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OUR MISSIONS

Contribute quality green living space and services,
lead the trend of a fashionable lifestyle, in order to
become a leader among real estate brands in the PRC
with the most sustainable development capabilities.

OUR VISIONS

Maximize the benefits of customers, shareholders and
staff members whole-heartedly.
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Joy City Property Limited is a large-scale commercial property
developer and operator, focusing on the development, operation,
sales, leasing and management of mixed-use complexes and
commercial properties in the PRC and also the only platform for
commercial property business of the Fortune Top 500 COFCO
Corporation. COFCO Corporation is one of the 53 major state-
owned enterprises under the administration of the Central
Government of China, and has been selected as one of the
Fortune Top 500 for 22 consecutive years. According to the latest
Fortune Top 500 list for 2015, COFCO Corporation’s ranking
jumped from 401stin 2014 to 272" in this year, which made it
become the enterprise with the greatest improvement in ranking.
COFCO Corporation operates various businesses through its
subsidiaries, which are leading enterprises in their respective
industries and in which eight of the subsidiaries are listed in
China or Hong Kong. COFCO Corporation is also one of the 21
state-owned enterprises with the approval of SASAC to engage
primarily in the development, investment and management of real
estate projects, and real estate business is one of its three major
business areas. Joy City Property Limited is the only platform for
commercial property business of COFCO Corporation.
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The Group mainly engages in the development, operation and
management of urban mixed-use complexes under the brand of
Joy City. It also engages in the development, sales, investment
and management of other property projects. The Group has
four business segments, namely investment properties, property
development, hotel operation and property management and
related services. At present, the Group develops, holds and
operates 27 property projects in eight cities, including Beijing,
Shanghai, Tianjin, Sanya, Chengdu and Hong Kong. These
projects include 8 Joy City urban complexes in 7 cities, namely
Beijing, Shanghai, Tianjin, Shenyang, Yantai, Chengdu and
Hangzhou. The Group also has prime investment properties
strategically located in first-tier cities, including Beijing COFCO
Plaza and Hong Kong Top Glory Tower as well as high quality
properties for sale, namely Shanghai Joy City ¢ Joy Mansion
One, and Brilliant Villa in Hainan. The Group operates a number
of international high-end luxury hotels, including Waldorf Astoria
Beijing, W Beijing-Chang’an, The St. Regis Sanya Yalong Bay
Resort and MGM Grand Sanya. The above outstanding property
projects of the Group are strategically located in central districts
of first or second-tier cities with good investment and appreciation
potentials.

Looking forward, the Group will give full play to its unique
competitive advantage by maintaining the “two-wheel-drive
business strategy of holding and selling properties” and adhering
to the main development pipeline of developing mixed-use
complexes under the brand of “Joy City”. Leveraging on the great
support of COFCO Corporation, the Group will further penetrate
into the strategic cities and foster core products. With reformation
and innovation as its driving force, the Group will also reinforce
its established strengths and develop new momentums, so as to
continue to enhance its core competitiveness and bring Joy City
Property into the new era of innovative development. Meanwhile,
the Group will persevere with the spirit of “young, fashionable,
trendy and quality” of the Joy City brand to lead the new trend of
urban lifestyle of China and the new direction for the development
of the real estate industry. It is a mission of the Group to help the
development of cities in China and become a leading complex and
commercial property developer in the PRC.
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Beijing * L

Xidan Joy City ® 788 KR

Chaoyang Joy City ® ZAFZ KR

Beijing COFCO Plaza * it R 12 EH
Andingmen Project © %7 918 B

Waldorf Astoria Beijing ® 1t 7 2 8 & K8 /5
W Beijing-Chang’an ¢ it R R ZHW/E/E

Tianjin - X&
Tianjin Joy City ® K2 AR

Sanya . =3

The Signature ® #%29

Brilliant Villa * 82)% |7 2%

Hong Tang Wan, Hainan e 41 4% &

The St. Regis Sanya Yalong Bay Resort ® = anan g /&in & B EBE
MGM Grand Sanya ¢ = S5 iEE REE

Cactus Resort Sanya By Gloria ® =258l A 2 E Bif 5
Yuechuan Plaza * AJI|XE

Yalong Bay Mountain Ocean Park ® 35 & /& 1| /& {57
Shanghai - Lif§

Shanghai Joy City ® /& X175

Fraser Suites Top Glory Shanghai ® /&5 F X EAE
Ocean One * B2

Joy City Property Limited Interim Report 2015

Hangzhou - i \
Hangzhou Joy City ® f)N K123k

Nanchang - B8
Gloria Grand Hotel Nanchang ® & & Sl 3 AR &

Suzhou - &M i
Gloria Plaza Hotel Suzhou * # /N 368 5

Shenyang - &EB
Shenyang Joy City © J&FZ AR5

Yantai - B& \
Yantai Joy City ® & & X153

Chengdu - Ri#f
Chengdu Joy City A #BA 1R
Chengdu Shine City © A% &+ Z BER

Hong Kong - &i#
Hong Kong Top Glory Tower * & B A& 0
11th Floor of Hong Kong World-Wide House * &SR AE11E
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From Wechat, big data system, experimental marketing and
today’s 020, Joy City never stops to innovate. In the “3.8
Lifestyle Festival” of 2014, Joy City and Alibaba jointly made a first
attempt in launching mobile payments with Chaoyang Joy City
and Shanghai Joy City as the pilot projects. The parties provided
consumers with a brand new shopping experience and shopping
offer by exchanging online and offline resources. On the day of
the event, total sales and number of visitors of the two Joy City
projects were 52.6% and 20.7% higher than those of the previous
Saturday respectively, which demonstrated that the new spending
festival and payment experience received wide recognition
from consumers. Since 2013, Joy City has implemented the
“E-strategies of Joy City”, of which “E” represented three aspects,
namely efficient, experience and electronic. Joy City’s cooperation
with Alibaba in the “3.8 Lifestyle Festival” was to make an initial
attempt on launching mobile payments, which signified the
implementation of the “electronic” strategies.

A comprehensive big data system, which covers from the
POS system and visitor counting system of Joy City to the
establishment of the unified national membership system,
is fundamental to ensuring Joy City’s opening up of mobile
payments. Starting from 2015, we have gradually opened up the
online to offline closed loop system by implementing POS system
modification, account management for financial system and
cashier training for tenants’ staff at Joy City projects, which ensure
the successful resolution of a series of crucial problems on book
entry, account management and rebates. At present, Joy City
can be well aware of the transactions carried out by its tenants,
whether such transactions are settled in cash, or by way of credit
cards, third parties, or mobile payments. At the same time, all
consumers’ behaviors for mobile payments will be recorded and
used as an important basis for analyzing the changes in behaviour
of young consumers.

According to the analysis, it is noted that the critical issues of
attracting more visitors and increasing sales could be solved
by exchanging online and offline resources. Leveraging on the
diversified Internet thinking, a broader O20 experience platform
could also be established for Joy City in the Internet environment,
which attracted the attention of more target consumers. This
shows that we have taken the initiative to strengthen our leading
and innovative pioneer position in the industry.
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Xidan Joy City and Tencent Inc. 020 shopping mall jointly made a J%f—;i{j‘
first attempt in launching “WeChat payment”. 1ﬂ - A

BERRRE S BARRER TBYTOERFEE BEXM -

During the Crazy Offer Festival (KZ ) held on 1 May, Shenyang Joy City guided visitors to use the “shake” feature
to obtain information on the event by setting up offline Beacon point. Visitors can browse through the interesting H5
featured page instead of reading the traditional hard copy of direct mail leaflet and forward such information to their
friends to earn the rewards. Meanwhile, this can also draw the attention of the online social community to campaigns
organized by Shenyang Joy City.
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- @B4R TBeaconBi 7 $lizk  51E 7|
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= if%&?f{ﬁﬁ\ﬁz . On 8 March 2014, Chaoyang Joy City and
Kﬁlﬁ&éégfzﬁ’ Alibaba jointly made a first attempt in launching

mobile payments in a bid to explore the 020
market. On the “November 11” sales day in
2014, Chaoyang Joy City launched the online
platform “Future Online Store (A& E)”, which
enabled the organic integration of “store” and
“online platform” by offering O20 shopping
experience. In March 2015, Chaoyang Joy
City further collaborated with “Baidu Takeout
Delivery” to make progress in its connection with
online platforms.

20143 A8H @ FABARPEMNBEEAE - VIEB BN - FIHKRER020 : 20145 &+ —"HifH - HBRIRWIEL R EF
B——"ARREE G BRODEBEGTRBETT —RE R E NERES 20156538  IBARBBRIEFHEIE -
BT B8 -

4”*&?;%"#- O Tianjin Joy City developed its definite
= 0 ] T

ERESEMR : physical business into an indefinite
membership platform by establishing
Taste Good. Taste Good comprises
an online shopping mall and offline
physical stores, and is the first
020 member experience platform
nationwide.

RERBEHEERRANERDENRS
BERONHFE  RRAEBEME
REBHAAPR EEHMGE T ERES
K REBEERO20® E8ETA -

“E-REhHRE ARBEFR AR



Joy-Full Ocecasions 1 %

[T

E I AR

it L3
Ny N R
bR

Shanghai Joy City set up the
“Intelligent social platform”
based on the integration
of WeChat public account,
PC official website and App
terminal to enhance members’
experience. In the first month
upon the launch of WeChat
@ N . electronic membership, the
la= .' @ number of registered members
i / reached over 10,000, resulting

in a great success of 020

B marketing at nil cost.
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Yantai Joy City established B L k#ES
a platform with reference N

to the “fan economy”

based on the Social CRM Social CRM of Yantai JOYCITY

theory, and put forward the ) i - ———
Social” Makes Difference ren a)

core innovative concept
of “developing a new ‘fan o O
economy’ for traditional & =1 2 L LI

industry with social media”.
It has organized various
events to gradually integrate

-
its resources to upgrade ol ﬁﬂﬂﬁﬁlﬂﬁ

i

ARE
the platform. In particular, e
the Great Deal sales event !Eﬂﬁr ETX8HE.
20005 2 WANE. CRHERE.
held on 1 October has —REr AR

opened up the WeChat
payment channel while the
“November 11” sales day
has opened up the Alipay
dual channel.
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The general CRM analysis model focuses on analyzing customers’
contribution, while the RFM model is an important tool and
means to measure customer value and customer profitability and
emphasize the differentiation of customers into different levels
based on their behaviours. Therefore, the RFM model is able to
illustrate all consumption behaviours of a customer in a more
dynamic manner. It describes a customer’s value condition with
three indexes, namely his/her recent purchase behaviour, general
frequency of purchase and money of consumption. Such model
provides an important basis for personalized commmunication and
services and also offers supports to more marketing decisions.
Under the RFM model, R (Recency) is a measure of how recently
customers make a purchase; F (Frequency) is a measure of how
many times customers purchased in a specific period of time; and
M (Monetary) is a measure of how much money customers have
spent for their purchases in a specific period of time.

Members of Joy City are classified into 20 levels based on
their RFM values. Such member classification allows a clear
comparison among consumers of all levels. The targeted
customers of Joy City are emerging middle class people
aged 18 to 35 who are young and fashionable. According to
the characteristics of Joy City members, we assign different
weightings to three dimensions of RFM and carry out a more
accurate analysis on the consumption behaviour of members with
different weightings of each dimension. The visiting frequency of
Joy City members is the most valuable among the three factors.
Such factor can also show the loyalty of members, which is more
in line with the characteristics of Joy City members.

The Company assesses the value of Joy City members using
the RFM model and adopts marketing strategies based on levels
of members to enhance the value of members and stimulate
members to make a purchase, thereby continuously enhancing the
consumption contribution and loyalty of members.
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Customer Positioning of Joy City Kt83%% #f € fi

Emerging Urban Middle Class

The Core Consumer Spending Power
of a city

T B3R T A A
L AN =k~

S—

Who have a greater discretion on the dispos:e
income

PSR ABRE X REE

: Who have been well educated, and have
. | :
Aged : bold consuming sense

18-35;

I BEFNHE - EREAEEER R

Who pursue quality life with attitudes,
Emerging Middle Class ! willing to pay value-added products and services

e A | RERE AEERREALS
MRTERG S e

Who are strongly aware of brand values,
who love to try new and trendy products
b FIB 2B MR B - BRI S SR B R B 2 qn AN AR 75
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Item

Revenue

Includes:

Gross rental income from
investment properties

Property development

Hotel operations

Service income for primary
land development

Property management and
related services

Other property related service
income

Gross profit

Gross profit margin (%)

Profit attributable to owners of
the Company

Total assets

Equity attributable to owners of
the Company

Basic earnings per share (RMB cent)

Net debt to total equity (%)
(Note 2)

Notes:

1.

2.

Changes in percentage

1HH

A
o

S UE BTN T
L

L

T — A B

Y% &2 R AR AR
H o BB

EH
EME(%)

RABIAAE RS EF

BERRE
AARIAEREED

BREABNARED)

FABEGBESIEE(%)
(FtzE2)

Net debt to total equity = (Interest bearing bank loans + Guaranteed Notes +
borrowings from fellow subsidiaries and ultimate controlling shareholders —
cash and bank balances - restricted bank deposits)/total equity

Joy City Property Limited

Interim Report 2015

Six months ended 30 June
BEAA=1THLEAEA

2015 2014
(unaudited) (unaudited)
(restated)
—T-mEF
(REgEZ)
(s&E7)
RMB’000
ARETTT

—E-FEF
(REER)

RMB’000
ARBT

2,986,563

979,996
1,243,588
517,320
14,355
143,150
88,154

1,804,761
60.4

1,312,269
68,038,169

19,763,780

13.7

65.2

Wi

1. BokzE

2SS

9.6

-77.2

15.0

109.0

0.5

11.0

-27.4
-1.5(F5E1)
(Note 1)

-54.6
1.4

27.7

-64.2

-1.8(FfzE1)
(Note 1)
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REVENUE (RMB million)
BA (AREEET)
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2,500
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1,000
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GROSS PROFIT MARGIN (%)

ERE (%)
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2014.1-6

(restated)
(#&E5)

2014.1-6

(restated)
(#==E5)

2015.1-6

2015.1-6

Financial Highlights B4 %

RECURRING REVENUE (RMB million)
FHEEBA AREEET)

2,000
1,600
1,200

800

400

2014.1-6 2015.1-6

(restated)

(8 E71)

EQUITY ATTRIBUTABLE TO THE
OWNERS OF THE COMPANY (RMB million)
EAFIRBERGEE \REasET)
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(restated)
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The Group is Determined To

Adhere to the Urban Complex
Strategy Under its Brand “Joy City”,
and at the Same Time,
Development stick to the Two-
Wheel-Drive Strategy of “Holding
Plus Selling”, Lead a Trend of
Fashionable Lifestyle by Providing
High Quality, Green Living Spaces
and Services, and Become a Leader
Among the PRC Real Estate Brands
with Sustainable Development
Capabilities!
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In the first half of 2015, the easing measures issued by the central
bank have boosted the supply and demand of the real estate
market, and in particular, transaction volume picked up while
prices were stabilized in the residential property market. The real
estate market has been improved in general. However, against the
backdrop of the complicated domestic and international economic
environment and the increasing pressure on the industry, on the
one hand, investments in real estate development remained on a
downward trend in terms of year-on-year growth while the industry
continued to grow steadily with a new development trend. On
the other hand, given the unbalanced economic development,
industrial structure, population distribution and stimulation of
policies, city differentiation has become increasingly obvious. The
industry will continue to undergo intensive adjustment and the
market will be increasingly competitive. Faced with the profound
changes in economic and industrial environment, the Group will
maintain the “two-wheel-drive business strategy of holding and
selling properties” and adhere to the overall annual approach of
"improving profits and maintaining sustainable development by
optimizing structure and refining management". In this regard,
the Group will further penetrate into strategic cities, enhance the
competitiveness of its products and enrich its land bank, so as to
lay a solid foundation for the successful completion of the annual
target and sustainable development in the future.

For the six months ended 30 June 2015, profit attributable to
owners of the Company amounted to RMB596.3 million and basic
earnings per share amounted to RMBO0.049. The year-on-year
decrease in profit was mainly attributable to the lesser increase in
the fair value of the Group’s investment properties as compared
to that for the corresponding period last year; the decrease in
revenue from the sales of the properties which was due to the
decrease in the total gross floor area sold and delivered by the
Group; and the relevant costs and expenses which has yet to be
covered by the revenue incurred from the Group’s hotel projects
newly put into operation during their early development stage.

Chairman’s Statement 3% #t#%
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Chairman’s Statement 3% #t %

— As of 30 June 2015, the Group
had six Joy City projects and five leased properties in Beijing,
Shanghai, Hong Kong and Sanya, together with its projects under
construction and preliminary projects, such as Chengdu Joy City
and Hangzhou Joy City. The total number of visitors of those
six Joy City projects in operation amounted to approximately
54 million visitors, representing a year-on-year increase of
approximately 11.3%. Rental income amounted to approximately
RMB867.8 million, representing a year-on-year growth of
approximately 14.5%. Under the guidance of refined management,
Joy City fully enhanced its core competitiveness by product
innovation, big data management, integration of O20 platform
and standardized control system. Amidst slowdown in domestic
economic growth and loss of traction in consumption growth, Joy
City projects managed to maintain a rapid growth in visitors and
revenue, further showcasing their vivid strength and outstanding
operation capabilities.

— As of 30 June 2015, the Group focused
on the continued enhancement of competitiveness of the projects
for sale and delivering quality residential projects. Properties
launched in the period had a brand influence and sound brand
name in local markets. Brilliant Villa project recorded a contracted
amount of approximately RMB587.4 million in the first half of the
year, which made it maintain its leading position in the regional
market. Meanwhile, as an urban complex residential project, the
development of Shanghai Joy City Phase 2 — Joy Mansion One will
significantly enhance the market influence of the Group in first-tier
cities in the future.

— As of 30 June 2015, the Group had a total
of approximately 3,079 guestrooms in its hotels, most of which
are international high-end luxury hotels. Despite the overall
unfavorable market environment of the hotel industry, the hotel
management achieved good performance. Revenue amounted
to approximately RMB595.0 million, representing a year-on-year
growth of approximately 15%. This showed that the hotels of the
Group had an increasing influence on the regional market.

— The Group
continued to adhere to its customer-oriented strategy and
maintain its leading positions in the commercial property service
industry. With refined management as well as implementation of
energy saving and emission reduction at commercial properties,
the Group continued to create value from management and
services.
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— The Group highly valued the management of its
land bank. In addition to public tenders, the Group has also taken
a proactive approach in acquiring lands through acquisitions,
cooperation and mergers. It sought to attain land plots for high-
quality complexes or land plots of mixed natures that include
certain proportion for commercial use, with a view to actively
enriching its land bank. In the first half of 2015, the Group has
successfully acquired a piece of land located in Gongshu District,
Hangzhou for the Joy City complex, which increased the land bank
of the Company by approximately 310,000 sgm.

— The Group consistently implemented prudent
financial policies. As of 30 June 2015, the net debt to total equity
ratio maintained at a level below 65%. The Group focused on
optimizing debt structure. Among the interest-bearing debts,
approximately 30% was foreign borrowings in HKD or USD and
70% was domestic RMB loans. Finance costs continued to
decline. In the first half of 2015, the weighted average finance
costs of the interest-bearing debts of the Group amounted to
5.8%.

Although macro-economic growth will slow down along with the
structural change, monetary environment will remain robust but
easing, which will in turn create a favourable macro-environment
in general. Under such situation, it is expected that the real estate
market will be likely to continue to recover in the second half of
the year. Investments in development will maintain a stabilized
growth, but segmentation adjustment in the market will continue.
Looking forward, with the government policies to stabilize housing
consumption and promote a long-term, healthy and stable
development of the real estate industry, the real estate market
will gradually restore its stability after experiencing a period of
volatility. Such policies will also support the further development of
the Group in the future. In the face of the unexpected challenges
in the industry, the Group will take the initiative in exploring new
mode of development, developing new ideas, and identifying
unconventional development opportunities, such as mergers
and acquisitions and tapping internal potential, while engaging
in conventional development. The Company will also further
penetrate into key cities, foster core products and focus on core
competitive advantage with an aim to continuously enhance its
corporate value and market position.
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During the annual plenary sessions of the National People’s
Congress and the National Committee of the Chinese People’s
Political Consultative Conference in 2015, Li Kegiang, Premier
of the State Council, stated that urbanization is an essential
part of modernization of the PRC, and given the rigid demand
for real estate in the long run, it is inevitable for the real estate
market to experience bouts of volatility for a certain period. It was
also stated that the PRC government aims to maintain a steady
and healthy development of real estate market in the long run.
Under such backdrop, the central bank successively lowered
the required reserve ratio and interest rate in the first half of the
year to lower the barriers for granting credit. Besides, adjustment
to the business tax exemption period was made for the transfer
of residential housings among individuals in a bid to establish a
loosened market environment, while long-term mechanism was
under proactive optimization. Local governments also drafted in
help by introducing a series of policies to stimulate demand and
bring down inventory level, such as loosening the restrictions on
housing provident fund and provision of financial subsidies. Under
keen support on boosting demand for improved housing and the
confluence of various policies, the real estate market has basically
veered off the road to gradual recovery. From the perspective
of real estate market operation, in respect of land market, high
land cost and increasing price differences among cities in the
first half of the year fuelled up the sustained surge of the sizzling
market in first-tier cities and popular second-tier cities. In respect
of commercial properties, market competition intensified along
with concentrated launching of commercial projects as well as
aggravating homogeneity of commercial complexes and malls in
recent years. Meanwhile, e-commerce also rode on the evolving
advancement of the Internet and has been posing increasing
competition with substantive business operations. In respect
of residential properties, transactions gradually revitalized while
price also bottomed out and stabilized under various favourable
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policies. On top of the rigid demand from first-time home buyers
and first-time upgraders, improved housing in first-tier cities
and popular second-tier cities also witnessed progressively
keen demand. From the perspective of industry competition,
the entry barrier for TOP ranking for the domestic real estate
industry has climbed up over years, with market share being more
concentrated in leading enterprises. All in all, strengthening of the
strongest would become a “new norm” for competition in the real
estate industry.

