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| am pleased to present to you the annual results for 2014.
FINANCIAL RESULTS

The revenue of the Group from continuing operations for the
year ended 31st December, 2014 was HK$1,031.8 million (2013:
HK$1,029.8 million), no material change compared to the year
before. The profit attributable to owners of the Company was
HK$1,284.5 million (2013: HK$337.6 million), representing an
increase of over 2.8 times from 2013.

The increase in profit for the year was the result of:

(1) a gain on disposal of a subsidiary of HK$1,229.5 million.
This has included a recovery of the loss realised in prior years
of HK$199.3 million and an unrealised gain on holding the
remaining interests in the subsidiary now classified to interests in
joint ventures of HK$65.7 million;

(2) an increase in fair value gain on transfer of inventories of
completed properties to investment properties as a Shenzhen
project started to enter the rental market during the year; and

(3) a realised gain on disposal of the shares in a listed subsidiary of
HK$81.6 million and an unrealised gain on holding the remaining
shares of HK$78.8 million, totalling HK$160.4 million before tax
or HK$117.8 million after tax.

Earnings per share (including continuing and discontinued operations)
amounted to HK85.25 cents (2013: HK22.40 cents), while the net asset
value per share attributable to owners of the Company was HK$10.25
at the end of 2014 (2013: HK$9.33).

DIVIDEND

The board of directors of the Company has recommended a final
dividend of HK10 cents per share for the year ended 31st December,
2014 (2013: HK6.5 cents per share) payable to the shareholders of
the Company (“Shareholders”) whose names appear on the register of
members of the Company on Friday, 5th June, 2015.
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CLOSURE OF REGISTER OF MEMBERS

(1) For determining the entitlement to attend and vote at

)

the forthcoming annual general meeting of the Company
(“2015 AGM”)

The 2015 AGM is scheduled to be held on Wednesday, 27th
May, 2015. For determining the entitlement to attend and vote at
the 2015 AGM, the register of members of the Company will be
closed on Tuesday, 26th May, 2015 and Wednesday, 27th May,
2015, during which period no transfer of shares of the Company
will be registered. In order for a Shareholder to be eligible to
attend and vote at 2015 AGM, all transfer forms accompanied by
the relevant share certificates must be lodged with the Company’s
share registrar, Tricor Secretaries Limited of Level 22, Hopewell
Centre, 183 Queen’s Road East, Hong Kong for registration not
later than 4:30 p.m. on Friday, 22nd May, 2015.

For determining the entitlement to the proposed final dividend

The proposed final dividend is subject to the approval by the
Shareholders at the 2015 AGM. For determining the entitlement
to the proposed final dividend for the year ended 31st December,
2014, the register of members of the Company will be closed
on Thursday, 4th June, 2015 and Friday, 5th June, 2015, during
which period no transfer of shares of the Company will be
registered. In order for a Shareholder to qualify for the proposed
final dividend, all transfer forms accompanied by the relevant
share certificates must be lodged with the Company’s share
registrar, Tricor Secretaries Limited of Level 22, Hopewell Centre,
183 Queen’s Road East, Hong Kong for registration not later than
4:30 p.m. on Wednesday, 3rd June, 2015. Subject to approval
by the Shareholders at the 2015 AGM, dividend warrants are
expected to be despatched to the Shareholders by post on or
around Friday, 26th June, 2015.
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BUSINESS REVIEW

The Group is engaged principally in the development of apartments,
villas, office buildings and commercial properties, property
investment and property management in China. Up to 4th February,
2014, it was also engaged in the manufacture, sales and trading of

cement and clinker in China (please see below for details).

An outline of our achievements in 2014 is described below:

(1)

We have continued to dispose of non-core assets. During the
year, we completed the disposal of half of our interests in our
Fujian development.

Total attributable registered sales (including sales from joint
ventures and pre-sales of properties under construction) of the
Group amounted to 150,800 m2 in 2014 (2013: 189,600 m?), a
decrease of 20%. A total attributable gross floor area (“GFA”) of
approximately 536,300 m? (2013: 296,000 m?) was completed,
an increase of 81%.

