZIA o 3}
instrument, and vice versa. The higher of the discount for lack of CHWGRANEZTEDRS  RATANAREE
marketability, the lower the fair value of the equity instrument, and BIAE » RZINA ©
vice versa.

(i)  The higher the volatility of the share price of the Company, the (i) ARFARERERS  TRREFTEIERS
higher the fair value of the derivative component of convertible WARBEIRS  RZITA - BETERRES
bonds, and vice versa. For the volatility of the share price of PTHETI A AR BEGFEMFEANERRRRE
the Company used in the fair value measurement for derivative IR - B2ENE17(0) °

component of convertible bonds, please refer to note 17(b).

No sensitivity is presented as the directors of the Company considered HRARAESRAR@ESR AR 2 & MEeETe
that the slight change in relevant inputs would not have a significant HARBEELEEATE  WHEZTIHRE -

impact to the fair values.

There is no transfer between different levels of the fair value hierarchy PREFREEA - AR EEERSH 2 BRESE -
during both reporting periods.

Reconciliation of Level 3 fair value measurements BERAAEBEGENE R
Equity
instruments at
FVTOCI
BRAREBETA
Hh2EKEZ
BATH
RMB’000
AREFT
At 1 January 2023 R-_ZE—_=F—H—H 34,971
Fair value loss recognised in other comprehensive income REMEER SRR AL EEESE (5,310)
At 31 December 2023 and 30 June 2024 R-E-_=F+_A=+—HBRE_ZE-_WFEA=1+H 29,661
Details of reconciliation of Level 3 fair value measurement of the ATBRREFTET AR E =R R A BEFENYE
derivative component of convertible bonds are set out in note 17(b). SEIBEERAMIEE17(0)
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22,

23.

FAIR VALUE MEASUREMENT OF FINANCIAL
INSTRUMENTS (Continued)

Fair value of financial assets and financial liabilities that are not
measured at fair value on a recurring basis

Except for domestic corporate bonds, the directors of the Company
consider that the carrying amounts of other financial assets and financial
liabilities recorded at amortised cost in the condensed consolidated
financial statements approximate to their fair values.

The fair value of such financial assets and financial liabilities are
determined based on discounted cash flow analysis, with the most
significant inputs being the discount rate that reflects the credit risk of
counterparties.

The fair value of the domestic corporate bonds with carrying amount
of RMB974,680,000 (31 December 2023: RMB974,291,000) as at 30
June 2024 is RMB956,901,000 (31 December 2023: RMB956,901,000)
with reference to the quoted market price on the Shenzhen Stock
Exchange at the end of the reporting period (the last trading day prior to
30 June 2024).

EVENT AFTER REPORTING PERIOD

One of the borrowings amounted to RMB5,060 million that was due
within one year was subsequently replaced by new borrowings with
facility agreement signed in July 2024.
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22,

23.

ERTANDAEETEE

2

WHREEMEENUAABEFENESREER SR
SENAAEE

BREARRERIN  NRREFRL  EEREEH
BMRARBHER AN Rz Bt eRMEER SRAE
ZIREERE N A BERE

fHSREENSRABNAAEBEDERERRS
MENIERE » EPSEENEABBARRR 5 Y
FEERRMBERE -

BEEEAARKI74,680,000(—E-=4+_#
=+—H: AR%974,291,0007T) E AR B{&E
AR _ZE_MEASNA=ZTHEHNARBEABARE
956,901,000t (ZFE=—=F+=-_A=+—H : AR¥
956,901,00070) 2 ZRHEHR(R W EFE X
A=+ HAIZ&E%R S B)RINELER ST SR

8o
wREHHENEER
HEr—ESREAAREKES 06055 TER —FREIH

MIEEERCARMERERR  IR-_T_MOFLAR
ERE W=
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