In the face of such transformation of industry norm, a number of
domestic real estate enterprises undergo reform and innovation
via various means, such as optimization of business structures,
changes in operation model, reform on management mechanism
and innovation in financial products. Reform and innovation to
cope with the challenges brought along by the new norm is the key
to clinch sustainable growth and competitive edges.

During the period under review, the Group’s management
team adhered to the core goal of continuous uplift of ROE
with focus on its four principle segments, namely investment
properties, property development, hotel operations and property
management and related services, under the overall annual
operation approach of “improving profits and maintaining
sustainable development by optimizing structure and refining
management”. From the perspective of overall results
performance, in the first half of 2015, the operating results of all
segments were stable, while project operation and construction
progress were basically in line with expectation.
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— During the period under review, the
Group had a total of 14 investment property projects in cities
such as Beijing, Shanghai, Hong Kong and Chengdu, including
office buildings, retail properties and serviced apartments, and
the overall operation was satisfactory. Six Joy City projects in
operation recorded a total of approximately 54 million visitors and
rental income of approximately RMB867.8 million, representing
year-on-year growths of 11.3% and 14.5%, respectively. In
particular, Shenyang Joy City recorded an aggregate sales of
RMB631.0 million, triumphing after upgrade, and Tianjin Joy
City recorded an aggregate sales of RMB1,103.6 million by
boosting visitor growth via innovation, representing year-on-
year growths of approximately 61.8% and approximately 20.1%,
respectively. Amidst slowdown in domestic economic growth
and loss of traction in consumption growth, Joy City projects
managed to maintain a rapid growth in visitors and revenue,
further showcasing their vivid strength and outstanding operation
capabilities.
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— During the period under review, the
Group had a total of 12 development projects in cities such as
Shanghai, Sanya, Chengdu and Tianjin. Among these projects,
Brilliant Villa in Hainan is situated in the prime location of Yalong
Bay in Sanya with unrivalled scenery, and was well received by
the market once launched; the Joy Street of Chengdu Joy City is
currently the only commercial property in sale among all Joy City
projects, and its value was also well recognized by the market;
Hongtang Bay project in Hainan as well as office buildings in
Tianjin and Chengdu are still in construction stage, and are under
smooth progress as scheduled.

— During the period under review, the Group
conducted thorough analysis on market demand and adjusted
its operation strategies in a flexible manner. Hotel operations
managed to keep up a stable performance in spite of huge
operation pressure on high-end hotels, while gaining an elevating
reputation in respective regions. During the period of Boao
Forum for Asia in 2015, MGM Grand Sanya successfully received
a number of government officials from various countries, such
as the presidents of Zambia, Nepal and Indonesia; Waldorf
Astoria Beijing successfully undertook campaigns for high-end
brands including Bvlgari, J.P. Morgan and Patek Philippe; and W
Beijing-Chang’an kept in step with the vogue frontier by holding
astonishing events, such as Chang Chen-yue SPG concert and
fashion show for independent designers, rapidly gaining the status
as an influential chic landmark.

— The Group
adhered to its customer-oriented strategy and remained as the
benchmark for commercial property service sector. With detailed
and excellent management, the Group implemented energy
conservation and emission reduction in its commercial properties,
and continued to create value from its management and services.
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As of 30 June 2015, the shopping mall of Beijing Xidan Joy
City maintained steady results in which sales amounted to
approximately RMB2,049.2 million which represented a year-on-
year growth of 28.2%, with an occupancy rate of approximately
93% and approximately 13.21 million visitors. During the period
under review, with respect to operation, Xidan Joy City achieved
a win-win condition with tenants and continuously consolidated
its leading position in the industry with a continued and precise
replacement of brands. In the first half of 2015, five of the 26
newly contracted brands are Beijing exclusive, which continued
to maintain the proportion of exclusive brands of the mall.
Meanwhile, nationwide top sales stores such as H&M and ZARA
are refurbished and reopened, continuously driving the growth
of the number of visitors. During the period under review, the
operations of office building and apartment hotels of Beijing Xidan
Joy City maintained good operating conditions.
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Shenyang Joy City is located at the east of Shenyang Zhong
Street, a popular commercial pedestrian street in Shenyang,
comprising shopping center, residential apartments, car park
and other recreational facilities. Shenyang Joy City consists
of A, B, C and D wings and Wal-Mart Supermarket, which are
connected by a commercial pedestrian street of 600 meters in
length that adjoins Zhong Street. As of 30 June 2015, the overall
performance of Shenyang Joy City was significantly improved, in
which sales amounted to approximately RMB631.0 million which
represented a year-on-year growth of approximately 61.8%,
with an occupancy rate of approximately 93%. During the period
under review, the first Apple Retail Store in the Northeast opened
at Shenyang Joy City. On 1 May, the “Crazy Offer Festival” was
held, at which the store recorded a single-day sales volume of
over approximately RMB15.50 million, representing a year-on-year
growth of 270%, with over 130,000 visitors in a single day.
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Chaoyang Joy City is situated at the prime location of Chaoyang
District, Beijing, and has been a landmark of East Beijing business
circle leading the fashionable lifestyle of the district. As of 30 June
2015, sales of Chaoyang Joy City amounted to approximately
RMB1,301.7 million, representing a year-on-year growth of 5.3%;
occupancy rate was 99%; and the number of visitors reached
approximately 10.91 million. During the period under review, the
retail and catering portfolios of Chaoyang Joy City were further
upgraded with the introduction of Apple Store, fashion brands
such as Hollister and Jill Stuart, and catering brands established
by celebrities such as Mr. J and Nice Meeting You, as well as
various promotional campaigns, which significantly boosted up the
operating results and market reputation of the project.

Tianjin Joy City is located in Old Town, Nankai District, the central
district of Tianjin. As of 30 June 2015, sales of Tianjin Joy City
amounted to approximately RMB1,103.6 million, representing a
year-on-year growth of 20.1%; occupancy rate was approximately
99%; and the number of visitors reached approximately 10.91
million. During the period under review, Tianjin Joy City adhered
to the concept of comprehensive product innovation and service
innovation. By upgrading the creative indoor and outdoor themed
street, the featured O20 member experience center “Taste Good”
was established to effectively enhance the market influence and
popularity of Tianjin Joy City.
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Shanghai Joy City is located in Suhewan District, Shanghai, and
is adjacent to the well-known commercial district on Nanjing Road
East. As of 30 June 2015, sales of the Shanghai Joy City Phase
1 amounted to approximately RMB215.5 million, representing
a year-on-year growth of 8.5%; occupancy rate was 97%;
and the number of visitors reached approximately 2.88 million.
During the period under review, Shanghai Joy City attracted a
large number of visitors by organizing a variety of promotional
campaigns, such as “We are Le Petit Prince” themed exhibition,
the “Incredible” succulent plant exhibition, and the “Super Mario
30th Anniversary”, which continued to improve the performance of
the project.

Shanghai Joy City Phase 2 is expected to commence operation in
December 2015 and the solicitation of tenants went smoothly.
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Yantai Joy City

Yantai Joy City is located in Zhifu District, Yantai and situated
on the only onshore land parcel in the Yantai Central Business
District. As of 30 June 2015, sales of Yantai Joy City amounted
to approximately RMB295.9 million; occupancy rate was 94 %;
and the number of visitors reached 5.325 million. During the
period under review, Yantai Joy City organized a series of featured
activities, such as “Love & Love” Valentine’s Day event, Taiwan
Food and Culture Festival, “Back to 1980s Yantai Memorial
Exhibition” and “Pleasant Goat” exhibition, significantly enhancing
its image and reputation.

30 Joy City Property Limited Interim Report 2015

BEES

& Yantai Joy City E& KR,

N

BEERRRUREEMERE  LEEEHERD
B —F gt - E T —HEXA=1+H -
BAERRMEEBBNARE2050FE L » HAR
94% * Bm=E532.58 A - BIEHIA @ E&KXIRH:E
BER SRR MOTIBASES  ZEERX
b&h -~ [EE1980'sEEATBEERE] - [EFF]
FTEBRE—RIEGEE - NEREATHEFRM
MEE -



Management Discussion and Analysis % P& it & 23

Chengdu Joy City is located in Wuhou District, Chengdu. Situated
in the Outer Shuangnan luxury residential area, it is part of an
emerging commercial district in Chengdu. Chengdu Joy City will
position itself as a commercial complex that provides a variety
of experiences and amenities combining dining, entertainment,
shopping and leisure in to one. It is expected to commence
operation at the end of December 2015 and the solicitation of
tenants went smoothly.

Hangzhou Joy City is located in Gongshu District, Hangzhou,
Zhejiang Province, with a planned gross floor area of
approximately 500,000 sgm. It will comprise four elements,
including shopping mall, waterfront area, commercial landmark
and themed luxury residential development, and become a multi-
functional, fascinating and innovative urban complex. During
the period under review, the preliminary works of the project
progressed smoothly.
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Beijing COFCO Plaza is located at Changan Street, Beijing. Its #RHREBUAILLRTELZEH L - wBUES
excellent location is one of the preferred office premises for # @ EBRARINNEZARERB AN ERER L — o
domestic and overseas well-known enterprises in Beijing. During EEEER @ PRESSFE T HBRLETLI% -
the period under review, the average occupancy rate of office FRREZEWHOLTHHBAERT1%  HE W AEBH
premises of COFCO Plaza was approximately 74% and the &K -

average occupancy rate of shopping mall of COFCO Plaza was

71%. Rental income also attained a steady growth.

Fraser Suites Top Glory Shanghai is located in the financial district E/SBFEREABMR B ARTEERE
of Lujiazui, Pudong New District, Shanghai. Enjoying beautiful ~ BiE & RIREx - RBEEHE R LEMBELRE
scenery and convenient transportation, it is a top-grade luxury JBERREAEIEE - BEHA - EFEFEREE
serviced apartment project in Shanghai. During the period under ABEEEERLT @ FHHMAEL89% » FHEEA
review, Fraser Suites Top Glory Shanghai achieved satisfactory  E#1,9607t, /1% °

operating results with an average occupancy rate of 89% and an

average rent of RMB1,960 per room per night.
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Hong Kong Top Glory Tower is situated in Hong Kong’s busiest
business district — Causeway Bay, with a favourable geographical

o location. During the period under review, it achieved good
performance in all aspects. During the period, Hong Kong Top
Glory Tower had an average occupancy rate of approximately 87%

F and an average rent of RMB385 per sqm per month.

REHL

5‘ e
BABAPOLERNESREERERIEL - BELEHAMIEA
B EESAN SHTEAIRSEREES - BN - BB O FHH
&, Hong Kong Top Glory Tower &8 BRI FARA87%  FHME AREES85T,FHK, A o

11th floor of World-Wide House is an office space for rental

purpose. During the period under review, the property had an o
average occupancy rate of 100% and an average rental income of
RMB470 per sgm per month.
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», 11th Floor of H ong Kong World-Wide House
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Yalong Bay Mountain Ocean Park is located in
the Yalong Bay National Tourism and Resort
District. It is expected to consist of six themed
parks, offering activities such as butterfly
watching, sightseeing, mountain trekking and
water sports. During the period under review,
the construction work of the project progressed
smoothly.
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The project is located at the central district of Yalong Bay,
Sanya, set in the wonderful landscape of mangrove wetland park.
Adjacent to Yalong Bay Golf Club and Sun Valley Golf Club, the
project is also next to the Tropical Paradise Forest Park, which
makes it enjoy geographical advantages. During the period under
review, the contracted amount of the project was approximately
RMB587.4 million.
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The project is located at the high-end resort district in Hong Tang
Wan, Hainan. Adjacent to the Tianya Haijiao scenic area and
Nanshan Buddhism Cultural Tourism Zone, the project integrates
small town atmosphere and coastal view. The site area of the
project was approximately 149,800 sgm, and is currently in the
design stage.

HAMRNEHARESHARERRR - BBXESAREMAE WL FH
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73K BRTIERET ZRARATREER ©

Joy Street is the only saleable outdoor commercial district among
the exisiting Joy City projects and complements each other with
Joy City. It successfully achieves the business model which
combines selling and holding properties. The site area of the
project was approximately 8,500 sgm and the planned gross floor
area was 25,500 sgm. Positioned under the theme “JOY CITY,
JOY PARK” of Chengdu Joy City and taking into account of the
consumption characteristics of Chengdu’s citizens, Joy Street
is developed as a “24-hour Open” high-fashioned street district.
During the period under review, the contracted amount was
RMB106.7 million.
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Hangzhou Joy City e Joy Mansion

Joy Mansion is the ancillary residential project of Hangzhou Joy
City complex. The project is conveniently located at the south of
Gongshu District, Hangzhou, with comprehensive education and
commercial ancillary facilities nearby and splendid landscapes.
The planned gross floor area of the project was approximately
283,700 sgm. The project is currently under construction.
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Shanghai Joy City e Joy Mansion One

Joy Mansion One is located at Suhewan, Zhabei District. The
project is conveniently located near the Qufu Road Station of Lines
8 and 12 of Shanghai Subway. Suhewan area will be developed
into a world-class waterfront core business district of Shanghai in
the future. The site area of the project was approximately 27,812
sgm and the planned gross floor area was approximately 61,350
sgm. It is positioned as a high-end residence with waterfront view.
The project is currently under construction.

E/BAXIEH - KIE—5E

R —RALA B EEOTE - FRibiEs « 125R R R B B IR YL - B
EBF] - RREER EAFITER LSRR GEKZOEEE - BB
HEFEA27,812F 5K + REIBZEEIELG1,350F 75K B AR In
EKSEBUETE - BRIEREESRF o

[@F:F: ]

o Shanghai Joy City + Joy Mansion One
T ERRIRE - RIRER

Hotel Operations

The St. Regis Sanya Yalong Bay Resort

The St. Regis Sanya Yalong Bay Resort is located in Yalong Bay
National Tourism and Resort District in Sanya, Hainan, and is a
first-class luxury resort hotel managed by Starwood Group.

During the period under review, the resort further integrated
the resources of yacht, mangrove canoeing and children golf
courses, and carried out focused promotions thereof. Meanwhile,
events that have high influence on the industry, such as Vera
Wang fashion show, were also held. As of 30 June 2015, the
average occupancy rate of the resort was approximately 63% and
the average room rate was RMB2,755 per room per night. The
average revenue per available room was RMB1,709, which made
it rank among the top resorts in the same district.
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MGM Grand Sanya is located at the center of Yalong Bay National
Tourism and Resort District in Sanya, Hainan.

During the period under review, MGM Grand Sanya successfully
served the presidents of Zambia and Nepal as well as political
leaders from different countries during the period of Boao Forum
for Asia 2015. With excellent facilities, world-class wonderful
services and cuisines, MGM Grand Sanya received praises from
VIP guests, and was awarded the title of “Excellence in Receiving
State Leaders Hotel” from Foreign Affairs Office of Hainan. As of
30 June 2015, the average occupancy rate of the hotel was 72%
and the average room rate was RMB1,575 per room per night. The
average revenue per available room was RMB1,285, ranking the
forefront among its competitors.
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& Waldorf Astoria Beijing 1t 5 ZR:E & B E

Waldorf Astoria Beijing is located in the prime area of the Wangfujing commercial district in Beijing, and is under the
operation and management of Hilton International Co., Ltd., a famous international hotel management company.
Waldorf Astoria is a premium brand with over a hundred years of history under Hilton.

During the period under review, Beijing Waldorf Astoria successfully hosted Leehom Wang new album conference,
Prada alley private sale and exhibitions for Bvlgari, JP Morgan Chase and Patek Philippe etc. In addition, the hotel
also successfully held a series of major events such as “AustCham Appreciation Dinner”, which further enhanced the
influence and recognition of the hotel in the high-end market.

As of 30 June 2015, the average occupancy rate of the hotel was approximately 39% with an average room rate of
RMB2,107 per room per night. The average revenue per available room was RMB810.
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W Beijing-Chang’an is located at Jianguomen District in the
center of Beijing, and is a luxury hotel operated and managed by
Starwood Hotels and Resorts Worldwide, Inc.

During the period under review, W Beijing-Chang’an held the
“World premiere” and a variety of brilliant activities like Chang
Chen-yue SPG Concert, independent designer fashion shows etc.,
which made it become the fashion gathering place in Beijing.

In addition, W Beijing-Chang’an won various major awards at both
international and domestic level, including the “Best Design Hotel
for the Year” of China Travel & Meeting Industry Awards 2015 from
Travel Weekly China.

As of 30 June 2015, the average occupancy rate of W Beijing-
Chang’an was approximately 36% with an average room rate of
RMB1,387 per room per night. The average revenue per available
room was RMB476.
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Land Bank

In respect of land reserves, the Group continued to put more
efforts in acquring lands, which are the core resources of the
Group. In addition to public tenders, the Group emphasizes
unconventional channels like acquisitions, cooperation and merger
to acquire land. In the first half of 2015, the Group obtained,
through acquisitions, a piece of land located in Gongshu District,
Hangzhou for the Joy City complex. The additional land reserve
was approximately 310,000 sgm, which effectively improved the
sustainable development ability of the Group.

FINANCIAL REVIEW

Company’s Overall Performance Review

For the six months ended 30 June 2015, the Group’s operating
revenue was RMB2,224.3 million (corresponding period of 2014:
RMB2,986.6 million), representing a year-on-year decrease of
25.5%, mainly due to the decrease in revenue from sales of
properties as a result of the shortage of properties for sale which
can be accounted for.

For the six months ended 30 June 2015, the profit of the
Group was RMB706.7 million (corresponding period of 2014:
RMB1,613.9 million), of which the profit for the period attributable
to shareholders of the Company was RMB596.3 million
(corresponding period of 2014: RMB1,312.3 million).
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Revenue

For the six months ended 30 June 2015, the Group’s revenue
amounted to RMB2,224.3 million, representing a drop of 25.5% as
compared to RMB2,986.6 million for the corresponding period of
2014.

W &=
BE_Z—RAFAA=1THIEER  AEBEA
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s —

2,986.6F & 7T [f&25.5% °

Six months ended 30 June

BERA=TRLEREAR

2014
2015 (unaudited)
(unaudited) (CHEE))
—E-HF —ZT g
(RBER) (REEEZ)
(1 E7)
Percentage Percentage
of total of total Annual
RMB’000 revenue RMB’000 revenue Change
Revenue by HHEBAZ HHBIRAZ RE#
Business Segments AR®BTR HBIHk(%) ARETT BHH(%) BAK(%)
Investment Properties BEME 1,074,081 48.3 979,996 32.8 9.6
Property and land
development EY ik 313,438 14,1 1,257,943 421 -75.1
Hotel operations BER 595,022 26.8 517,320 17.3 15.0
Property management and
related services M ER MR RS 241,763 10.8 231,304 7.8 4.5
Total =0 2,224,304 100.0 2,986,563 100.0 -25.5

For the six months ended 30 June 2015, the Group’s rental
income from investment properties accounted for 48.3% of the
total revenue, representing an increase of 9.6% as compared
to the corresponding period of 2014. In particular, the rental
income from Joy City projects amounted to RMB867.8
million, representing an increase of 14.5% as compared to the
corresponding period of 2014, mainly due to the good operation
conditions of Shenyang Joy City, Tianjin Joy City and Chaoyang
Joy City, the significant increase in their operating results as
compared to the corresponding period last year, as well as the
increase in revenue contributed by the opening of Yantai Joy City.
Revenue from properties and land development accounted for
14.1% of the total revenue, representing a decrease of 75.1%
as compared to the corresponding period of 2014, mainly due
to the decrease in revenue from sales of properties as a result
of the shortage of properties for sale which can be accounted
for. Revenue from hotel operations accounted for 26.8% of the
total revenue, representing an increase of 15.0% as compared
to the corresponding period of 2014. This was mainly due to
the excellent results achieved by MGM Grand Sanya in the first
half of the year, as well as the increase in operating revenue of
Waldorf Astoria Beijing and W Beijing-Chang’an for the first full
year after they were put into operation. Revenue from property
management and related services accounted for 10.8% of the
total revenue, representing an increase of 4.5% as compared to
the corresponding period of 2014.
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Cost of Sales and Gross Profit Margin

For the six months ended 30 June 2015, the Group’s cost of
sales was RMB914.5 million, and the overall gross profit margin
was 58.9%, which maintained at the same level as compared to
60.4% of the corresponding period of 2014. During the period,
the gross profit margin recorded a slight growth for property
investment, while the gross profit margin for property and land
development, hotel operations and property management and
related services recorded a decrease. In particular, the gross profit
margin for property development decreased mainly due to the
decrease in sales contributed by projects with high gross profits
during the current period. The decrease in gross profit margin for
hotel operations was mainly due to the relatively low gross profit
margins of Waldorf Astoria Beijing and W Beijing-Chang'an, which
are still in the early stage of operation.

HENR AR ERZER
HE-_Z—AF~A=1tHLANER  AEBH
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Six months ended 30 June
BEAB=1tHLAKEA
Gross profit

Gross profit

margin margin

for 2015 for 2014

—E-AF —ZT—mF

EFZE(%) FEHE(%)

(unaudited) (unaudited)

(REEER) (REEEZ)

Distribution of gross profit (restated)
by business segment REKSHEDZER (=75)
Property Investment LEL -} 75.5 74.7
Property and land development W2 N+ R B 45.8 5.1
Hotel operations GRS 40.2 44.9
Property management and related services 3 1R N AR A R 7S 48.2 63.6
The Group REHE 58.9 60.4

Other Income

For the six months ended 30 June 2015, the Group’s other
income was RMB29.1 million, representing a decrease of 56.7%
as compared to RMB67.2 million for the corresponding period
last year, mainly due to the decrease in interest income from bank
deposits, income from financial products and government grants.
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For the six months ended 30 June 2015, other gains and losses of
the Group amounted to RMB41.9 million, representing an increase
of 128.1% as compared to RMB18.4 million for the corresponding
period of 2014, mainly due to reversal of provision for impairment
to be made for Shanghai Joy City and the increase in exchange
gains for the first half of 2015 as compared to the corresponding
period of 2014 as a result of gains on foreign exchange settlement
in USD of Hangzhou Joy City.

For the six months ended 30 June 2015, the fair value gain of
investment properties held by the Group was RMB732.7 million,
as compared to the fair value gain of RMB1,529.1 million for the
corresponding period of 2014. The gain on fair value recorded in
the first half of 2015 was mainly contributed by Chaoyang Joy City,
Chengdu Joy City and Shanghai Joy City, while the gain on fair
value in the first half of 2014 was mainly contributed by Shenyang
Joy City, Yantai Joy City, Shanghai Joy City, Xidan Joy City and
Chaoyang Joy City. Such gains on fair value in the first half of
2015 and first half of 2014 were mainly attributable to the general
increase in average monthly rents of such properties as well as the
market rental level of comparable properties.

For the six months ended 30 June 2015, the Group’s distribution
and selling costs amounted to RMB209.6 million, representing
an increase of 16.5% as compared with RMB179.9 million for
the corresponding period of 2014, mainly due to the increase in
staff salaries as well as the increase in advertising and promotion
expenses of Tianjin Joy City, Shanghai Joy City, Shenyang Joy
City and Yantai Joy City. Distribution and selling costs accounted
for 9.4% of the total revenue (corresponding period of 2014:
6.0%).

For the six months ended 30 June 2015, the Group’s
administrative expenses amounted to RMB402.2 million,
representing an increase of 0.7% as compared with RMB399.3
million for the corresponding period last year, mainly due to
relevant administrative expenses such as staff salaries, property
tax of hotels, water bills and electricity bills and entrusted
management fee incurred for the operation of W Beijing-Chang’
an (opened in September 2014) and Yantai Joy City (opened in
July 2014) during the current period. The administrative expenses
mainly included, amongst others, staff salaries, social insurance
and benefits for staff, insurance expenses, depreciation and
amortization, travel and entertainment expenses, certain taxation
expenses, overhead costs and professional third-party service
fees, which accounted for 18.1% of the Group’s total revenue
(corresponding period of 2014: 13.4%).
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For the six months ended 30 June 2015, the Group’s finance
costs increased by 6.2% to RMB474.8 million from RMB447.2
million for the corresponding period of 2014.

For the six months ended 30 June 2015, the Group's weighted
average borrowing cost rate was 5.79% (corresponding period
of 2014: 6.32%) which was mainly attributable to the decrease in
domestic lending rate and the Company's proper deployment of
domestic and foreign financing scale.

For the six months ended 30 June 2015, the Group’s tax expense
was RMB329.3 million, representing a decrease of 58.0% as
compared to RMB783.4 million for the corresponding period of
2014, primarily due to the decrease in land appreciation tax and
enterprise income tax as a result of the decrease in property
development revenue, tax provision made in previous years
credited during the current period, and the decrease in deferred
income tax as a result of the decrease in the growth of fair value
of investment properties. In the first half of 2015, the effective
tax rate of the Group slightly decreased to 31.8% (corresponding
period of 2014: 32.7%) as compared to the corresponding period
last year.

As of 30 June 2015, the Group had 14 investment property
projects in cities such as Beijing, Shanghai, Hong Kong and
Chengdu, including offices, retail buildings and serviced
apartments. As at 30 June 2015, our investment properties
increased to RMB43,128.6 million from BMB41,859.9 million as
at 31 December 2014, primarily attributable to the increase in the
cost of acquisition and construction of the investment property of
Shanghai Joy City Phase 2, Chengdu Joy City and Hangzhou Joy
City and the increase in value after revaluation.
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On 31 March 2015, Twin Progress Limited (2EAR A &),
an indirect wholly-owned subsidiary of the Company (“Twin
Progress”), succeeded in the bid conducted through Shanghai
United Assets and Equity Exchange ((E/88t& E#ER 5 FT) for the
50% equity interest in Shanghai Yueyao Real Estate Development
Co., Ltd.* (formerly known as “Shanghai Linyao Investment
Co., Ltd.* (E/BMBIEEBRAA])”) at an aggregate price of
RMB1,208,210,000 (details of the acquisition of equity interest
are set out in the announcement of the Company dated 31 March
2015). On 16 April 2015, Twin Progress has paid the above
aggregate price to Shanghai United Assets and Equity Exchange.
As the acquisition of Shanghai Yueyao Real Estate Development
Co., Ltd.* has not yet completed on 30 June 2015, the related
acquisition payment was deposited at Shanghai United Assets
and Equity Exchange and stated as acquisition deposit paid
in the condensed consolidated financial statements for the six
months ended 30 June 2015. On 16 July 2015, Shanghai Yueyao
Real Estate Development Co., Ltd.* has completed the change of
commercial and industrial registration and was in the progress of
relevant filings with the Ministry of Commerce.

The development costs of properties for sale increased from
RMB11,070.4 million as at 31 December 2014 to RMB12,398.5
million as at 30 June 2015, which was mainly due to the increase
in costs and expenses incurred for the construction of Brilliant
Villa in Hainan, Hong Tang Wan, Hainan (& 4L 3&), Andingmen
project, Shanghai Joy City Phase 2, office buildings of Tianjin Joy
City, Hangzhou Joy City e Joy Mansion, office buildings and Joy
Street of Chengdu Joy City.

As of 30 June 2015, properties held for sale mainly included
Ocean One Suites, villa-styled apartments of The Signature and
apartments of Tianjin Joy City. As at 30 June 2015, properties held
for sale dropped to RMB380.7 million from RMB533.9 million as
at 31 December 2014, mainly because the sales of Ocean One
Suites, villa-styled apartments of The Signature and apartments
and residential units of Tianjin Joy City were carried forward.

* The English names of the Chinese companies marked with “*” are translations
of their Chinese names and are included for identification purpose only, and
should not be regarded as their official English translation.
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Bank Borrowings

Bank borrowings decreased from RMB14,734.9 million as at 31
December 2014 to RMB14,694.5 million as at 30 June 2015,
which maintained at the same level.

Analysis on the Group’s Bank Borrowings is as follows:

RITER
BOERBH_ZE—HF+_A=+—HHNARKE
14,734 9B B TR E_T—RAFNA=ZTHHAR
#14,694 5858 TC * EAFF o

AT BAREER 2 RITEROIHT -

30 June 31 December
2015 2014
—E-hF N4
AA=+HA +=ZA=+—H
(unaudited) (restated)
(RBEXR) (18 &%)
(RMB’000) (RMB’000)
(AR¥TR) (AR¥ETT)
3,068,466 5,574,204
11,626,056 9,160,716
14,694,522 14,734,920

Carrying amount repayable: FEEZRRMEE ¢
Within 1 year —FR

Over 1 year il —F
Total X

As at 30 June 2015, the Group had banking facilities of RMB26,047.5
million, of which RMB18,445.6 million was utilized and all were
denominated in Renminbi and Hong Kong dollars.

Guaranteed Notes

On 18 November 2014, Double Rosy Limited, a wholly-owned
subsidiary of the Group, issued five-year guaranteed notes of US$800
million guaranteed by the Company to an independent third party at
a coupon rate of 3.625%. COFCO (HK), an intermediate controlling
shareholder of the Company, entered into a Keepwell Deed and a
Deed of Equity Interest Purchase Undertaking to provide support to
the issue of such guaranteed notes. The net proceeds (after deducting
underwriting commissions and estimated offering expenses) received
by Double Rosy Limited was approximately US$791 million. The net
proceeds were used for general corporate purposes and to on-lend
to the Company for partial payment of consideration in relation to
acquisition of a Joy City project which was completed on 4 December
2014.

R-E—RFENA=Z1+H AEBRTEEREEN
AR#26,047 5887 CEARTEEREEAA
R¥18,445.6B&E T ' EEAARBFBESTE ©

BRERERE

RZZE—WE+—A+/\B AEE2EHBRA]
ERAERARMBBILFE = HETHAD B EER
HSF BB RSEETHNBERER EEAME
3.625% ' WHARAZHEERARFEESEE
BT HBARABZERESS - CEHREHEAS
R HERYE  ERBRARMBRIBFELY
BTIOIEBEL  BE—RARABRRERTAQR
AR E=—Z—NE+ = AN AR KIEHKIR
WIER 2 HHRE -
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Net Gearing Ratio

30 June 31 December

2015 2014

—B-AfF —T—mF

ANA=+H +=ZA=+—8

(unaudited) (audited)

(REER) (e EZ)

(restated)

(&E=5))

(RMB’000) (RMB’000)

(AE#Tr) (ARETIT)

Bank borrowings (current and non-current) RITERORE RIERE) 14,694,522 14,734,920

Guaranteed Notes BERER 4,861,257 4,862,299
Borrowings from fellow subsidiaries EIEEIGIENGINSES:$20

and ultimate holding company UNGIE=EN

(current and non-current) (mE RIEmE) 4,550,804 4,602,150

Total interest-bearing liabilities ERABEASE 24,106,583 24,099,369

Less: Cash and bank balances Mk« M FIRITETF 3,481,605 6,401,241

Restricted bank deposits Z PR HIERITE R 2,250 87,979

Net debt HAE 20,622,728 17,610,149

Total equity R 32,540,439 27,000,883

Net debt to total equity ratio FRE(RAER R 63.4% 65.2%

Liquidity nEBEE
The Group previously financed its working capital and capital ANEEBREUKELHERESR  FAERTER =

expenditures by cash flows from operating activities, commercial
bank loans, notes and issue of share capital. In the future, the
Group will continue to rely on cash flows from operating activities
and business loans, and will also consider the issuance of bonds
or other securities to support the sustainable development of
the Group. As at 30 June 2015, the Group had cash and cash
equivalents of RMB3,481.6 million, mainly denominated in
Renminbi, Hong Kong dollars and U.S. dollars (31 December
2014: RMB6,401.2 million).

The Group’s net cash outflow for the six months ended 30 June
2015 amounted to RMB2,919.2 million, which included:

Net cash outflow from operating activities of RMB589.9 million,
mainly attributable to the revenue from property sales, property
leasing, hotel operations, and other property services, which
were not adequate to cover the payment of land premium and
construction cost, taxation cost and the higher operating cost
incurred in the early stage of operation of hotel projects.

Net cash outflow from investment activities amounted to
RMB1,780.6 million, primarily attributable to the acquisition of
equity interests in Shanghai Yueyao Real Estate Development Co.,
Ltd.* by the Group, the purchase and construction of investment
properties, as well as the purchase of property, plant and
equipment.

*

The English names of the Chinese companies marked with “*” are translations
of their Chinese names and are included for identification purpose only, and
should not be regarded as their official English translation.
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Net cash outflow from financing activities was RMB548.6 million,
primarily attributable to the rights issue, additional bank loans and
borrowings from fellow subsidiaries, which were partly offset by
settlement of remaining consideration payable for the acquisition
of Joy City project by the Company, settlement of bank loans
and other borrowings, settlement of borrowings from fellow
subsidiaries and payment of interests.

Equity and Non-redeemable Convertible Preference
Shares

In February 2015, the Company proposed the rights issue on the basis
of one rights share for every two existing shares at a subscription
price of HK$1.35 each on a non-underwritten basis. 4,743,708,286
new ordinary shares of HK$0.10 each were issued on 29 April 2015
pursuant to the Rights Issue, resulting in credits to ordinary share
capital of the Company of RMB374,373,000 and share premium of
the Company of RMB4,679,668,000, before share issue expenses
of RMB16,385,000. Further details of the Rights Issue are set out
in the Company’s announcement dated 27 February 2015 and the
Company’s prospectus dated 30 March 2015.

The following are the adjustments made to the equity of the Company
following the Rights Issue of the Company:

Equity

Issued and fully paid ERTRAZE

Ordinary shares of par value BREES0.107T

HK$0.10/share 2w
At 31 December 2014 R-ZE—NE+—_A=+—H
Rights Issue of shares HARBIT 2 R D

At 30 June 2015 RZZE—RFA=1H

No. of shares

MELHRE R FERG486AET  T2ANH
BT - FIBRRITEARRFARMBARIER - 8B
HARR BB E BRI IE B BRI ERE T E B
BERITREMER - BER R E R R E R
LB M -

RS F0 A A B ] AT e 48 SR R

R-ZZE—AE_F  ARREHERBESTR1.35
FEILASE B EEEITHE - RERBRHARBRE
BB — IR D © 4,743,708,286 18 & %
AEOIOB TZHERBRERBEHEBRNR=_F—*
FHAZTNAET  BERAQA LB
AAR®374,373,000 T KA RAI D BEAR
#54,679,668,0007T (KRB KR N BETHIZI AR
16,385,0007T ) ° ik 2 —FeFIEHMR A A5 B H
B_E—RAF_A-TtHZRAERARGHEAE
—E-RAFE=A=t+RAZHEKRERE -

AT RBEA R B A BT M F B A A

EEIN

Amount
(RMB’000)
&8
(AE®T )

Amount
(HK$°000)

R EE =8

(B¥T )

9,487,416,572 948,741 748,041
4,743,708,286 474,371 374,373
14,231,124,858 1,423,112 1,122,414

As at 30 June 2015, the Company had 1,095,300,778 non-
redeemable convertible preference shares in issue. Save for this
non-redeemable convertible preference shares, there is no other
issued convertible securities.

Details of movements in share capital during the period are set out
in Note 20 to the consolidated financial statements.

Pledge of Assets

As at 30 June 2015, the Group’s bank borrowings were secured
by the pledge over the Group’s investment properties of
RMB33,137.7 million, fixed assets of RMB4,195.9 million, and
land use rights of RMB811.1 million.

RZZE-—RFAA=1TH  ARREEHITTAIER
A8 551,095,300, 7781% + B Uk 1N BT HE [0 AT 85
BEERIN  WEHEMD BEITH A ERES

MM AR B S B NAR & M MR EE20 ©

KHREE

RZFE—RFNA=1+H  AEBORITERAR
SEMNREEMEARKEIZA7.7EEL  BEE
EARKEA190598 8T - L FEAEARESI.1
AEIERER -
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As at 30 June 2015, details for the Group’s contingent liabilities
and non-compliance issues are set out in Note 25 to the
consolidated financial statements. In the opinion of the directors of
the Company, based on the reasons and circumstances of those
non-compliances and the PRC legal advice, the Group is unlikely
to be subject to any fine, penalty or demolishment or confiscation,
and accordingly, no provision has been made in the consolidated
financial statements.

As at 30 June 2015, the capital expenditure contracted for the
purchase and construction of investment properties and the
acquisition of property, plant and equipment was RMB1,123.9
million (as at 31 December 2014: RMB894.8 million). The Board
of the Company considered that the amount was not material and
the Group has sufficient funds to settle the expenditures.

The Group has bank balances bearing floating interests, deposits
in non-banking financial institutions as well as bank borrowings
and other borrowings with floating rate. The Group’s exposure
to the risk of changes in market interest rates primarily relates to
bank and other borrowings with floating interests based on the
benchmark lending rate of the People’s Bank of China or other
floating rates. The Group’s strategy is to balance the interest
rate risk through negotiation of terms for the bank and other
borrowings bearing interests.

The daily transaction currency for the primary business operations
of the Group is RMB. Save for certain bank deposits, bank and
other borrowings and notes denominated in foreign currencies,
the Group is not exposed to any material risks directly arising from
the volatility of exchange rates. The Group will pay close attention
to the change of exchange rate and will consider to carry out
suitable activities when appropriate to reduce the exchange rate
risk.

Joy City Property Limited Interim Report 2015
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USE OF PROCEEDS FROM THE PLACING IN 2013 —ZE—=FFEREZMEBRERE

The Company entered into a placing agreement on 29 November AARR -Z—=9F+—F -+ BEHAHE KK
2013 for the issuance and allotment of 1,955,174,000 Shares &% & & 317 R B 241,955,174, 0008% f% 15 5] L B &
to professional and institutional investors. The 2013 Placing was & °c —E—=FRER _ZT—=F+_-_HA+NH
completed on 19 December 2013. The net proceeds from the Tk - —E—=FFRE 7RG HRIEFELA3,770.5
2013 Placing were approximately HK$3,770.5 million (equivalent BHEET(HEERHARES 0036HEBT)  c R -F
to approximately RMB3,003.6 million). As at 30 June 2015, such —HAFEXNA=1H FIEREFEAEATRE
net proceeds were utilized in the following manner:

Amount as
disclosed in Amount
circular dated utilized Balance as
30 November as of of 30 June
PI K] 30 June 2015 2015
REA
—E-=f R=B-1% R=ZB-1%
Planned use of i REFE T-A=tH AA=1H AA=TH
the net proceeds AR BRFBEESHE CERLE 53]
Funding capital contributions of the RERDAIERENALEE RMB1,201.4 million RMB900.0 million RMB301.4 million
project companies and continual FABRHELE(RER (representing AR™900.08 8T ARE3014BET
development of existing projects by BRAZEKBARS) approximately
the Group, including the construction 40% of the net
and development of Chengdu Joy City proceeds)
ARE1201 4B 8T
(thFE5E
FEH40%)
Development of new projects of REREEMAR - ARE RMB1,501.8 milion ~ RMB1,501.8 million -
the Group, with a focus on potential [ KI5 @i 2 hE B (representing ~ AR®1,501.8B&T
new mixed-use complex projects in the MRARERAEY approximately
PRC under “Joy City” brand 50% of the net
proceeds)
AR¥1,501.8BET
(1BFfE5E
FE050%)
General working capital and for other —REBESREM—K RMB300.4 million RMB300.4 -
general corporate purposes ARRZ (representing million
approximately ARE
10% of the net 3004BET
proceeds)
ARBI004BET
(thFf55E
FEAI10%)
Total: RMBS,003.6 million RMB2,702.2 million RMB301.4 million
@zt ARE30036E8T ARE270226BT  ARMI014BER

—T-RFRHRE KIRBEBRAR 51
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The unutilized balance of the net proceeds from the 2013 Placing
were mainly placed as short-term deposits with several licensed
banks in Hong Kong. The Company will utilize the net proceeds in
accordance with its planned business strategies in relation to the
development of new projects with a focus on potential new mixed-
use complex projects in the PRC under the “Joy City” brand.

On 29 April 2015, the Company issued 4,743,708,286 rights
shares to qualifying shareholders by way of the Rights Issue
at a subscription price of HK$1.35 per rights share and raised
HK$6,404.0 million (equivalent to approximately RMB5,054.0
million). After deducting share issue expenses of approximately
HK$20.8 million (equivalents to approximately RMB16.4 million),
the net proceeds from the Rights Issue was approximately
HK$6,383.2 million (equivalents to approximately RMB5,037.6
million). Such amount was used to settle the remaining
consideration of the acquisition of Joy City of HK$6,229.9
million (equivalent to approximately RMB4,914.6 million), and the
remaining amount was used as general working capital of the
Group.

As disclosed in the Company’s circular dated 30 November 2013,
there were certain non-compliances relating to the Group or its
property projects. As at 30 June 2015, the respective progress
of the remedial measures taken by the Group in respect of those
non-compliances which may be remedied remained substantially
the same as described in the Company’s annual report dated 30
March 2015.

To attract and retain talents, the Group provides competitive
salaries and benefits. Meanwhile, adhering to the principle of
“high performance and strong incentive”, we establish a relatively
comprehensive assessment and incentive system, which further
unites the interests of the employees and the Group.

As of 30 June 2015, the Group had a total of 7,140 employees,
which is similar to 6,961 employees as at 31 December 2014.
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According to the Mandatory Provident Fund Schemes, the Group
offers retirement benefits and medical insurance to employees
in Hong Kong. In the PRC, the Group pays a monthly pension
insurance based on a percentage of the employee’s social
security base in accordance with the laws and regulations of
the relevant provincial and municipal government in the PRC.
When an employee reaches the statutory retirement age, he/she
can collect a basic pension from social security department and
enjoy the benefit of basic pension insurance for the protection of
basic livelihood after retirement. In addition, to further motivate
the employees and to enhance the Group’s cohesiveness and
competitiveness, the Company has also established a multi-
level pension insurance structure and introduced an “Enterprise
Annuity” supplementary pension plan to the eligible subsidiaries so
as to better protect employees’ living standard after retirement.

In general, against the downward pressure of macro-economy, the
government paid more attention to the important role of real estate
in facilitating consumption and stimulating investments. Looking
forward to the second half of 2015, macro-economy will bottom
out in the cycle. The monetary and credit policies will remain
robust but easing, promoting the overall recovery of the real estate
market. But at the same time, city differentiation will become more
obvious and industry competition will become increasingly keen.
However, developers with brand advantages and sophisticated
operational capabilities will face new development opportunities.

2015 will be the first full operational year after the completion of
capital injection of Joy City Property. Facing the new economic
environment and the severe environment brought by new industry
norms, the management team of Joy City will be well-prepared
with the sense of urgency to overcome challenges with a positive
attitude and effectively implement its business approach of
“improving profits and maintaining sustainable development by
optimizing structure and refining management”. The Group will
continue to promote management reform, further strengthen its
performance, develop its established strengths and inject new
impetus. Through further penetrating into strategic cities and
fostering core products, the Group will continue to enhance its
competitive advantage and ensure the completion of annual
performance targets.
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CORPORATE GOVERNANCE HIGHLIGHTS

AND OTHER INFORMATION
e SeREE DY RN g

CORPORATE GOVERNANCE PRACTICES

The Company is committed to maintaining a high standard
of corporate governance within a sensible framework with an
emphasis on the principles of transparency, accountability and
independence. The Board considers that during the six months
ended 30 June 2015, the Company had complied with all codes
provisions as set out in the CG Code.

CHANGES IN DIRECTOR’S INFORMATION

Changes in Director’s information subsequent to the date of the
Annual Report 2014 is set out below:

1.  Ms. JIANG Hua ceased to be a director of COFCO
Corporation and a member of the Chinese Communist Party
Committee of COFCO Corporation with effect from 24 April
2015.

2. Mr. SHI Zhuowei has resigned as a non-executive Director of
the Company with effect from 2 June 2015.

3. Ms. WU Xiaohui was appointed as a non-executive Director
of the Company with effect from 11 June 2015.

4. Mr. LAM Kin Ming, Lawrence has retired as the senior vice
president of the Enterprise Solutions Commercial Group of
HKT Trust and HKT Limited (stock code: 06823), a company
listed on the Main Board of the Stock Exchange and a
member of the PCCW Group, with effect from 1 August
2015.

Save for the disclosed herein, there is no other information
required to be disclosed pursuant to Rule 13.51B(1) of the Listing
Rules.
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REVIEW BY THE AUDIT COMMITTEE

The Audit Committee has reviewed the unaudited condensed
consolidated financial statements of the Company for the six
months ended 30 June 2015.

ACCOUNTABILITY AND REVIEW

Financial Reporting

Management provides each Director, on a monthly basis, a
monthly financial reporting update, which provides each Director
with a balanced and understandable assessment of the Group’s
performance, financial position and prospects. With such update,
the Board as a whole and each Director are facilitated to discharge
their duties under the Listing Rules.

The Directors acknowledge their responsibilities for preparing
all information and representations contained in the financial
statements of the Company for the period under review. The
Directors consider that the financial statements have been
prepared in conformity with the generally accepted accounting
principles in Hong Kong, and reflect amounts that are based
on the best estimates and reasonable, informed and prudent
judgment of the Board and the management. After appropriate
enquires, the Directors were not aware of any material
uncertainties relating to events or conditions which may cast
significant doubt upon the Company’s ability to continue as a
going concern. Accordingly, the Directors have prepared the
financial statements of the Company on a going concern basis.

Deloitte Touche Tohmatsu, the auditor of the Company, has
reviewed the unaudited condensed consolidated financial
statements of the Company for the six months ended 30 June
2015.
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DISCLOSURE UNDER RULE 13.21 OF THE
LISTING RULES

On 13 July 2015, the Company as borrower and several banks as
lenders entered into a term loan facility agreement for a three-year
term loan facility in an amount of US$350 million. Pursuant to the
facility agreement, if (a) COFCO Corporation and COFCO (Hong
Kong) together do not or cease to (i) be, directly or indirectly,
the single largest shareholder of the Company; and/or (i) have
management control over the Company, and/or (b) COFCO
Corporation is not or ceases to be majority owned or otherwise
controlled by SASAC of the PRC or China Central Government,
it would constitute an event of default and the Lenders may
(a) cancel the whole or any part of any commitment; and/or (b)
declare that all or part of the loan, together with accrued interest,
and all other amounts accrued or outstanding be immediately
due and payable; and/or (c) declare that all or part of the loan be
immediately payable on demand. Details of the transactions are
set out in the announcement dated 13 July 2015. The Company
will continue to comply with the disclosure obligations under Rule
18.21 of the Listing Rules for so long as circumstance giving rise
to the above obligation continue to exist.

NON-COMPETITION UNDERTAKING

Pursuant to the Non-Competition Undertaking, COFCO
Corporation has undertaken in favour of the Company for itself
and on behalf of its subsidiaries during the term of the Non-
Competition Undertaking, COFCO Corporation shall not, and
shall procure that none of its subsidiaries (excluding COFCO
Property and its subsidiaries) shall, directly or indirectly, whether
as principal or agent, and whether undertaken solely or jointly and
whether through intermediate holding companies or otherwise,
carry on, engage, invest, participate or otherwise be interested in
any business or company which is directly or indirectly engaged in
the Restricted Business in competition with the Group in the PRC
and Hong Kong. After review of all relevant information on 30 June
2015, the Independent Board Committee considered that COFCO
Corporation had complied with the Non-Competition Undertaking
for the six months ended 30 June 2015.
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Corporate Governance Highlights and Other Information 3B 1R N A E B

COMPLIANCE WITH THE MODEL CODE

The Company has adopted the Model Code as its code of conduct
regarding Directors’ securities transactions. After specific enquiry
by the Company, all Directors have confirmed that they have
complied with the required standard set out in the Model Code
during the six months ended 30 June 2015.

The Company has also adopted a code for securities transactions
by relevant employees (the “Employees Trading Code”) based on
the Model Code concerning dealings by relevant employees in the
securities of the Company. Relevant employees who are likely to
be in possession of unpublished inside information of the Group
are required to comply with the Employee Trading Code in respect
of their dealings in the securities of the Company. The terms of the
Employees Trading Code are no less exacting than the required
standards set out in the Model Code.

INTERESTS OF DIRECTORS AND CHIEF
EXECUTIVE

As at 30 June 2015, the interests and short positions of the
Directors and chief executive of the Company in the shares,
underlying shares and debentures of the Company and any of its
associated corporations (within the meaning of Part XV of the SFO)
as recorded in the register of interests of the Company required
to be kept under Section 352 of the SFO, or as otherwise notified
to the Company and the Stock Exchange pursuant to the Model
Code were as follows:
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Aggregate long position(s) in the shares, underlying RAQATRERELEZKRMD - HERHO R
shares and debentures of the Company and its
associated corporations

BEERPZETHER

Number of Approximate

issued ordinary Number of percentage

Name of Directors/ Company/Name shares underlying of the issued
Chief Executive of associated corporations  Capacity held (Note 1) shares held share capital
FEERTERBR KERH HERTRE

B2 /BRTHARRES AR/ REEEER A (1) RHB#HAE BAES
Mr. MA Jianping China Foods Limited Beneficial owner = 600,000 0.0214%
(Note 2) (Note 4)

SRTRE HEREARAR EREAA (Hi5E2) (FizE4)
Mr. HAN Shi China Agri-Industries Beneficial owner 38,400 = 0.0007%
Holdings Limited (Note 5)

BRLE HEEHERERAA EREEA (FitzE5)
Mr. MA Wangjun China Agri-Industries Beneficial owner = 583,000 0.0111%
Holdings Limited (Note 3) (Note 5)

SIFR4 hEEHERER AR EREAA (F5E3) (Hi5E5)
Mr. LAM Kin Ming, Lawrence The Company Beneficial owner 6,000 - 0.0002%
(Note 6)

MRER 74 YN ERBEEA (Fit3E6)

Notes:

1.

58

Long positions in the shares of the Company or its associated corporations,
other than equity derivatives such as share options, warrants or convertible
bonds.

Long positions in the underlying shares of China Foods Limited under share
options granted to Mr. MA Jianping pursuant to the share option scheme of
China Foods Limited.

Long positions in the underlying shares of China Agri-Industries Holdings
Limited under share options granted to Mr. MA Wangjun pursuant to the share
option scheme of China Agri-Industries Holdings Limited.

The percentage (rounded to 4 decimal places) was calculated based on the
total number of shares of China Foods Limited in issue as at 30 June 2015, i.e.
2,797,223,396 shares.

The percentages (rounded to 4 decimal places) were calculated based on the
total number of shares of China Agri-Industries Holdings Limited in issue as at
30 June 2015, i.e. 5,249,880,788 shares.

The percentage (rounded to 5 decimal places) was calculated based
on the total number of ordinary shares in issue as at 30 June 2015, i.e.
14,231,124,858 ordinary shares.
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Corporate Governance Highlights and Other Information 3B 1R N A E B

Save as disclosed herein, as at 30 June 2015, none of the
Directors or chief executive of the Company 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) as recorded in the register of
interests of the Company required to be kept under Section 352 of
the SFO, or as otherwise notified to the Company and the Stock
Exchange pursuant to the Model Code.

Save as disclosed herein, at no time during the six months ended
or as at 30 June 2015 was the Company or any of the Company’s
subsidiaries or holding companies or any subsidiary of any of
the Company’s holding companies a party to any arrangement
to enable the Directors or their respective associates to acquire
benefits by an acquisition of shares in, or debentures of, the
Company or any other body corporate.

INTERESTS OF SUBSTANTIAL SHAREHOLDERS

As at 30 June 2015, the interests and short positions of
substantial shareholders in the shares and underlying shares of the
Company as recorded in the register of interests of the Company
required to be kept under Section 336 of the SFO, or as otherwise
notified to the Company and the Stock Exchange were as follow:
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Aggregate long position(s) in the shares and underlying

shares of the Company

Name of substantial
shareholders

TERRER

Achieve Bloom Limited
FXBERAR

COFCO (Hong Kong)
hig(HE)

COFCO Corporation
HESE

GIC Private Limited

60 Joy City Property Limited

Class of shares

ignE<bil)

Ordinary shares
Bk

CPS

ERE TR

Ordinary shares
Bk

CPS
AEREER

Ordinary shares
Bk
CPS

AEAEER

Ordinary shares

Directly

beneficially
owned

ERRGHE

9,610,837,644

1,095,300,778

Interim Report 2015

Number of shares held (Note 1)
BEERAHE (K1)

Through
controlled
corporation(s)

BREEEE

9,5610,837,644
(Note 3)
(Ht3E3)
1,095,300,778
(Note 4)
(Hizk4)

9,510,837,644
(Note 3)
(HizEs)
1,095,300,778
(Note 4)
(MizEa)

As
Investment
Manager

fFRREEEA

775,000,000
(Note 5)
(FizE5)

9,610,837,644

1,095,300,778

9,610,837,644

1,095,300,778

9,610,837,644

1,095,300,778

775,000,000

RARBZBRHBREBROP 2ETHR

Approximate
percentage
of the issued
share capital
(Note 2)
EERTRA
BREA
(Hat2)

66.83%

100%

66.83%

100%

66.83%

100%

5.45%
(Note 5)
(Mizts5)



Notes:

Save
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Long positions in the ordinary shares and CPS, other than equity derivatives
such as share options, warrants or convertible bonds.

The percentages (rounded to 2 decimal places) of the ordinary shares were
calculated based on the total number of ordinary shares in issue as at 30
June 2015, i.e. 14,231,124,858 ordinary shares, and assuming that all of the
1,095,300,778 CPS were not converted into 1,095,300,778 ordinary shares.

The percentages of CPS were calculated based on 1,095,300,778 CPS in
issue as at 30 June 2015.

As at 30 June 2015, COFCO (Hong Kong), through its wholly owned
subsidiary, Achieve Bloom Limited, was deemed to be interested in
9,510,837,644 ordinary shares.

As at 30 June 2015, COFCO Corporation, through its wholly owned
subsidiary, COFCO (Hong Kong), was deemed to be interested in
9,510,837,644 ordinary shares.

COFCO (Hong Kong), through its wholly owned subsidiary, Achieve Bloom
Limited, was deemed to be interested in 1,095,300,778 CPS as at 30 June
2015.

COFCO Corporation, through its wholly owned subsidiary, COFCO (Hong
Kong), was deemed to be interested in 1,095,300,778 CPS as at 30 June
2015.

GIC Private Limited held 1,162,500,000 ordinary shares, representing

approximately 8.17% of the issued share capital of the Company, immediately
after completion of the rights issue on 29 April 2015.

for the disclosed herein, as at 30 June 2015, the Company

had not been notified of any other persons who had interests or

short

positions in the shares or underlying shares of the Company,

which are required to be recorded in the register of interests of the
Company required to be kept under Section 336 of the SFO.

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

During the six months ended 30 June 2015, neither the Company
nor any of its subsidiaries purchased, sold or redeemed any of the
Company’s listed securities.
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REPORT ON REVIEW OF CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

T W 5 A B e A 7 B e o

Deloitte.
=)

TO THE BOARD OF DIRECTORS OF JOY CITY PROPERTY LIMITED
(Incorporated in Bermuda with limited liability)

INTRODUCTION

We have reviewed the condensed consolidated financial
statements of Joy City Property Limited (the “Company”) and its
subsidiaries (collectively referred to as the “Group”) set out on
pages 64 to 104 which comprise the condensed consolidated
statement of financial position as at 30 June 2015 and the related
condensed consolidated statement of profit or loss and other
comprehensive income, condensed consolidated statement of
changes in equity and condensed consolidated statement of cash
flows for the six-month period then ended, and certain explanatory
notes. The Main Board Listing Rules Governing the Listing of
Securities on The Stock Exchange of Hong Kong Limited require
the preparation of a report on interim financial information to be in
compliance with the relevant provisions thereof and Hong Kong
Accounting Standard 34 “Interim Financial Reporting” (“HKAS 34”)
issued by the Hong Kong Institute of Certified Public Accountants.
The directors of the Company are responsible for the preparation
and presentation of these condensed consolidated financial
statements in accordance with HKAS 34. Our responsibility is to
express a conclusion on these condensed consolidated financial
statements based on our review, and to report our conclusion
solely to you, as a body, in accordance with our agreed terms
of engagement, and for no other purpose. We do not assume
responsibility towards or accept liability to any other person for the
contents of this report.
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Report on Review of Condensed Consolidated Financial Statements 8 B 45 65 F4 %5 3 25 B #

SCOPE OF REVIEW

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

CONCLUSION

Based on our review, nothing has come to our attention that
causes us to believe that the condensed consolidated financial
statements are not prepared, in all material respects, in
accordance with HKAS 34.

Deloitte Touche Tohmatsu
Certified Public Accountants
Hong Kong

25 August 2015
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CONDENSED CONSOLIDATED STATEMENT OF |
PROFIT OR LOSS AND OTHER COMPREHENSIVE INCOME
T 2 45 4L 2 % B4 2 e

For the six months ended 30 June 2015 ¢ HE—F

—RFNAZTHIEAEAR

Six months ended

BZET% AHILAREAR
30.06.2015 30.06.2014
—E-FHF —T—EF
ANA=1+H ~NA=+H
RMB’000 RMB’000
AR¥T ARETIT
(Unaudited) (Unaudited)
(REBERZ) (REEE=Z)
(Restated)
(& E5)
(Note 2)
(FfF5E2)
Revenue Wz 4 2,224,304 2,986,563
Cost of sales and SHE RIR M AR TS #Y
services provided (BN (914,479) (1,181,802)
Gross profit EF 1,309,825 1,804,761
Other income Hu g A 6 29,051 67,160
Other gains and losses, net H b Uz & E5 185 58 7 41,894 18,370
Fair value gain of investment Qé%%Z
properties N EERZE 13 732,703 1,529,111
Distribution and selling costs ﬁﬁﬁ&ﬁﬁ’éﬁ$ (209,553) (179,940)
Administrative expenses TR (402,196) (399,280)
Finance costs Eﬂ%ﬁﬁm 8 (474,804) (447,188)
Share of profit of an associate e N el 9,013 4,270
Profit before tax R B4 BiDE A 9 1,035,933 2,397,264
Income tax expense FRS T 2 10 (329,250) (783,412)
Profit for the period HA s A 706,683 1,613,852
Other comprehensive income/ HMZ2EWA (ZH) :
(expense):
Jtems that may be reclassified HZAJpEEHFRE
subsequently to profit or loss: EmhyEE -
Exchange differences on IS INETE EE Y
translating foreign operations E R =% (720) 13,935
Hedging instrument iﬁﬁmii‘mﬂZH/*
in cash flow hedge:
Reclassification adjustment for %Tqu)\TE w2 Wz
gain included in profit or loss EF DB - (608)
(720) 13,327
Items that will not be reclassified ~— BiZ 4T @ E 185
to profit or loss: Bz sIHE -
Revaluation of properties: EHPE
Gain on valuation upon transfer EYE - BEREEUR
of property, plant and T 3 AR R
equipment and land use rights 2B Y ERH
to investment properties {Efﬁﬂﬁlﬁn 1,392 =
Income tax effect Friefis 2 (348) -
1,044 -
Other comprehensive income HANEHM 2 A
for the period 324 18,327
Total comprehensive income HREmEWBA#EE
for the period 707,007 1,627,179
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Condensed Consolidated Statement of Profit or Loss and Other Comprehensive Income 1 WA 45 5 HE 5 e HoAth o v Wi 4 3
For the six months ended 30 June 2015 e = —ZT—FHF/NA=1+HIL/,NEA

Profit for the period attributable to:

THEBEEERARER

Six months ended

BET5AHILAEA

30.06.2015
—E-ffF
A~NA=+H

RMB’000
ARMT T

(Unaudited)
(RBER)

30.06.2014
—E—JOF
~HA=+H
RMB’000
AREBTIT
(Unaudited)
(R EZ)
(Restated)
(18 E5)
(Note 2)
(M47E2)

Owners of the Company ZIN/NEIETZ=DN 596,329 1,312,269
Holders of perpetual capital KAMERTERFEEA
instruments 122,450 -
Non-controlling interests ElS A (12,096) 301,583
706,683 1,613,852
Total comprehensive income T3 FIEEAZEBA
attributable to: 1agE
Owners of the Company ZIN/NEIETF =N 596,033 1,325,596
Holders of perpetual capital KAMEBEARTERFAEA
instruments 122,450 -
Non-controlling interests FEERR (11,476) 301,583
707,007 1,627,179
Basic earnings per share FIREREF 11 RMBAR%4.9 cents?* RMBAR¥13.7 cents?
Diluted earnings per share B E R T 11 N/A N/A
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CONDENSED CONSOLIDATED STATEMENT
OF FINANCIAL POSITION

il W &5 15 S 551K e

As at 30 June 2015 e A =ZE—HF,NA=+H

30.06.2015 31. 12 2014
—ZE—REF
~E=1H
RMB’000
AR¥ET T
(Unaudited) (Audited)
(REEX) (& 2E4%)
(Restated)
(&E75)
(Note 2)
(MT‘Ez)
Non-current assets FRBEE
Investment properties EME 13 43,128,552 41,859,912
Property, plant and equipment ME - WE MRE 13 5,877,421 5,963,010
Leasehold land and land use FHE £ 3th N 3 5 A
rights 18 969,625 853,692
Intangible assets B EE 19,119 18,617
Interest in an associate ikl NGl T 98,303 89,290
Available-for-sale investments AR ERE 11,510 1,510
Goodwill [EES 184,297 184,297
Deposits and prepayments & RIBIIE 13,781 46,252
Deposits paid for acquisition of — HBE— B 5E50% A% #E 2
50% equity interest in an entity ~ E{Ji%% 14 1,208,210 =
Deferred tax assets BT IB & B 42,428 49,528
Amount due from the ultimate JE U B SRR % R R 5K T8
holding company 17 20,000 20,000
51,573,246 49,086,108
Current assets RENEE
Inventories TE 28,458 29,581
Properties held for sale FEYE 380,661 533,928
Properties under development HEEEEDE
for sale 12,398,522 11,070,373
Accounts receivable FE UK BR 3R 15 145,549 124,601
Deposits, prepayments and e - BNRIER
other receivables HihpE Hﬁzf”l 845,409 609,663
Amounts due from the ultimate FEI S AR A AR N B 2B
holding company 17 525 965
Amounts due from fellow A EE NG e
subsidiaries 17 24,644 19,777
Tax recoverable a] 45 B 5 18 125,701 73,953
Restricted bank deposits ﬁﬁﬁ%ljﬁ&ﬁﬁm 2,250 87,979
Cash and bank balances B& RIRTTEF 3,481,605 6,401,241
17,433,324 18,952,061
Current liabilities REEE
Accounts payable FETBR SR 16 826,281 1,132,219
Other payables and accruals HitpENmE L ESTER 3,872,629 3,257,270
Deposits received in respect EEMEE WIZS
of pre-sale of properties 804,135 449,487
Amounts due to the ultimate FEN S 4747 A% N Bl I8
holding company 17 336,537 331,002
Amounts due to the immediate FES E TR A AR IE
holding company 17 83,641 -
Amounts due to fellow ANIEES I ENGIE ¢
subsidiaries 17 82,993 5,083,145
Amounts due to non-controlling  FEfS IEIEf% 25 FIE
interests 17 149,940 108,421
Loans from fellow subsidiaries BRZWBA RS THER 18 3,492,804 4,046,650
Loans from the ultimate holding Eiiﬂﬁﬂxﬁj,ié%ﬁ’jf%m
company 18 660,000 -
Bank borrowings RITIE X 19 3,068,466 5,574,204
Income tax and land FE TS %R&iﬂﬁi"fﬁﬂ%
appreciation tax payables 176,676 875,833
13,554,102 20,858,231
Net current assets/(liabilities) REBEE (8&)FE 3,879,222 (1,906,170)
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Condensed Consolidated Statement of Financial Position Pﬁ'ﬁ. o3
n=

As at 30 June 2015

MBIk Bl %
—HEXA=1H

30.06.2015 31. 12 2014
—E-HE
~NA=1+H
RMB’000
AR¥T
(Unaudited) (Auditqd)
(REEX) (&%)
(Restated)
(#E5))
(Note 2)
(MT‘Ez)
Total assets less current BEERRBEE
liabilities 55,452,468 47,179,938
Non-current liabilities FRBEE
Rental deposits received 2l ETe 299,321 287,157
Loans from a fellow subsidiary REMB A RS TFTHER 18 398,000 455,500
Bank borrowings RITIE 19 11,626,056 9,160,716
Deferred tax liabilities RIEFIAEE 5,727,395 5,413,383
Guaranteed notes =R 4,861,257 4,862,299
22,912,029 20,179,055
Net assets BEFE 32,540,439 27,000,883
Capital and reserves B& 7R K et 4
Share capital %Z]S 20 1,122,414 748,041
Reserves s 24,110,429 19,015,739
Equity attributable to the owners ZANA &R A EBIHER
of the Company 25,232,843 19,763,780
Perpetual capital instruments KAEEARTE 3,890,099 3,767,649
Non-controlling interests FEPERR 3,417,497 3,469,454
Total equity RS 32,540,439 27,000,883
The condensed consolidated financial statements on pages 64 F64EE104B ZfAGAPHBRREN T —

to 104 were approved and authorised to issue by the board of N\ A - +HABKESSHEL FHETIE -

directors on 25 August 2015.
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CONDENSED CONSOLIDATED STATEMENT OF
CHANGLES IN EQUITY

il W &5 15 B £ 5 B

For the six months ended 30 June 2015 ¢ EZ —Z—AF /XA =+HILNEA

Attributable to owners of the Company

ANTREARR
Non-
redeemable Foreign
Ordinary convertible Property currency Perpetual Non-
share Share preference  Special Other  Capital ~ Statutory revaluation ~ Hedging translation  Retained capital ~controlling
capital  premium shares  reserve  reserve  reserve  reserve*  reserve  reserve  reserve profits Total instruments interests
FIEE
BLS LS A KAk
EBR% & BrR RHRE RMRE  EAEE iR ERER  WHRE  ABRE  REEA it BAIR FEREE
RMB'000 000 RMB'000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000 { RMB'000  RMB'00! i RMB'000  RMB'000
ARETT ARE T ARETT \RETT ARETT T ARETR T T ) AREFT
At1 January 2015 RZZ2-1%
(as originally stated) -A-A
(R%23) 748,041 13329919 1,722,317 (20,757,648) 3,137,029 52360324 410,143 17,000 - (213,092 15,962,506 19,716,539 3,767,649 3,469,454 26,953,642
Effect of business AT
combination under Al e
common control (M)
(Note 2) - - - - - 11,375 - - - - 35,866 41241 - - 41,24
A1 January 2015 (festated)  H=F-TE
~j-#
(E5)) TUBOM 13320019 1722317 (20757648 3137029 5371690 410143 17,000 - (13092 15,098,372 19763760 8767640 3,469,454 27,000,883
Profit and other HEEHR
comprehensive income/ B2
(expense) for th period M (i) - - - - - - - 424 - (7200 596329 596,033 122450  (11476) 707,007
Acquistion of asubsidiary ~ WE-LR
under common control 2 HEAR
Note 2) (Kisto) - - - - - (e8T60) - - - - - (3T60) - - (43,760)
Rights issue of shares RET2 R
(Note 20) (Hfzk20) 374,373 4,679,668 - - - - - - - - - 5,054,041 - - 5,054,041
Share issue expenses BOEGLS
(Note 20) (Kzk20) - (16,3%9) - - - - - - - - - (16,3%9) - - (16,389)
Dividend declared to miERER
non-controling interests EENRE - - - - - - - - - - - - - (d0481)  (40481)
Final 2014 dividend declared  2EF-F-1%
RERE - - - - - - - - - - (120,866)  (120,866) - - (120,866)
At30Jung 2015 (unaudited)  W=F-HE
~A=TH
(Fia%k) 1,122,414 17993202 1722317 (20757,648) 3,137,020 5321930 410,143 1744 - (213812) 16473835 25,232,843 3,800,009 3417497 32,540,439
At 1 January 2014 RZE-ME
(as originally stated) -A-A
(B%250) 667,941 11,808,027 1,722,317 (10,888,252 2,348,144 - 206512 17,000 608 (221,738 7,514,182 13244741 - 4819476 18,064,217
Effect of business AT
combination under Afhize
common control Note )~ (Hi2#2). - - - - - 54330 70750 - - - 6838076 12,344,131 - (86574 11478757
At1 January 2014 (restated)  H=F-M%
-A-H
(7)) 667941 11808027 1,722,317 (10888252) 2,348,144 5435305 347,262 17,000 608 (201,738 14,352,258 25,588,872 - 3954102 29,542,974
Profit and other HERAR
comprehensive income/ 2h2E
(expense) fortheperiod WA /()
[restated) (#5) = = = - - - - - (608 18935 1312269 1325596 - 301583 187,179
Dividend declared to HHEERERER
non-controling interests e - - - - - - - - - - - - - (150071)  (150,071)
At 30 June 2014 RoF-ME
(unaudited and restated) ~ AA=TR
(*EBHR
FE) 667,941 11,808,027 1722317 (10888,252) 2,348,144 5435305 347,262 17,000 - (207,803 15,664,527 26,914,468 - 4105614 31,020,082
o The amount mainly represents statutory reserve of the companies registered i~ * SEEFERNPEAREMBE(THE]DFMABEZEE
the People’s Republic of China (“PRC”). According to the relevant laws in the [ o RIE BARDAR - £ B M A R F ST
PRC, companies established in the PRC are required to transfer their net profit Féﬁﬂmﬁ%ﬁﬁ ' ZEH%?E‘:F‘ /A%@%JF%%E\'JEEZ%%%
after tax, as determined under the PRC GAAP, to a non-distributable reserve 1§f¥ /ﬂ@}%gﬂfﬁgﬁ;ﬁﬁg{ﬁgﬁ ° Z{%ﬁ{%gﬁﬁjﬁﬁﬁé
fund before the distribution of a dividend to equity owners. Such reserve RIpBEMEZ BR(NA) - ARIFES - TRIZEH

< aNN °
fund can be used to offset the previous periods’ losses, if any, and is non- E@TA DK

distributable other than upon liquidation.
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CONDENSED CONSOLIDATED STATEMENT
OF CASH FLOWS
GG B ERRE

For the six months ended 30 June 2015 ¢ EZ —Z—AF /XA =+HILNEA

Six months ended

BZETHRAHLENEA
30.06.2015 30.06.2014
—E—FF —E—F
ANA=t+H NA=TH
RMB’000 RMB’000
AR®T T AREFTT
((SLETTLe [ {=Ye )] (Unaudited)
(REERK) (REEE=Z)
(Restated)
(&=71))
NET CASH USED IN OPERATING REFBARESTEE
ACTIVITIES (589,941) (696,349)
NET CASH USED IN INVESTING REZHMARS FHE
ACTIVITIES
Interest received B U & 22,474 37,273
Investment income FERA 21 16,120
Payments for available-for-sale investments 7] ft H & & & <t 5% (10,000) =
Payments for investment properties REWENIK (519,644) (693,291)
Payments for property, plant and YIZE - R KRR
equipment (2,371) (115,541)
Payments for property under development &35k (15,323) (198,438)
Payments for intangible assets B\ A EMNNR (3,839) (4,485)
Payments for leasehold land and & 44 f 30 55 AR 3R
land use rights (129,454) -
Proceeds from disposal of property, ﬁ%%% & E &
plant and equipment JAEFTSRIE - 523
Deposits paid for acquisition of 50% W B — F'ﬁ:’é’ﬁ‘ﬁo%ﬁﬁgz
equity interest in an entity BftiEe (1,208,210)
Advance to the ultimate holding company 45 T & 48 122 j& A T HY = 0 - (2 )
Advance to fellow subsidiaries BT RRAWB R R R - (1,968)
Advance to an associate A%Hﬁfﬁ&" Gl cE=EN - (1,807)
Advance to non-controlling interests i T IR e R Y A TR - (39,861)
Repayment from non-controlling interests 3H IR I K - 85
Loans to fellow subsidiaries BTRRAWBARMNER - (86,831)
Increase in restricted bank deposits 2R ISR 1T 7 2 AN (2,250) (296,702)
Decrease in restricted bank deposits ZPRFIERITFEROR D 87,979 232,922
(1,780,617) (1,152,076)
“E-RFHERE KRBHESRAR 69



Condensed Consolidated Statement of Cash Flows il HEm &R
For the six months ended 30 June 2015 ¢ EZ —Z—AF /XA =+HILNEA

Six months ended

BZT3 BHIEREA
30.06.2015 30.06.2014
—E-RF —E—F
ANA=1+H ~NA=+H
RMB’000 RMB’000
AR¥T T ARBT T
(Unaudited) (Unaudited)
(REER) (REEHE=Z)
(RES o))
(&&E7)
NET CASH (USED IN)/GENERATED BmEEB(FTH)
FROM FINANCING ACTIVITIES IS < R4
Interest paid BEAFLE (499,205) (485,168)
Interest paid to guaranteed notes holders — [AIFEREZHFH A 258 (90,473) -
Proceeds from bank borrowings RITIE B RIR 5,428,769 2,541,962
Repayment of bank borrowings BIBRITER (5,469,167) (1,977,697)
Proceeds from rights issue of shares HRZEE TR (D 2 BT 208 5,054,041 -
Share issue expenses IR FEITHS (16,385) -
Loans from the ultimate holding company  F&4&IZRA B4 THIE R 660,000 547,887
Loans from fellow subsidiaries B ZHIE ARG FRE R 2,954,654 260,671
Repayment of loans from fellow subsidiaries €& R XM B A7 E X (3,566,000) (12,000)
Advance from the ultimate holding company & 43 i% A 544 T K E 30 5,535 115,760
Advance from the immediate holding HEEZER ARG TSR
company - 8,210
Advance from fellow subsidiaries B R B R4S TRRK - 279
Repayment to fellow subsidiaries BERTRZAMNBAR (5,000,152) -
Advance from non-controlling interests FEVE AR RE R 45 T HOZAER 41,519 21
Dividend paid to non-controlling interests  [A] FF4 A AE &5 K - AU IR B (7,980) (13,419)
Acquisition of subsidiaries accounted for WEEMT B AT (BES 6
under merger accounting (Note 2) =55 ARR) (H13F2) (43,760) =
(548,604) 986,506
Net decrease in cash and cash equivalents R4 RIRSEEWRE L F5E (2,919,162) (861,919)
Cash and cash equivalents at the beginning Hi¥] 23R & MIBEEEW
of period 6,401,241 9,011,883
Effects of exchange rate changes on the LASNEE %75 2 3R & 45k
balance of cash held in foreign currencies 7 [ & i &) g7 45 (474) 30,650
Cash and cash equivalents at the end of BRZREMREEEY
period 3,481,605 8,180,614
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NOTES TO THE CONDENSED CONSOLIDATED
FINANCIAL STATEMENTS
8 A o 5 S 5 A O

For the six months ended 30 June 2015 ¢ &EHZE—

—HFRB=THIER

@A

GENERAL INFORMATION 1. —R=EE

Joy City Property Limited (the “Company”, together with KR EAR AT ([ARA ] ERENB
its subsidiaries, collectively referred to as the “Group”) was NP5 FZIK‘E@J)EEAE%%?H%EZQZE
incorporated in Bermuda with limited liability and its ordinary RAR)  EEERNREBHERZMER R A
shares are listed on the Main Board of The Stock Exchange ([E$AZPT ) EMR LT -

of Hong Kong Limited (the “Stock Exchange”).

The principal activity of the Company is investment holding. ZK AlZEBEKABRELRR  ARRZHEB
The Company’s subsidiaries are principally involved in NEIEBREREER  MERERER W
investment holding, property investment and development, B MR BT o

property management and hotel operations.

In the opinion of the directors of the Company, the ultimate ARBIEERE  ARAZ&EZER AR AT
holding company of the Company is COFCO Corporation, a REBEERAR - ERPEARKEFE([H
company established in the People’s Republic of China (the Bl )AL o

NPRC!!).

The condensed consolidated financial statements are BRRG A IERERURBLEBERBELTE
presented in Renminbi (‘RMB”), the currency of the primary FELERBEZEE(RNEBET AT EE
economic environment in which most of the group entities ZUBEEE)ARBTARE DR
operate (the functional currency of most of the entities

comprising the Group).

BASIS OF PREPARATION 2. mBEE

The condensed consolidated financial statements have fERR4R & ﬁﬁki&i’%)ﬂﬁﬁ”ﬁ IR AEEM
been prepared in accordance with Hong Kong Accounting ZABESHERNEEE /‘i Y£R8 1) #3455

Standard (“HKAS”) 34 “Interim Financial Reporting” issued
by the Hong Kong Institute of Certified Public Accountants
as well as with the applicable disclosure requirements of
Appendix 16 to The Main Board Listing Rules Governing
the Listing of Securities on the Stock Exchange (the “Listing
Rules”). The condensed consolidated financial statements
do not include all the information and disclosures required
in the annual financial statements, and should be read in
conjunction with the Group’s financial statements for the
year ended 31 December 2014.

—T-hAFHEHRE

Fqﬂﬁﬂﬁﬁﬁ%#&iJ&m%Z(Hﬁ%xﬁﬁIT& 5 £
AR ETRA DM E16RERERE -
HRALGE M BHRRTEBEARFEMBEHRRH
Sl PREEMNIEE  TREREEHE

—HEF A=+ B IEFEZHBERER 6

B -
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Notes to the Condensed Consolidated Financial Statements i B 4% & B4 % Hh # M 51

For the six months ended 30 June 2015 ¢ HE—ZFT—RFNA=ZF+HIE/NEA

72

BASIS OF PREPARATION (continued)

Very substantial acquisition and connected
transaction

On 4 December 2014, a very substantial acquisition and
connected transaction in relation to the acquisition of Joy
City Projects (which comprise mixed-use complex projects
which are or to be developed under the brand of “Joy City”
including Xidan Joy City, Shenyang Joy City, Chaoyang Joy
City, Shanghai Joy City, Tianjin Joy City and Yantai Joy City)
was completed. The Company acquired (i) from Sheen Jade
Limited (“Sheen Jade”) all the issued share capital of Fortune
Set Limited (“Fortune Set”) after the transfer by Magic Grain
Limited, an indirect wholly-owned subsidiary of COFCO
Corporation, of its entire issued share capital in Fortune
Set to Sheen Jade in 2014 (the “Restructuring”); (i) from
COFCO Land Limited (“COFCO Land”) all the issued share
capital of Kersen Properties Limited (“Kersen Properties”)
and Mega Health Limited (“Mega Health”) (collectively,
together with Fortune Set, the “Target Companies”); and (iii)
the shareholders’ loans of HK$995.9 million (approximately
RMB788.9 million) which were outstanding and owing by
certain of the Target Companies to COFCO Land as of the
date of the acquisition agreement dated 12 September 2014
(together with the acquisition of the Target Companies,
referred to as the “Acquisition”), by cash consideration of
HK$12,459.8 million (approximately RMB9,869.4 million).

Both COFCO Land and Sheen Jade (Magic Grain Limited
before the Restructuring) are indirect wholly-owned
subsidiaries of COFCO Corporation, the ultimate holding
company of the Company. The Target Companies and their
subsidiaries (the “Target Group”) are principally engaged in
investment holding, property investment and development,
property management and hotel operations.

The details of the Acquisition are set out in the Company’s
circular dated 5 November 2014 and the Group’s consolidated
financial statements for the year ended 31 December 2014.

As the Group and the Target Group were under common
control of COFCO Corporation and COFCO Corporation will
continue to control the Group and the Target Group upon
completion of the Acquisition, the Acquisition is considered
as a combination of businesses under common control and
accounted for under the principles of merger accounting,
pursuant to which the condensed consolidated financial
statements of the Group have been prepared as if the Target
Companies and its subsidiaries had been subsidiaries of the
Group since the beginning of year 2014.

The condensed consolidated statement of profit or loss
and other comprehensive income, condensed consolidated
statement of changes in equity and condensed consolidated
statement of cash flows have been prepared as if the Target
Companies and its subsidiaries had been subsidiaries of the
Group throughout the six months ended 30 June 2014, or
since their respective dates of incorporation/establishment
where this is a shorter period. Respective notes to the
condensed consolidated financial statements have also been
restated. All significant intra-group transactions, balances,
income and expenses are eliminated on combination.
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Notes to the Condensed Consolidated Financial Statements f§j 45 & B8 S M 5
For the six months ended 30 June 2015 ¢ EHE—ZT—RF A=+ HIEEA

BASIS OF PREPARATION (continued)

Very substantial acquisition and connected

transaction (continued)

The effects of the combination of the Target Group on the
result of the Group for the six months ended 30 June 2014

are summarised below:

2. REEE(R)

HREEARBEERBERS ()

=t+tBIERNEAZESR

Gombination of

EREEAHEAEERE_T—MNFRA
VR AT

subsidiaries
under Combination
2014 common control adjustments 2014
R TR
“T-mFE WEBLEAH BH AR “T-mF
RMB’000 RMB’000 RMB’000 RMB’000
ARETT ARBTTT ARETT ARETT
(Previously
reported) (Note) (Restated)
(REZHEH) (Fits) (ZE5)
Revenue Wogs 1,824,850 1,153,932 7,781 2,986,563
Cost of sales and services provided HERERRRBRA (756,481) (424,057) (1,264) (1,181,802)
Gross profit E7 1,068,369 729,875 6,517 1,804,761
Other income Hitl A 55,922 11,225 13 67,160
Other gains and losses, net Hiplss K EEF4E 31,674 (13,304) = 18,370
Distribution and selling costs DERHERA (98,045) (81,895) = (179,940)
Administrative expenses IR (258,713) (139,087) (1,530) (399,280)
Fair value gain of investment properties BENEZ AR BERS 29,095 1,502,016 (2,000) 1,529,111
Finance costs N (92,738) (354,450) - (447,188)
Share of profits of associates JE(RE 2 N B A 5,395 40,417 (41,542) 4,270
Share of loss of a joint venture Eiha2ARBE - 1,125 (1,125) =
Profit before tax B AEA 740,959 1,695,972 (39,667) 2,397,264
Income tax expense FEHR% (307,627) (475,085) (750) (783,412)
Profit for the period HRR A 433,332 1,220,937 (40,417) 1,613,852
Other comprehensive income/(expense): HEp2ERA/(TH)
ltems that may be reclassified subsequently — E# A EE#HEGHEE
to profit or loss: BmfEL -
Exchange differences on translating BEBINEBEEN
foreign operations EHESR 13,935 - - 13,935
Hedging instrument in cash flow hedge: Benmsmy
TR :
Reclassification adjustment for gain included ~ ${zt AE& 2 Mia 2
in profit or loss ENAEAE (608) - - (608)
—E-REHRERE ARMMEARAT 73



Notes to the Condensed Consolidated Financial Statements i B4 & W% R 5§
For the six months ended 30 June 2015 ¢ HE—ZFT—RFNA=ZF+HIE/NEA

2. BASIS OF PREPARATION (continued) 2. mEEE(E)
Very substantial acquisition and connected FEBEANBSEREERS (&)

transaction (continued)

Gombination of

subsidiaries
under Combination
2014 common control adjustments 2014
HEZH T
ZZ-NE  WBAREH B AR T
RMB’000 RMB'000 RMB’000 RMB'000
ARET ARBTTT ARETT ARETT
(Previously
reported) (Note) (RESEED)
(REZHREE) CiE3) (g =E51)
Other comprehensive income for the period ~ EIRE 2 ERA 18,327 - - 13,327
Total comprehensive income for the period HAZANALE 446,659 1,220,937 (40,417) 1,627,179
Profit for the period attrioutable to: THSERGAREH -
Owners of the Company ARRHEEA 177,463 1,134,806 - 1,312,269
Non-controlling interests JER R RS 255,869 86,131 (40,417) 301,583
433,332 1,220,937 (40,417) 1,613,852

Total comprehensive income attributable to: TR IEEEZERA

4
Owners of the Company KARHEBA 190,790 1,134,806 - 1,325,596
Non-controlling interests IR RS 255,869 86,131 (40,417) 301,583

446,659 1,220,937 (40,417) 1,627,179
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Notes to the Condensed Consolidated Financial Statements f§j 45 & B8 S M 5
For the six months ended 30 June 2015 ¢ EHE—ZT—RF A=+ HIEEA

BASIS OF PREPARATION (continued) 2. mEEE(E

Very substantial acquisition and connected FEEANBBERBERS (B)
transaction (continued)

The effects of the combination of the Target Group on the
Group’s equity at 1 January 2014 are summarised below:

EREEAHEARER T —NF—HA—H
Z RSN T

Combination of

subsidiaries
under Combination

1 January 2014 common control adjustments 1 January 2014
ZE-WE  AREEHTH —T-mF
—A—B WEBRAAH BHRE —A—H
RMB'000 RMB'000 RMB’000 RMB'000
AREFL AREFTL AREFTL AREFTL

(Previously
reported) (Note) (RESEE)
(REZHLH) (Bt (ZE=5)
Ordinary share capital EBRA 667,941 - - 667,941
Share premium R E 11,808,027 - - 11,808,027
Capital reserve BARE - 5,435,305 = 5,435,305
Non-redeemable convertible preference shares 7~ a] B (8] ] # & (8 55 % 1,722,317 = = 1,722,317
Special reserve Kl (10,888,252) - - (10,888,252)
Other reserve it fif 2,348,144 - - 2,348,144
Statutory reserve HT R 276,512 70,750 - 347,262
Property revaluation reserve MESHRHE 17,000 = = 17,000
Hedging reserve Fpalear 608 - - 608
Foreign currency translation reserve INERERE (221,738) - - (221,738)
Retained profits REEH 7,514,182 6,842,223 (4,147) 14,352,258
Equity attributable to owners of the Company ~ AARIEBARGER 13,244,741 12,348,278 (4,147) 25,588,872
Non-controlling interests FERER 4,819,476 680,593 (1,545,967) 3,954,102
Total equity B 18,064,217 13,028,871 (1,650,114) 29,542,974

Note:  The adjustments represent the combination adjustments using the Mz : FAREETHAHEHEIEANEFR LB EEER

principles of merger accounting for certain entities held by both
the Group and the Target Group. These entities include - /&+ 18
B X EARAF(“Shanghai COFCO Property Development Co.,
Ltd.”), which is owned as to 50% by the Group (accounted for as an
associate) and 50% by the Target Group (accounted for as a joint
venture), it RHIEESEEER AR (‘COFCO Plaza Development
Co Ltd”), which is owned as to 60% by the Group (accounted for
as a subsidiary) and 40% by the Target Group (accounted for as
an associate), and&[5 Sl E Y E E 12 G R A 8] (“Shenyang Gloria
Properties Management Co., Ltd.”), which is owned as to 90.91% by
the Group (accounted for as a subsidiary) and 9.01% by the Target
Group (accounted for as an available-for-sale investment).

FETERBETAAE RESEREELS
TREXFRERAF(ARNEEEF50%(A
RO R ERE) KA B REEEFS0%(A
RINGBAZERRA)) ERPEBESERAR
AR (BAKEHEEF60% (ARSI AHERR)
kBB EEEER40% (AR RBERTF]))
FEGHIRMEEEERAR(AAEEES
90.91% (AFRIIBIBAR) K B EEEHER
9.01%(ABRI R A EHRE)) °
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Notes to the Condensed Consolidated Financial Statements i B4 & W% R 5§

For the six months ended 30 June 2015 ¢ EHE—F

76

BASIS OF PREPARATION (continued)

Very substantial acquisition and connected
transaction (continued)

The effects of the above business combination under
common control on the Group’s basic and diluted earnings
per share for the six months ended 30 June 2014 are as
follows:

Figures before adjustments AERET

Effect arising from business HEZESI T /6 G
combination under common T
control

Figures after adjustments FARIEHT

—RENA=THILAEAR

earnings per share

B E2E (&)

FEEARBEERBERS (&)

MARESH TEBRHHAKREHE_F
—HERA=ZTHLEREASREARE SR
MEFEmN :

Impact on basic Impact on diluted

earnings per share

HERERBNNTZE HERESRENNTE

RMB cents RMB cents
AR¥S ARES
1.9 N/A

i A

11.8 N/A
i@ A

13.7 N/A
i@ A

No diluted earnings per share is presented as there was no
potential ordinary share in issue during that period.

Discloseable and connected transaction

During the current period, a discloseable and connected
transaction in relation to the acquisition of the entire equity
interest in FLAERKEZEBR AR (“Zhejiang Herun
Tiancheng”) by the Group from /&8 R P¥EEZAER
A 7] (“Shanghai Wanliang”), a wholly-owned subsidiary of
COFCO Corporation, was completed. The consideration of
the acquisition is RMB43,760,000.

Zhejiang Herun Tiancheng is a limited liability company
established in the PRC and is principally engaged in
property development, which was acquired by Shanghai
Wanliang from third parties in October 2014. Accordingly,
Zhejiang Herun Tiancheng becomes a subsidiary of COFCO
Corporation since October 2014. The principal asset of
Zhejiang Herun Tiancheng is two pieces of lands located in
Gongshu District, Hangzhou City, the PRC (the “Lands”). It
is planned that the Lands will be developed into commercial
and residential properties.

The details of the above acquisition are set out in the

Company’s announcement dated 3 February 2015 and the
Company’s circular dated 6 March 2015.

Joy City Property Limited Interim Report 2015

ZHEARETEEER
SEER

P - BRI 2 51 5 A

ATHENBERS

EAME  AEASEAPESEEARARZ
2EMBARLEBREXEEHXATRAA
([EESRDKBHIMBRKEXARA
A(HIMBRK ) 2R 2 ATRER
MEXHROTK - WBEHRZRERARE
43,760,0007T °

HIFERK A —BRTMBEKRIZEREER
A UTBREYEER - HALBERN
T-METABBLE=TTWE - Bt AT
FBRKE —ZE—ME+ARKATIREES
BRARIZIERR - AMIFBERK L EEEE
AR BRI TS ER 2 Mgt ([ZE5L
W)  ZELHFAIBHESHEREED
o,

i EEIR 2 FIEHIIN ARG BBRR -
—hHFE=-R=H Z”\¢&$@ET HE A=
—hFE=ANNHZBE



Notes to the Condensed Consolidated Financial Statements f§j 45 & B8 S M 5
For the six months ended 30 June 2015 ¢ EHE—ZT—RF A=+ HIEEA

BASIS OF PREPARATION (continued)

Discloseable and connected transaction
(continued)

As the Group and Zhejiang Herun Tiancheng were under
common control of COFCO Corporation since October 2014
and COFCO Corporation will continue to control the Group
and Zhejiang Herun Tiancheng upon completion of the above
acquisition, the acquisition is considered as a combination of
businesses under common control and accounted for under
the principles of merger accounting, pursuant to which the
condensed consolidated financial statements of the Group
have been prepared as if Zhejiang Herun Tiancheng had
been a subsidiary of the Group since October 2014.

The condensed consolidated statement of financial position
of the Group as at 31 December 2014 has been restated
to include assets and liabilities of the companies now
comprising the Group. Respective notes to the condensed
consolidated financial statements have also been restated.
All significant intra-group balances are eliminated on
combination.

The effects of the combination of Zhejiang Herun Tiancheng
on the financial position of the Group at 31 December 2014
are summarised below:

2. RREE(E)

FEEARBSERBERS (F)

R AEERNTIAERKE —F—NF+ A
EXPREEERIRZHFESH - MBS
BAR AR Lt Wi B IR SE IR A B TR
REEFHTIERK - B EERE R
RIZEHI TR EBE G - LA HETRAA
fR o Bk AEBEZHRRAMBHRREER
S T MBRKE —F-0OF+ARE
RRAEEZHBAR

AEER-_Z-—NOF+-A=+—HBZHAR
EMBIRRAREEED - AR ATAEKASE
BHARIZEERAE - BREEMEREN
HEAMETEES - TAEEXRKEARARS
BRI A GHITETEH o

HTBERKAHEAREER _—F—MOF+=
A=t+—HAZMBRANZERLNT

Gombination of

subsidiaries

31 December under 31 December
2014 common control 2014
—Z-mF SRS T A “ENF
+=A=+—-H HBARA G +=A=+—H
RMB’000 RMB’000 RMB’000
AREFTL ARETTL AREFTL

(Previously
reported) (RENEIE)
(REZHREE) (s E5)

NON-CURRENT ASSETS FRBEE

Investment properties REME 40,699,312 1,160,600 41,859,912
Property, plant and equipment VEN T E 5,963,010 - 5,963,010
Leasehold land and land use rights HE LN+ fF 853,692 - 853,692
Intangible assets Bl &E 18,617 - 18,617
Interest in an associate jiiket NI o 89,290 - 89,290
Available-for-sale investments AfRHERE 1,510 = 1,510
Goodwill mE 184,297 - 184,297
Deposits and prepayments BeRBEMFE 46,252 = 46,252
Deferred tax assets EERIAEE 49,528 - 49,528
Amount due from the ultimate holding company — FE S B A 7208 20,000 = 20,000
47,925,508 1,160,600 49,086,108
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Notes to the Condensed Consolidated Financial Statements i B4 & W% R 5§
For the six months ended 30 June 2015 ¢ HE—ZFT—RFNA=ZF+HIE/NEA

2. BASIS OF PREPARATION (continued) 2. WEEAE(E)
Discloseable and connected transaction IEEAWBEENEERS (F)

(continued)

Gombination of

subsidiaries
31 December under 31 December
2014 common control 2014
SRS TH “T-mF
+-A=+—-H WBARAH +-A=+—H
RMB’000 RMB’000 RMB’000
AREFTL AREFTL AREFT
(Previously
reported) (RESEEh)
(REZ2HeH) (&&=731)
CURRENT ASSETS RBEE
Inventories FE 29,581 - 29,581
Properties held for sale HENE 533,928 - 533,928
Properties under development for sale HETRME 9,307,789 1,762,584 11,070,373
Accounts receivable JEURER X 124,601 - 124,601
Deposits, prepayments and other receivables B BATER
At EYIE 609,151 512 609,663
Amounts due from the ultimate holding FEM LR AR
company 965 - 965
Amounts due from fellow subsidiaries TEM R R B A RIZ0R 19,769 8 19,777
Tax recoverable Ak e F A 73,953 = 73,953
Restricted bank deposits SREFITER 87,979 - 87,979
Cash and bank balances R RBTER 6,368,077 33,164 6,401,241
17,155,793 1,796,268 18,952,061
CURRENT LIABILITIES REBEE
Accounts payable R R 1,132,219 = 1,132,219
Other payables and accruals HiENTIBRESER 3,256,527 743 3,257,270
Deposits received in respect of pre-sale of HENEEKize
properties 449 487 - 449,487
Amounts due to the ultimate holding company ~ FEf SR A RIIE 331,002 = 331,002
Amounts due to fellow subsidiaries ERRZRBARZE 5,074,208 8,037 5,083,145
Amounts due to non-controlling interests B ERRERTR 108,421 - 108,421
Loans from fellow subsidiaries RAZRBARISRTFHER 1,159,150 2,887,500 4,046,650
Bank borrowings RITER 5,574,204 = 5,574,204
Income tax and land appreciation tax payables  FEfFT{5H: & 1 S ER 875,833 - 875,833
17,961,051 2,897,180 20,858,231
NET CURRENT LIABILITIES RBRERE (805,258) (1,100,912) (1,906,170)
TOTAL ASSETS LESS CURRENT LIABILITIES #&ERKEEE 47,120,250 59,688 47,179,938
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Notes to the Condensed Consolidated Financial Statements f§j 45 & B8 S M 5
For the six months ended 30 June 2015 ¢ EHE—ZT—RF A=+ HIEEA

2. BASIS OF PREPARATION (continued) 2. WEEAE(E)
Discloseable and connected transaction IEEAWBEENEERS (F)

(continued)

Gombination of

subsidiaries
31 December under 31 December
2014 common control 2014
“T-NF KRR TH “T-mF
+-A=1+—H MEBARA G +-A=1+—-H
RMB’000 RMB’000 RMB’000
AREFTL ARETTT ARETTT
(Previously

reported) (RENEIED)
(RE2HeHE) (s E51))

NON-CURRENT LIABILITIES FrBaE
Rental deposits received =Yk ka 287,157 - 287,157
Loans from a fellow subsidiary RZMBA AL THER 455,500 - 455,500
Bank borrowings RITER 9,160,716 = 9,160,716
Deferred tax liabilities ERHIBAE 5,400,936 12,447 5,413,383
Guaranteed notes ERER 4,862,299 - 4,862,299
20,166,608 12,447 20,179,055
NET ASSETS EERE 26,953,642 47,241 27,000,883

CAPITAL AND RESERVES RAK B
Share capital A 748,041 - 748,041
Reserves &5 18,968,498 47,241 19,015,739
Equity attributable to owners of the Company ~ RAFHEA AELER 19,716,539 47,241 19,763,780
Perpetual capital instruments KABEATE 3,767,649 - 3,767,649
Non-controlling interests JER R RS 3,469,454 - 3,469,454
TOTAL EQUITY R 26,953,642 47,241 27,000,883
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BASIS OF PREPARATION (continued)

Discloseable and connected transaction

(continued)

The effects of the combination of Zhejiang Herun Tiancheng
on the Group’s equity at 1 January 2015 are summarised

below:

2. RREE(E)
HREEARBEERBERS ()

Notes to the Condensed Consolidated Financial Statements i B4 & W% R 5§
For the six months ended 30 June 2015 ¢ HE—ZFT—RFNA=ZF+HIE/NEA

HIBERKAHEAEER T —AF—H

— ARz ERAmT

Combination of

subsidiaries

1 January under 1 January
2015  common control 2015
—E—-AfF H RS T —E-AF
—H—H KBARAH —H—H
RMB’000 RMB’000 RMB’000
ARETT ARETT ARETT

(Previously
reported) (RESEED)]
(REEHEH) (&=51)
Ordinary share capital TR 748,041 - 748,041
Share premium B a(E 13,329,919 — 13,329,919
Capital reserve BAfEE 5,360,324 11,375 5,371,699
Non-redeemable convertible /N A] BB o] AT 4 R B S AR 1,722,317 - 1,722,317

preference shares
Special reserve B RIEE (20,757,648) - (20,757,648)
Other reserve Hib 3,137,029 - 3,137,029
Statutory reserve TRTE 410,143 = 410,143
Property revaluation reserve MEBGEE 17,000 - 17,000
Foreign currency translation reserve INEA B R (213,092) = (213,092)
Retained profits {REBEF 15,962,506 35,866 15,998,372
Equity attributable to owners ARNAIEE AEGERS 19,716,539 47,241 19,763,780
of the Company

Perpetual capital instruments KAMEATR 3,767,649 - 3,767,649
Non-controlling interests JEE R i 3,469,454 = 3,469,454
Total equity B 26,953,642 47,241 27,000,883
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Notes to the Condensed Consolidated Financial Statements & B 4% & B % # £ bt ik
For the six months ended 30 June 2015 ¢ EHE—ZT—RF A=+ HIEEA

PRINCIPAL ACCOUNTING POLICIES

The condensed consolidated financial statements have been
prepared on the historical cost basis except for investment
properties that are measured at fair values.

Except as described below, the accounting policies
and methods of computation used in the condensed
consolidated financial statements for the six months
ended 30 June 2015 are the same as those followed in the
preparation of the Group’s annual financial statements for
the year ended 31 December 2014.

In the current interim period, the Group has applied, for the
first time, the following amendments to Hong Kong Financial
Reporting Standards (“HKFRSs”) issued by the Hong Kong
Institute of Certified Public Accountants:

Amendments to HKAS 19 Defined Benefit Plans: Employee
Contributions

Amendments to HKFRSs  Annual Improvements to
HKFRSs 2010-2012 Cycle

Amendments to HKFRSs  Annual Improvements to
HKFRSs 2011-2013 Cycle

The application of the above amendments to HKFRSs in
the current interim period has had no material effect on the
amounts reported in these condensed consolidated financial
statements and/or disclosures set out in these condensed
consolidated financial statements.

TESHEE

BRIREMERUARAEBEEI  AERZEER
BMRCIRELRARH -

BRTXAatEN  BE_ZE—RAFA=1TH
EAREABRGSMBHRRRAB 2 BER
AR RRREARERE T -NFE+ A
=t HUEFEZFERBRRMAE B -

RAPHERE  AEEEXRATIHEES
ARG EM BEEMEREER([FEHE

EER ) ZEFT

BB aH £ REEFETE -
F19RUERTAR)  ERHAM
BRUGEMEER BEHBHEEER

ZIERT —F—FFE-F
— —FHHRFE
2t

BEMGREER BEHBGHEER

ZIERT —F——FF-F
— = FHHRFE
2t

RARHHRER L EEMBREELE
AERREHASAMBRRMEZBZEE
%,/ RZEERGE W BRRAF M 2 REL
BEARE -
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For the six months ended 30 June 2015 ¢ EHE—F

4.

82

REVENUE

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

—RENA=THILAEAR

i 2%
REIA - REBEWRESTAT

Six months ended

BZT5 A IEAEA
30.06.2015 30.06.2014
—Z2—RF —F-MF
~NB=TH ~NA=+H
RMB’000 RMB’'000
ARET T ARETIT
(Unaudited) (Unaudited)
(REEZ) (REFEZ)
(Restated)
(#&=71))
Property investment and development: #13£i& & Kk A2 :
Gross rental income from EYERT A BEE
investment properties 1,074,081 979,996
Sales of properties held for sale HEFEME 283,438 1,243,588
Service income for primary land — %+ b FA RS AR A YA
development 30,000 14,355
Property management and YIS IE R EE R
related services 143,881 143,150
Other property related service H it ¥ 48 IR 75 WA
income 97,882 88,154
1,629,282 2,469,243
Hotel operations: B & A
Hotel room revenue BB W 415,427 366,152
Other ancillary service Hi i E RS 179,595 151,168
595,022 517,320
Total revenue 48 e 2,224,304 2,986,563
SEGMENT INFORMATION PEER

The Group is organised into certain business units according
to the nature of goods sold or services provided. The
operating segments of the Group are determined by the
directors of the Company based on the business units by
reference to the goods sold or services provided. These
business units are the basis of internal reports provided
to the directors of the Company, the chief operating
decision maker, for the purpose of resource allocation
and performance assessment. The operating segments of
the entities comprising the Group with similar economic
characteristics and similar nature of goods sold or services
provided have been aggregated into the following reportable
segments.

Property investment
Property and land
development

Property letting

Development and sale of
properties, and development
of lands

Hotel ownership and
management

Property management and  Provision of agency services
related services and property management

services

Hotel operations
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Notes to the Condensed Consolidated Financial Statements f§j 45 & B8 S M 5

For the six months ended 30 June 2015 ¢ EHE—F

SEGMENT INFORMATION (continued)

Information regarding the above segments is reported

below.

Segment revenue and segment results

The following is an analysis of the Group’s revenue and

results by reportable and operating segments.

Property
investment

Property and
land development

—RFANAZFHIEAREA

5. 2WMERR)

ERLADBMEMZHMT

7 B8R R D B R AR
;E%ﬂ$%@7 RGBS B R E

Property
Hotel - management and Segment
operations  related seg/_ioes fotal

Inter seqment
glimination Total

i
RIBOD

Six months ended BE-E-1EAA=1H

30 Jung 2015 (Unaudited) LAfER(788H)
Segment revenue AP
External customers AR 1,076,101 313,438 595,022 241,763 2,206,324 - 2,206,324
Iner-segment revenue AEgE 6,036 - - 3,745 9,781 (9,781) -
Consolidated Al 1,082,137 313,438 595,022 245,508 2,236,105 (9,781) 2,206,324
Rental adjustments feE (2,020)
Revenue as presented in condensed BRGARERENSA

consolidated proft or loss and WERAZHMAE

other comprehensive income 2,204,304
Segment results AY%E 623,358 126,085 (1,449) 96,551 844,551 84,551
Unallocated corporate income and 2 ﬁ AR

other gains Al 82,634
Unallocated corporate expenses and other A& EAEERR

losses At (168,364
Fair vali gain of nvestment properties SCUENIN L 732,703
Finance costs HERK (474,804)
Share of profit of an associate AT 9013
Profit before tax as presented in BBGAERRAMNAE

condensed consolidated statement e el

of profit or loss and other iyl

comprehensive income 1,035,933
Six months ended 30 June 2014 EE-E-MEAA=1R

(Unaudited and restated) AR (RESHR

f55))

Segment revenue P
Extemal customers MREF 979,99 1,257,043 517,320 231,304 2,986,363 - 2,986,363
Iner-segment revenue AHRNE - - - 1971 1971 (1.371) -
Consolidated i R R L I (31 2095
Segment results Pk S| 643430 652,899 19,548 147,692 1,463,569 - 1,463,569
Unallocated corporate income #aR m%ﬂﬁ()\&

and other gains 2 3,102
Unallocated corporate expenses AR ﬁ% i&

and other losses HbEE (185,200)
Fair vale gain of ivestment properties kAN 2 A% BN 1,529,111
Finanoe costs BERA (447.188)
Share of proft of an associate MEREDFER 4210
Profit before tax as presented in HRLAERREM2E

condensed consolidated statement e GEL)

of profit or loss and other iyl

comprehensive income 2,397,264
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For the six months ended 30 June 2015 ¢ EHE—F

84

—RENA=THLEAE

SEGMENT INFORMATION (continued)

Segment revenue and segment results (continued)
Inter-segment revenue was charged at prices agreed
between group entities.

Segment revenue represents revenue earned by each
segment without rental adjustments for property letting
relating to the recognition of rental income from operating
lease on a straight-line basis over the term of the relevant
lease. Segment results represents the profit earned/loss
incurred by each segment without allocation of certain items
incurred for management purpose, including certain other
income, other gains and losses, distribution and selling
costs, administrative expenses, fair value gain of investment
properties, finance costs, share of profit of an associate and
income tax expense. The above is the measure reported to
the directors of the Company for the purposes of resource
allocation and performance assessment.

Segment assets and liabilities

Segment assets and liabilities are not disclosed in the
condensed consolidated financial statements as they are
not regularly provided to the directors of the Company
for the purposes of resource allocation and performance
assessment.
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Notes to the Condensed Consolidated Financial Statements f§j 45 & B8 S M 5
For the six months ended 30 June 2015 ¢ EHE—ZT—RF A=+ HIEEA

OTHER INCOME 6. HfA
An analysis of the Group’s other income for the period is as RHERN - REBEMBADITOT :
follows:

Six months ended

BZET3AHILEASEA

30.06.2015 30.06.2014
—®-hfF —T—gF
~HA=+AH ~NA=+H
RMB’000 RMB’000
AR¥T T ARBTIT
(S ETTLe [1=Ye )] (Unaudited)
(REEFR) (RIEEHEZR)
(Restated)
C<=vlp)

Interest income from: REUTSERREWA :
Banks |17 22,474 31,989

Deposits placed with a non-banking  E#R1T & B Z K

financial institution* - 863
Loans to fellow subsidiaries LT RRWBARMNER - 244
Loans to former associates BT RIEE AR AR - 4177
Investment income FEWA 21 16,120
Government grants** BRI i B 2,335 8,794
Others Hi 4,221 4,973
29,051 67,160

* The non-banking financial institution is COFCO Finance Corporation * ERITERMEBIEAEER XM B AR RENH
Limited (“COFCO Finance”), a fellow subsidiary of the Group. BREEQR([FRFB]) -

- Various government grants have been received for developments in * BN E T A0 B R TE B 15 2 RBUT
certain provinces in Mainland China. The government grants mainly A - BSHALE BRI BUTR FASEE TH
related to discretionary awards granted by local governments to BRANBIEEE  ARREERAEMBERER
certain subsidiaries of the Group to award their contributions to the H) B RR o 5% 35 10 BE 30 48 (Al R E AR A IR (sl sk A
local development. There are no unfulfilled conditions or contingencies SR

relating to these grants.
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For the six months ended 30 June 2015 ¢ HE—ZFT—RFNA=ZF+HIE/NEA

7. OTHER GAINS AND LOSSES, NET 7. Httl=m KGR FE

An analysis of the Group’s other gains and losses, net, for REAA - A5 B E b U 2 KBS 180F 58 2 AT a0
the period are as follows: T

Six months ended

HZT5 BAHEAEA
30.06.2015 30.06.2014
—E-AF —E-EF
~A=+H ~NA=+A
RMB’000 RMB’000
AR¥T T ARBTIT
(Unaudited) (Unaudited)
(REER) (RIEEHEZR)
(Restated)
(gE5)
Impairment loss of accounts FEUR BR OB B B 18 /5 58
receivable, net (2,480) (1,025)
Reversal of impairment H fh fE W SR IE R B B 18
loss/(impairment loss) of BB CREEE) T8
other receivables, net 16,047 (912)
Loss on disposal of property, LEME - BEK&
plant and equipment HiEEE (510) (630)
Exchange gains, net [E 5 W a5 5 31,528 22,171
Others HAh (2,691) (1,234)

41,894 18,370
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Notes to the Condensed Consolidated Financial Statements f§j 45 & B8 S M 5
For the six months ended 30 June 2015 ¢ EHE—ZT—RF A=+ HIEEA

FINANCE COSTS

An analysis of the Group’s finance costs is as follows:

BE KA

AEBERBEXRAIFTMOT :

Six months ended
BZET3AHILEASEA
30.06.2015
—Z2—HEF
ANA=1H

RMB’000

AR®T T
(S ETTLe [1=Ye )]

(REERK)

30.06.2014
—ET—F
~NA=+H
RMB’000
ARETTT
(Unaudited)
(REER)
(Restated)
(g=E751)

Interest on: AN ZIEF S -
Bank loans wholly repayable ARAFAEHEEZ
within five years RITERK 157,079 301,553
Bank loans not wholly repayable BEARAFRNEZEHERZ
within five years RITEK 307,741 149,454
Loans from COFCO Finance BRI 4 TR E K 27,822 25,258
Loans from the ultimate holding REIERARSA THER
company 2,505 113,258
Loans from fellow subsidiaries BRWBAR RS TFTHER 117,530 21,270
Guaranteed notes ERER 93,701 =
Total interest expenses MEFZ B 706,378 610,793
Reclassification adjustment HESMEE HF 2
on cash flow hedge BT DA - (608)
Less: Interest capitalised B BAMEFE (231,574) (162,997)
474,804 447,188
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88

PROFIT BEFORE TAX

The Group’s profit before tax is arrived at after charging/

(crediting):

BRBE AT A

AEEZBRBEATEFEME(GA) :

Six months ended

BZET3AHILEASEA
30.06.2015 30.06.2014
—E-AF —T—mF
ANA=+H ~NA=+A
RMB’000 RMB’000
AR¥T T AREFIT
(Unaudited) (Unaudited)
(REEZX) (RIEFEZ)
(Restated)
(&&5)
Amortisation of intangible assets T A B 4,053 1,853
Amortisation of leasehold land and FHE L N L3
land use rights {5 FA R 8 13,521 11,624
Depreciation of property, Y - BE &
plant and equipment HfEITE 162,346 134,764
Written off of intangible assets MiHETEE - 97
Cost of sales and services provided THE MR HARAS R A A
including: BIE
Cost of properties letting Yl B AR 263,475 247,855
Cost of properties sold B EWEK A 164,985 550,188
Cost of primary land development Frigft—HR i FEE
services provided R 7 Ak AR 4,980 14,355
Cost of property management and YEEIE N AR
related services RS A 2N 90,003 76,785
Cost of hotel services provided FIT 2 )8 [ AR 75 A A~ 355,800 285,176
Other direct costs HaEEKA 35,236 7,443
914,479 1,181,802
Gross rental income for investment KEYERS WA LTS
properties (1,074,081) (979,996)
Less: Direct operating expenses B BAEEESBAZ
incurred for investment "EYEZ
properties that generated rental HELERX
income during the period 263,475 247,855
(801,606) (732,141)
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Notes to the Condensed Consolidated Financial Statements f§j 45 & B8 S M 5
For the six months ended 30 June 2015 ¢ EHE—ZT—RF A=+ HIEEA

10. INCOME TAX EXPENSE 10. FPEHMAX
Six months ended
BZT3 BHIEREA
30.06.2015 30.06.2014
—E-HF —E -
ANA=1+H ~NA=+H
RMB’000 RMB’000
AR¥T T ARBT T
(Unaudited) (Unaudited)
(REER) (RIEFER)
(Restated)
(&&:7)
Current tax: BERFIIR :
Mainland China: R

Charge for the period A 63,372 136,661

(Overprovision)/underprovision in BRI (B, TR
prior periods B (48,704) 1,075
Land appreciation tax + b I (E R 25,606 123,917

Overprovision of land appreciation B HAR B AR 2
tax in prior periods FREE R (92,549) -
Dividend withholding tax A% B FEH0E 55,124 10,182

Hong Kong: BE
Charge for the period AR 5,289 5,010
8,138 276,845
Deferred tax R IA 321,112 506,567
329,250 783,412
11. EARNINGS PER SHARE 11. BREF
The calculation of basic and diluted earnings per share RATEA A ERERREEZF TR &
attributable to owners of the Company is based on the AR E

following data:

Six months ended
BZT% AHIEAEA
30.06.2015 30.06.2014
—E—hF —ET—OF
~A=1+H NA=+H
RMB’000 RMB’000

ARET T ARBTT
(Unaudited) (Unaudited)
(RBER) (RE&ERZR)
(Restated)

(& E5)

Earnings BF
Earnings for the purpose of basic and  # LAt E &AL E A K #5s
diluted earnings per share (Profit for  &#| 2 B F (XA &
the period attributable to owners of & AFE(S EARE F))
the Company) 596,329 1,312,269
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For the six months ended 30 June 2015 ¢ HE—ZFT—RFNA=ZF+HIE/NEA

11. EARNINGS PER SHARE (continued) 11. BREF(E
Six months ended
BZET3AHLILEASEA
30.06.2015 30.06.2014
—E-—IF —E—OF
ANA=+H ~NA=+A
(Unaudited) (Unaudited)
(REEEZX) (REEFEZ)
Number of shares (’000) BHEE (FR)
For the purpose of basic earnings HEUGTESREREFR
per share:
Weighted average number 38 A% DN 25 8
of ordinary shares 11,138,542 8,478,732
Number of non-redeemable 7] fE =] AT AR B ST AR
convertible preference shares LS 1,095,301 1,095,301
Weighted average number of shares  #£ At E G ERZEF] 2
for the purpose of basic earnings 1% (7 B9 ANHE 39 21
per share 12,233,843 9,574,033

The weighted average number of shares used for the
purpose of calculating basic earnings per share for the six
months ended 30 June 2015 and 2014 is calculated on
the basis of the weighted average number of shares of the
Company in issue during the periods and non-redeemable
convertible preference shares in issue during the periods.

The bonus element in the Rights Issue (as defined in Note 20)
is not considered in the calculation of the basic earnings per
share as the effect is not considered material.

No diluted earnings per share for the six months ended 30
June 2015 and 2014 is presented as there was no potential
ordinary share in issue during both periods.

12. DIVIDENDS 12.

During the six months ended 30 June 2015, final dividend
in respect of the year ended 31 December 2014 of HK1
cent per share was declared. No dividend in respect of
ordinary shares has been proposed, paid or declared by the
Company for the prior period.
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Notes to the Condensed Consolidated Financial Statements & B 4% & B % # £ bt ik
For the six months ended 30 June 2015 ¢ EHE—ZT—RF A=+ HIEEA

13. INVESTMENT PROPERTIES, PROPERTY,

PLANT AND EQUIPMENT, AND LEASEHOLD
LAND AND LAND USE RIGHTS

The fair value of the Group’s completed investment
properties and investment properties under construction
in Hong Kong and Mainland China at 30 June 2015 and
31 December 2014 has been arrived at on the basis of a
valuation carried out as at that date by Savills Valuation
and Professional Services Limited, independent qualified
professional valuers not connected with the Group.

For completed investment properties, the valuations
were arrived at by making reference to the comparable
market transactions as available in the market and where
appropriate, by valuing the properties on the basis of
capitalisation of the rental income derived from the existing
tenancy agreements with due allowance for the reversionary
income potential of the properties.

For investment properties under development, the valuations
were arrived at with adoption of direct comparison approach
by making reference to comparable sales transactions as
available in the relevant markets and where applicable,
by taking into account the costs that will be expended to
complete the developments to reflect the quality of the
completed development.

There has been no change in the valuation technique during
the current period.

The resulting increase in fair value of investment properties
(including completed investment properties and investment
properties under construction) of RMB732,703,000 has
been recognised directly in profit or loss for the six months
ended 30 June 2015 (six months ended 30 June 2014
(restated): RMB1,529,111,000). The amount of the change
in fair value recognised in profit or loss were related to
investment properties held at the end of each reporting
period.

13.

REWE  WE - BEESE HE
TR+ E AR

R-E-—AFAA=tHER-ZT-WF+_H
=t+—H  AEERFERTEABERTH
BREMERAERZREMEAABEENERE
YRS B A BRERMGEMSE —KF
BEFHENEXERARIRTNAHAHE
T2 HEREE °

HRERTRENE  2RTSRENTEL
BTS2 ETHE REEEBERATHERE
HEWZAEENHS WARIEER - Lo
F )R] SR WA TE DR E BB AR Y
=,

HRERKREYE  RAERHLEE2REH
MR ANAELBHER HETHE  RE
BE ISR T aT M 3 R IR B 1 £ R AR A
RRERTHRBEBNEE -

RAHIR - (BRI Mk o

HE-E-—AEXNA=THIAEAZIREY
¥X(PRERIREVERCEEEEYFE)ZRA
RBEZEINAREE732,703,0007T (B ==
T—OENA=ZTHIERBEAEEN) : AR
#1,529,111,00070) EEEREBERFHER - R
BREBERAZ AR BESDEEESREHARAN
HIREMEGR -
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13.

14.

92

—RENA=THLEAE

INVESTMENT PROPERTIES, PROPERTY,
PLANT AND EQUIPMENT, AND LEASEHOLD
LAND AND LAND USE RIGHTS (continued)

During the six months ended 30 June 2015, property,
plant and equipment and land use rights with an aggregate
carrying amount of RMB15,258,000 (six months ended
30 June 2014: Nil) were transferred to investment
properties upon the end of owner occupation with fair value
change recognised to other comprehensive income of
RMB1,392,000 (before income tax effect of RMB348,000).

During the six months ended 30 June 2015, an investment
property with a fair value of RMB34,500,000 (six months
ended 30 June 2014: Nil) was transferred to property, plant
and equipment upon owner occupation.

As at 30 June 2015, building certificates in respect
of certain leasehold properties of the Group in
Mainland China classified under property, plant and
equipment with an aggregate net carrying amount of
approximately RMB3,933,535,000 (31 December 2014:
RMB4,046,682,000) had not been issued by the relevant
PRC authorities.

DEPOSITS PAID FOR ACQUISITION OF 50%
EQUITY INTEREST IN AN ENTITY

On 31 March 2015, the Group succeeded in the bid
conducted through Shanghai United Assets and Equity
Exchange for the 50% equity interest in Shanghai Linyao
Investment Co. Ltd.* (E/@#MEEZEAFRAF) ("Shanghai
Linyao") at an aggregate price of RMB1,208,210,000, to
indirectly acquire the land located at Shanghai held by
Shanghai Linyao. The above acquisition has not been
completed up to the date of these condensed consolidated
financial statements.

Further details of the above acquisition are set out in the
Company’s announcement dated 31 March 2015.

The English name is translation of its Chinese name and is included for
identification purpose only, and should not be regarded as its official
English translation.
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For the six months ended 30 June 2015 ¢ EHE—ZT—RF A=+ HIEEA

15. ACCOUNTS RECEIVABLE 15. EEUWERRX
30.06.2015 31.12.2014
—E-—FEF —E—E
~NB=TH +=—A=+—H
(Unaudited) (Audited)
(REEFR) (REZ)
Rental receivables fElRR & 72,970 52,108
Property management fee receivables [EUYXEEIEE 17,804 16,470
Receivables from hotel operations BT A & N AR R AR S
and related services JE Uk FR38 36,015 32,763
Less: Allowance for doubtful debts B RERE R (27,012) (24,532)
99,777 76,809
Rental adjustments* o & 45,772 47,792
145,549 124,601
* Rental adjustments relating to the recognition of rental income from * REEREFHRANRERENBEREEEEZH
operating lease on a straight-line basis over the term of the relevant SWATIEL S AE -
lease.
In general, rental income, property management fee income —Bm=  ASWA - MEEEEWARAE
and income from hotel operations and related services are BARAAEREKRAREHEERGEE A
received in the month when the relevant services provided, B RS HEE R R RSN HIB30E60H
except for certain tenants and customers of which credit H= B o

period of up to 30 to 60 days are granted.

The Group does not hold any collateral over the above N MR bk A e A (AR IR S o
balances.

The following is an aged analysis of accounts receivable TR 5 BRI R = O H 2 51 i E U BR
net of impairment losses presented based on invoice date, (BHBREEE)ERON - HEKE S ER
except for aged analysis of rental receivables, which is AifiRESERRME [ 27 -

presented based on the date rental demand notice issued, at
the end of the reporting period:

30.06.2015 31.12.2014

—2-1f% —T—mEF

~NA=1+H +=A=+—8H

(Unaudited) (Audited)

(REEEX) (EEZ)

Less than 3 months 3ME A AR 73,811 52,645
3 months to 1 year 3EAZE14F 15,658 10,874
1 to 2 years 15224 7,520 9,862
2 to 3 years 2&34F 2,719 2,884
Over 3 years 3FLA L 69 544
99,777 76,809
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16. ACCOUNTS PAYABLE

16. BERR

30.06.2015 31.12.2014

—E-—FEF —E—E

~NB=TH +=—A=+—H

(Unaudited) (Audited)

(REEZX) (BEEIx)

Trade payable B S e RIA 274,583 336,891
Accrued expenditure on construction TfEZ:tF% 551,698 795,328
826,281 1,132,219

Accounts payable, including trade payable and accrued
expenditure on construction, mainly comprise construction
costs and other project-related expenses in relation to
properties under development for sale which are payable
based on project progress measured by the Group. Trade
payable are generally with credit period of 60 to 90 days,
except for the retention monies of certain construction costs
of which the credit period is up to 2 years. The Group has
financial risk management policies in place to ensure that all
payables within the credit timeframe.

The following is an aged analysis of trade payable at the end
of the reporting period based on invoice date.

RNER(BEEZRNEFO R IRAXIE
BREGEERYFMNRENAREMIAR R
X ZAKEEENEREESN - BFHE
NERRHNEEH —RRB60E0X » HHDE
ERAREFTENEERRZR/MF - A5EH
NP BEEREEBRRERREERAXINMAE
FERTFRIA -

TREBERRIREZ AL BNE ZEN
FRRARER DA ©

30.06.2015 31.12.2014

—2-1f%F —T—mF

~NA=1+H +=ZA=+—8H

(Unaudited) (Audited)

(REEEX) (RER)

Within 1 year 1FER 156,983 144,993
1 to 2 years 1224 57,179 158,073
2 to 3 years 2E3F 40,368 19,215
Over 3 years 3FL E 20,053 14,610
274,583 336,891
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17. AMOUNTS DUE FROM/TO FELLOW
SUBSIDIARIES, THE IMMEDIATE HOLDING
COMPANY, THE ULTIMATE HOLDING
COMPANY AND NON-CONTROLLING
INTERESTS

The amount due from the ultimate holding company
classified under non-current assets is unsecured, interest-
free and no fixed terms of repayment.

The amounts due from and due to fellow subsidiaries, the
immediate holding company, the ultimate holding company
and non-controlling interests classified under current assets
and current liabilities, respectively, are unsecured, interest-
free and repayable on demand.

18.

LOANS FROM FELLOW SUBSIDIARIES AND
THE ULTIMATE HOLDING COMPANY

17.

18.

Bl EBNERKEBLRE - EEER
DF - BRRERAARFEZRER K
1"

DERBIERBE EN R REIER A B RIATY
EET - B RAEEEEKY -

YR ENRZRMBAR  EEERIF - &
RIERR A R R IFEREESFIRD B0 R RRE
BERRBEE  DEER  2ERAREX

R EE o

BAMBARRKLERQFETH

30.06.2015 31.12.2014
—E-1F —F—F
NA=TH +=—A=+—H
RMB’000 RMB’000
AR¥ET T AREFT
(Unaudited) (Audited)
(REEEZ) (fEF1x)
(Restated)
(&=71))
Classified under current liabilities: PEARBEE :
Loans from fellow subsidiaries BEI NENEEE
(Note (a)) B K (Fi7E(a)) 3,492,804 4,046,650
Loans from the ultimate holding BRI R B 4G T
company (Note (b)) 7 E SR (T s (b)) 660,000 =
Classified under non-current liabilities: S fBAIERBEE :
Loans from a fellow subsidiary RIZMB ARG T
(Note (c)) BB (KiEE(c)) 398,000 455,500
Notes: BdeE -
(a) The loans from fellow subsidiaries classified under current liabilities (a) R-Z—RFE~NA=1H 2BEARDHEENR

are unsecured, bear interest at rates ranging from 2.34% to 6% (31
December 2014 (restated): 5.36% to 7.5%) per annum as at 30 June
2015 and are repayable within twelve months from the end of the
reporting period. Included in the above loans from fellow subsidiaries
are loans from COFCO Finance, a non-banking financial institution,
of RMB521,000,000 as at 30 June 2015 (31 December 2014:
RMB512,500,000).

(b) The loans from the ultimate holding company classified under current
liabilities are unsecured, bear interest at rates ranging from 5.1% to
5.35% per annum as at 30 June 2015 and repayable within twelve
months from the end of the reporting period.

(c) The loans from a fellow subsidiary, COFCO Finance, classified
under non-current liabilities is unsecured, bear interest at 5.25% (31
December 2014: 6% to 6.15%) per annum as at 30 June 2015 and
is not repayable within twelve months from the end of the reporting
period.

EZHB ARG THERYEER - REFMENT
2.34%E6%(ZT—NF+_A=+—H(K=E
7)) : 5.36%E7.5%) 5t 2+ BARME AR
+—EAREE - R=—ZE—RFEA~NA=1tH " L
MR RHE R AAE TR B R EIEIEET S BEE
FIEF 546 T B E A R #521,000,0007T (=
T—mE+=—A=+—A : AR¥512,500,000
JT) e

) R-ZE—HEANA=TH SEARDHABENR
BRI ARG TRERTERE - REFENT
5.1%%5.35%x1 8 + WARREHARE+ @A
ANEE -

© RIE-—AFANA=+H 2BRFRDEAEN
A B AR PEMSETOERDEER
RENE5.26% (ZE—WF+-A=+—8 :
6%%£6.15%) &t 5 @ BARNBEHRRE T A
AREE -
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18. LOANS FROM FELLOW SUBSIDIARIES 18.
AND THE ULTIMATE HOLDING COMPANY
(continued)

Certain loans from fellow subsidiaries are under corporate
guarantee executed by related parties as follows:

ZMBARRRKERAASLTH
(%E)

m a1
3

REMBARGTHETEFATREES R
R R RIFERIER -

30.06.2015 31.12.2014
—E-—FEF —ZE—pE
~NA=t+H +=—A=+—H

(Unaudited) (Audited)

Guaranteed by the ultimate holding R AR A IR

(REERK) (EEZ)

company - 50,000
19. BANK BORROWINGS 19. BITERN
30.06.2015 31.12.2014
—E-EfF —ZT—mF
~NB=TH +=—A=+—H
(Unaudited) (Audited)
(REEZ) (R %)
Bank loans: IRITE
Secured g 14,339,648 10,815,178
Unsecured A 3 354,874 3,919,742
Total bank borrowings RITIE N ARER 14,694,522 14,734,920
Less: Amounts due within one year B mBAERMIR—FR
or contains a repayment on B His A B IR EK
demand clause shown under BEIEF R FIE"
current liabilities* (3,068,466) (5,574,204)
Amounts shown under non-current RIERB BB R 2S5
liabilities 11,626,056 9,160,716
* Certain loan agreements amounted to RMB1,499,554,000 (31 * £ 5 A AR#1,499,554,0007C( =T —MF+ =

December 2014: Nil) contain clauses which give the bank the right at
its sole discretion to demand immediate repayment at any time. The
Group does not expect the bank to exercise this discretion to demand
immediate repayment during the term of the loans.
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For the six months ended 30 June 2015 ¢ EHE—ZT—RF A=+ HIEEA

19. BANK BORROWINGS (continued)

Details of securities for the secured bank loans are set out in
Note 21.

As at 30 June 2015, the range of effective interest rates
(which are also equal to contractual interest rates) on the
Group’s borrowings ranging from 1.49% to 6.22% (31
December 2014: 1.61% to 7.07%) per annum.

20. SHARE CAPITAL

Ordinary share capital of the Company

19. BITER(E)
BEIFRITE R I B AHIE21 ©
R-Z—RAENA=1+H  AEBERNER
FMEBE(BEREHNFE)NTEF1.49%=E
6.22%(—ZFE—MNE+—_A=+—H 1.61%%E
7.07%) ©

20. BR#&

AR EBIRA

S

Number of
shares

(RMB
equivalent)

(AR

Amount

HESH)
RMB’000
ARETT

HK$’000
BT T

Befr g B

Issued and fully paid: VAT ¢
Ordinary shares of FRREEO. 105872
HK$0.10 each ZFER
At 1 January 2015 R-ZZE—hF—H—H 9,487,416,572 948,741 748,041
Rights issue of shares (Note) &3 1T 2 % (MisE) 4,743,708,286 474,371 374,373
At 30 June 2015 (Unaudited) R-—ZE—FRE,A=1H
(R&=E%) 14,231,124,858 1,423,112 1,122,414

Note: In February 2015, the Company proposed rights issue on the basis of
one rights share for every two existing shares at a subscription price of
HK$1.35 each share on a non-underwritten basis (the “Rights Issue”).
4,743,708,286 new ordinary shares of HK$0.10 each were issued
on 29 April 2015 pursuant to the Rights Issue, resulting in credits to
ordinary share capital of the Company of RMB374,373,000 and share
premium of the Company of RMB4,679,668,000, before share issue
expenses of RMB16,385,000. Further details of the above Rights Issue
are set out in the Company’s announcement dated 27 February 2015
and the Company’s prospectus dated 30 March 2015.

Mz RZTE—AF=_F AAFEZKABESTR
1.35/8 T AJE B EEITHM - REAEHE
AR 575 AR 1D 3% — AR AR AR AR 1 ([ AR ])  RIR
HR% - 4,743,708,286 8 F R EE £0.105 T2
MEBREVR-T—AFMA=-TNLBET B
LRAR AL @A AT AARBES74,373,00070
AR ARG % E AR 4,679,668,0007T (K&t
R AR%16,385,0007T 2 IR D BE1THR) o Lt
BBz —FHBHENRARAARAE T —HF
AT tRZAERARRIBAE T —HF
—B=1BZH#HIrREE -
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21. PLEDGE OF ASSETS 21. EEER

ERTPRITUERAESBEMERERBE 2

The carrying amount of the non-current assets pledged to

banks and to secure loan facilities granted to the Group is as MEBEEZREMBENT !
follows:
30.06.2015 31.12.2014
—E-—FEF —E—pE
~NA=1H +=—A=+—H
RMB’000 RMB’000
AR%T T ARETTT
(Unaudited) (Audited)
(REEZX) (EEIx)
Investment properties B 33,137,661 32,346,259
Property, plant and equipment ME - BB MR 4,195,858 4,264,888
Leasehold land and land use rights THE 1 3 & £ s fsh A A 811,123 706,084
38,144,642 37,317,231
22. CAPITAL COMMITMENTS 22, BEAREIE

The Group had the following capital commitments as at the

end of the reporting period:

Capital commitments in respect of:

BRI TR B M EAESE

AEBNRERROEARAFELT

30.06.2015
—ZE—hE
~NB=T1H

RMB’000

AR¥T
(Unaudited)

(REER)

31.12.2014
—THEF
+=—A=1+—H
RMB’000
ARBT T
(Audited)
(REZ)
(Restated)

(18 &%)

Purchase of property, plant and BEWE
equipment 5 K%
Contracted, but not provided for BRTAVE R EE 22,920 93,525
Constructing and developing ERNMFABEIEEYE
investment properties:
Contracted, but not provided for BRTAVE R BE 1,101,000 801,244
1,123,920 894,769
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23. OPERATING LEASE ARRANGEMENTS

The Group as lessor

At the end of the reporting period, the Group had contracted
with tenants for the following future minimum lease payments
under non-cancellable operating leases in respect of office
premises, retail shops and residential premises which fall due

23.

REBFTZH

REBEERHBEA

RBEBR - XEERTIRAGH - TEE
REZH T ARBELERONRRKEEER
HEMPIIEAH  MEZHBERNT

as follows:
30.06.2015 31.12.2014
—E-—FEF —ZE—E
AA=1+H +=—A=+—H
RMB’000 RMB’000
AR¥T T ARBT T
(Unaudited) (Audited)
(REEFR) (RER)
Within one year —&FR 1,081,959 1,394,994
In the second to fifth year inclusive E_FERHF
(BIEEEMF) 2,476,262 2,189,096
After five years FELE 735,535 970,893
4,293,756 4,554,983

Leases are negotiated for an average term of 1 to 15 years
mostly with fixed rentals. Certain lease arrangements contain
rental escalation clauses which increase the monthly rental
on a yearly basis.

B ETHBR —E +AF RETELHE -
TRERHNARE S HBEER - ARE
FHE
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24. RELATED PARTY TRANSACTIONS 24, RELXRS

B % F AR A M S IR S ITRA LA SRR -
AREBRBANREESBATERARS -

In addition to the balances detailed elsewhere in these
condensed consolidated financial statements, the Group had
the following material transactions with related parties during
the period.

Six months ended

BZETSBHLEREAR
30.06.2015 30.06.2014
—E-—FF —ZE—mOF
ANA=1+H ~NA=TH
RMB’000 RMB’000
ARETTT
(Unaudited)
(REER)
(Restated)
(K& &E5)

AR¥T T
(Unaudited)
(REEFR)

AT ALHEDE

Leasing of properties to:

Fellow subsidiaries A Z BT 8 2 Al 47,399 47,780

Intermediate holding company H AR A A 3,532 2,740

Ultimate holding company 5 2 /NG| 846 =
Leasing of properties from: MR ALTHAE -

Ultimate holding company e )y /NG| 4,808 5,438
Provision of hotel management NI A TS

service by: BIEARTS -

Fellow subsidiary EEY =G 3,397 3,931
Provision of property management NG AT E

service by: BIRARTS -

Fellow subsidiary EEIEPNGT! 805 440

Ultimate holding company e ST NG 20 -
Provision of property management M\ A AR E Y

service to: EERT -

Fellow subsidiaries EEN =N 5,598 9,049

Ultimate holding company BARPERR A A 86 2,192
Provision of insurance service by: R FI A e AR RS

Fellow subsidiary CES =N 2,615 873
Sourcing of staple supply and BTAIATHRBERRM K

catering service from: BT -

Fellow subsidiaries GESL)=PNG! 1,865 1,121
Provision of entrusted operation and [ F3I| A TR E5E

management service by: EEARE

Fellow subsidiaries GESL)=PNG! 1,000 1,000
Interest income from: RETIATEF EUWA :

Fellow subsidiaries EEN=N! - 1,107
Interest expense to: TR THIALHFERE

Ultimate holding company RAYEI AN T 2,505 113,258

Fellow subsidiaries EE =N 145,352 46,528
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24. RELATED PARTY TRANSACTIONS
(continued)

24. BELXRS (&)

Related party balances BAE T 4R

Details of the Group’s current account balances with and REEZERIEE SR MRBEEST G THENR
loans from related parties are disclosed in Notes 17 and 18, BED B ERHIFE17 %18 o

respectively.

Compensation of key management personnel of AEBEEEEAB ZH M
the Group

Six months ended

BETHAHILAEA

30.06.2015
—E-RHEF
ANA=1H

RMB’000

AR®T T
(Unaudited)

(REEK)

30.06.2014
—ZT—F
~NA=+H

RMB’000
ARETTT
(Unaudited)
(REEEZ)

(Restated)
(=E751)

Salaries, allowances and e R REMEF

other benefits 7,015 7,184
Retirement benefit scheme RREAET B TR

contributions 253 266
Total compensation paid to key INFETEEBEAS

management personnel 2 FilaaEE 7,268 7,450

The key management personnel of the Group includes the
directors and certain top executives of the Company. The
remuneration of certain of these directors and top executives
was borne by the ultimate holding company or fellow
subsidiaries during the current and prior periods.

AEENTIRERABBEARRAEERET
BRTBAER - RAHBREEBESRE  5TE
EREEITHRABZHH - TTAKKEZERAR
ok [R] 2 Bt B X B AR E -
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24,

102

RELATED PARTY TRANSACTIONS
(continued)

Transactions with other government-related
entities in the PRC

The Group itself is part of a larger group of companies
under COFCO Corporation which is controlled by the
PRC government. Thus, the directors of the Company
consider that the Group is ultimately controlled by the
PRC government. In addition, the Group operates in an
economic environment currently predenominated by entities
controlled, jointly controlled or significantly influenced by
the PRC government (“PRC government-related entities”).
Apart from the transactions and balances with the ultimate
holding company, the immediate holding company,
fellow subsidiaries and non-controlling interests set out in
“Related party transactions” and “Related party balances”
above, the Group also conducts businesses with other
PRC government-related entities in the ordinary course of
business. Certain of the Group’s bank deposits and bank
borrowings are entered into with certain banks which are
PRC government-related entities in its ordinary course of
business. In view of the nature of those banking transactions,
the directors of the Company are of the opinion that
separate disclosures would not be meaningful. In addition,
the Group entered into various transactions, including
purchases of land use rights, construction of properties
and other operating expenses with other PRC government-
related entities in the ordinary course of business. The
pricing and the selection of suppliers and service providers
are not dependent on whether the counterparties are PRC
government-related entities or not. In the opinion of the
management of the Group, the above transactions are
collectively significant transactions of the Group with PRC
government-related entities.
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25. CONTINGENT LIABILITIES

Non-compliances

(a)

The Group has some non-compliances which mainly
relating to the failure to commence construction
according to the applicable PRC laws, the failure to
complete relevant approval procedures in relation
to the construction and refurbishment of a property,
and the actual gross floor area of a property in
excess of the permitted gross floor area under the
construction permit. The Group may be subject to a
maximum penalty of RMB220 million (31 December
2014: RMB220 million). Based on the reasons and
circumstances of these non-compliances and the PRC
legal advice, the directors of the Company consider
that the risk of the Group being subject to the penalty is
remote, and accordingly, no provision has been made
in the condensed consolidated financial statements.

In addition to the above non-compliances, the Group
has also certain non-compliance incidents which are
relating to the failure to comply with certain terms and
conditions of the relevant construction works planning
permits in respect of two projects, Chaoyang Joy City
and Shenyang Joy City. The Group may be subject
to a fine of up to 10% of the construction costs,
demolishment of the relevant property and confiscation
of any illegal revenue.

The construction costs of Chaoyang Joy City
amounted to RMB3,299 million, including the cost
for the non-compliant structure of RMB42 million.
The non-compliant structure has been occupied as
office and has not generated any revenue. Chaoyang
Joy City generated revenue since the year 2010. The
aggregate revenue of the shopping mall of Chaoyang
Joy City since it generated revenue up to 30 June 2015
amounted to RMB1,725 million.
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25. CONTINGENT LIABILITIES (continued)

(o)

(continued)

The construction costs of Shenyang Joy City amounted
to RMB1,814 million, including an estimated cost for
the excess area of RMB81 million. Shenyang Joy City
generated revenue since the year 2009. The aggregate
revenue of Shenyang Joy City since it generated
revenue up to 30 June 2015 amounted to RMB1,051
million.

Based on the reasons and circumstances of these
non-compliances and the PRC legal advice, the
management of the Group considers that the risk
of the Group will be subject to any fine, penalty or
demolishment or confiscation order is not probable,
and accordingly, no provision has been made in the
condensed consolidated financial statements. In
addition, COFCO Corporation, the ultimate holding
company of the Company, has undertaken to the
Company to indemnity the Company against all
penalties, losses and expenses that have been or will
be suffered or incurred by the Group arising from, or in
connection with the above non-compliances.

26. FAIR VALUE MEASUREMENTS OF
FINANCIAL INSTRUMENTS

104

There is no financial instrument measured at fair value

on a recurring basis. The fair values of financial assets
and financial liabilities measured at amortised cost are
determined in accordance with generally accepted pricing
models based on discounted cash flows analysis.

The directors of the Company consider that the carrying

amounts of financial assets and financial liabilities recorded
at amortised cost in the condensed consolidated financial
statements approximate their fair values at the end of each
reporting period.
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In this interim report, unless the context requires otherwise, RATHHRERN @ BXESE MBI 0 TolFEZE
the following expressions have the following meanings: BT ®E

2013 Acquisition
20134 B E=1E

Audit Committee
EREEE

Board
Bxe

CG Code

(EEARTAD

COFCO Corporation

higEE

COFCO (Hong Kong)

i (FE)

COFCO Property

PEE

Company

CPS
A ES B S A

Director(s)
5=

Group
REE

has the meaning ascribed to it in the announcement of the Company dated
24 September 2013
BEARRRIZZE—Z=ZFNA-THBZRAEMRE T 2 &

the audit committee under the Board
EEgB T E%ZES

the board of Directors
g

the Code on Corporate Governance Practices as set out in Appendix 14 to
the Listing Rules
AR B SR+ PO AT 2 (B IR SFA

COFCO Corporation (F12%&E AR A Al), a state-owned enterprise
incorporated in the PRC in September 1952 under the purview of SASAC of
the PRC

FREREESRAR  R—NAZFhLAGEFBREFMAIZFREELZEE 2 BHA
e

COFCO (Hong Kong) Limited (F125 @ (F/%8) BBR A7), a company
incorporated in Hong Kong with limited liability on 14 August 1981 and
wholly-owned by COFCO Corporation

HREREE(EB)ERAR R—AN—FNATHBERBFMERZZBERA
A BPEEEZEES

COFCO Property (Group) Co., Ltd. (FiEHE (&) RHBRAF), a
company incorporated in the PRC with limited liability on 8 October 1993,
which is listed on the Shenzhen Stock Exchange (stock code: 000031) and
owned as to approximately 45.67% by COFCO Corporation as at 30 June
2015

pigE(EE)ROERAT  R—AN=ZF+ANBEHREZMKIZZERA
8 RZTE—AFRA=+TH AR EEEERL45.67% s  RANBEFRS
B £ (B2 #L55% = 000031)

Joy City Property Limited, a company incorporated under the laws of
Bermuda with limited liability on 23 September 1992, the Shares of which are
listed on the Main Board of the Stock Exchange (stock code : 00207)
NEWMWEERAG  R—ANZFENAZT=ARBEAREEETMKIZE
AT - HERRHREEA AT =R B (AR L5E - 00207)

the non-redeemable convertible preference shares of HK$0.10 each in the
share capital of the Company
RAEIRA R G010 7T 2 1 7] fE B A SR8 SE AR

director(s) of the Company
RARES

the Company and its subsidiaries
RARREME QA
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HK$
BT

Hong Kong
BE

Independent Board Committee

BIYEELE

mE>

Listing Rules

EmRAl

Model Code

CIRAESPRD

Non-Competition Undertaking
e

PRC

E

Restricted Business

ESIESY

SASAC
HEZ

SFO
&5 KR E 5P

sgm

FIK

Stock Exchange
B3P

US$

v

106 Joy City Property Limited

Hong Kong dollars, the lawful currency of Hong Kong
BEEEEEETT

the Hong Kong Special Administrative Region of the PRC
HEEESRITTHE

the Independent Board Committee, comprising all independent
non-executive Directors (being Mr. LAU Hon Chuen, Ambrose GBS, JP,
Mr. LAM Kin Ming, Lawrence and Mr. WU Kwok Cheung MH)
BUEEZEE BHE2BBEVHENTES(ANRER L Eesmes cFut  ME
RS A M RABI R ST AR R BN ) 4B BK

the Rules Governing the Listing of Securities on The Stock Exchange of Hong
Kong Limited
HEMERFMERARES EmRA

the Model Code for Securities Transactions by Directors of Listed Issuers as
contained in Appendix 10 to the Listing Rules
AR RIM SR FTE 2 ( EM BT AZETHEITE SRR SNEEFAD

the deed of non-competition dated 29 November 2013 executed by COFCO
Corporation in favour of the Company in relation to the 2013 Acquisition
FREEBR-_Z—=F+— A=+ N BEM2013EEHARR AIEFT T 5 F2IE

the People’s Republic of China, which shall, for the purposes of this interim
report, exclude Hong Kong, the Macau Special Administrative Region of the
PRC and Taiwan

REARKEME - ERPEHRERTIBEES  BRFUSITHERAE

(a) the development, operation, sale, leasing or management of any property
project which is wholly designated for commercial purpose such as offices,
retail, shopping malls, hotels, resorts or serviced apartments : and/or (b) the
development, operation, sale, leasing or management of any mixed-use
complex project
@ K2 HE  HENRETREMEZIMECELBERE 2 WEIER - WZD
ﬂ#"* CEE W RE ERNSBEERAE R RDO)AE  gE i
Tﬂiéﬁﬁz%@{ﬂﬂ%ﬁﬁ%&?ﬁ F2IR R
the State-owned Assets Supervision and Administration Commission of the
State Council (BIBEEEEEEEREZEE
BEREEEEEEERRE S

\_/3

the Securities and Futures Ordinance (Chapter 571 of the Laws of
Hong Kong)
BEEDIEET1E B 5 R AE 5

square meters
The Stock Exchange of Hong Kong Limited
HEMERXFMER AT

United States Dollars, being the lawful currency of the United States of
America

ENBAERBEEEERET
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DIRECTORS

Executive Directors
Mr. ZHOU Zheng (Chairman)
Mr. HAN Shi

Non-executive Directors
Mr. MA Jianping

Mr. MA Wangjun

Ms. JIANG Hua

Ms. WU Xiaohui

Independent Non-executive Directors
Mr. LAU Hon Chuen, Ambrose GBS, JP

Mr. LAM Kin Ming, Lawrence

Mr. WU Kwok Cheung mH

AUDIT COMMITTEE

Mr. LAU Hon Chuen, Ambrose GBS, Jp (Committee Chairman)
Mr. MA Wangjun

Mr. LAM Kin Ming, Lawrence

Mr. WU Kwok Cheung mH

REMUNERATION COMMITTEE

Mr. LAU Hon Chuen, Ambrose GBS, Jp (Committee Chairman)
Mr. MA Jianping

Mr. LAM Kin Ming, Lawrence

Mr. WU Kwok Cheung mH

NOMINATION COMMITTEE

Mr. ZHOU Zheng (Committee Chairman)
Mr. LAU Hon Chuen, Ambrose GBS, JP
Mr. LAM Kin Ming, Lawrence

Mr. WU Kwok Cheung mH
EXECUTIVE COMMITTEE

Mr. ZHOU Zheng (Committee Chairman)
Mr. HAN Shi

COMPANY SECRETARY
Ms. NG Chi Man

AUDITOR

Deloitte Touche Tohmatsu
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BSEELE
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PRINCIPAL BANKERS

The Hongkong and Shanghai Banking Corporation Limited
Bank of China (Hong Kong) Limited

REGISTERED OFFICE

Clarendon House, 2 Church Street
Hamilton HM 11, Bermuda

PRINCIPAL OFFICE IN HONG KONG

33/F., Top Glory Tower
262 Gloucester Road
Causeway Bay, Hong Kong

BRANCH SHARE REGISTRAR AND TRANSFER
OFFICE IN HONG KONG

Tricor Progressive Limited
Level 22, Hopewell Centre
183 Queen’s Road East
Hong Kong

COMPANY WEBSITE
www.joy-Cityproperty.com

STOCK CODE

207
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