By the end of 2014, a total attributable GFA of approximately
1,116,100 m2 (2013: 1,332,700 m?) was under construction,
representing a 16% decrease from last year, including Shenzhen
Tian An Cloud Park (Phase 1), Shanghai Tian An Villa (Phase 2
Part 1), Wuxi Manhattan (Phase 1 Part 2 and Phase 2),
Dengyun Resort (Phase 1), Huizhou Huiyang Tian An Sun Life
City (Phase 1 Part 2), Changchun Tian An City One (Phase 4 Part
1), Dalian Tian An Jinma Centre, Foshan Tian An Centre (Phases 2
and 3), Changzhou Tian An Cyber Park (Phase 2 Part 1), Nanjing
Tian An Cyber Park (Phase 2), Nantong Tian An Cyber Park (Phase
1 Part 2), Chonggqing Tian An Cyber Park (Phase 3), Qingdao Tian
An Cyber Park (Phase 1), Tianjin Tian An Cyber Park (Phases 2, 3
and 4) and Tianjin Tian An Intelligent Port (Phase 1).

Fuzhou

Rental income continued to increase and was up by 6% as
compared with 2013. With the addition of Shenzhen Tian An
Park Place, the rate of increase in rental income has improved.

Cyberpark: The overall contribution of our cyberpark unit has
been below our expectations as the slowing Chinese economy
affected sales and leasing.
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Our southern cyberparks — Shenzhen, Panyu, Longgang, Foshan
and Dongguan — were less affected with sales and leasing
performing slightly below budget. However, our eastern and
northern cyberparks performed poorly. With the exception
of Nanjing, sales and leasing of Changzhou, Jiangyin, Wuxi,
Nantong, Chongqing, Qingdao, Tianjin Tian An Cyber Park and
Tianjin Tian An Intelligent Port were well short of expectations.

Where necessary, we have slowed down construction of future
phases to alleviate pressure on sales and leasing of current
phases. By focusing on sales of existing stock, we also hope to
reduce overall bank debt of the cyberpark unit.

Tian An’s urban renewal project, Tian An Cloud Park, in Huawei
New City Area in the Longgang District of Shenzhen is a large
scale cyberpark of approximately 4 times our standard size.
Construction works of the superstructure of all seven towers of
phase 1 of the project with GFA of approximately 531,600 m?2
(including basement) are progressing well and the development
should be completed in 2015. We have commenced the leasing
and pre-sales of this phase since November 2014 and have
been clearing the land for future phases. Although this means
an increased outlay of resources either through capital injection
or loans, it is expected to reduce complications when we start
developing these phases.

Sales and leasing to date have been encouraging and we hope
this project will contribute to our performance this year.

Tian An’s sale of approximately 56.06% of the issued share
capital of Allied Cement Holdings Limited was completed on 4th
February, 2014 at the consideration of HK$532.8 million, with
a remaining interest of approximately 18.94%. The total realised
and unrealised gain amounting to approximately HK$160.4
million has been accounted for in 2014.

PLANS FOR 2015

Objectives for 2015 are as follows:

(M)

We will continue to adjust the quality of our landbank through
acquisitions and disposals and sale of our end products to
balance the demands of short term returns and long term capital
appreciation.

We will adjust our products and pricing as well as the speed of
construction where necessary to assist the sale of our products in
the current difficult environment.
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(3) We hope to responsibly gear up our projects rather than over-
utilising equity in order to increase our return on equity.

(4) We will review our management and cost structure so as to
improve efficiency and reduce expenses where possible.

LONG TERM CORPORATE STRATEGIES

(1) The Group will retain certain development properties for
investment where we believe these properties will provide
increasing rental streams and corresponding increases in capital
value.

(2) We will concentrate our effort on developing our cyberpark and
urban renewal units where we believe our products are welcomed
by the government and the local market.

BUSINESS OUTLOOK

With weak sales sentiment, there have been downward adjustments
of property prices in most cities of China in 2014. Some local
governments have relaxed the policy of restricting the number of
homes that can be purchased in order to support the property market.
There have been some changes to the property market sentiment
in the recent months in the form of reduction in bank interests and
lowering of the reserve requirement ratio. The sentiment in the
short term may appear to be encouraging but significant market
improvement is yet to be seen. However, we remain confident of the
longer term prospects of the property market in China.

APPRECIATION

I would like to take this opportunity to thank my fellow Directors and
the staff for their diligence and contributions to the Group in the past
year, to the Shareholders for their understanding and support, and to
the customers for their trust.

Patrick Lee Seng Wei
Managing Director

Hong Kong, 20th March, 2015
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OPERATIONAL REVIEW
1. INCOME SOURCES

Income derived from operations in property development, property
investment and joint venture investments in the People’s Republic of
China (“PRC”) constituted the most significant source of revenue to
the Group. An analysis is as follows:

(1) Property development

Revenue derived from property development of the Group (including
subsidiaries but excluding associates and joint ventures) decreased
from HK$487.2 million to HK$451.6 million compared with 2013.
Projects offered for sale during the year mainly consisted of Huizhou
Huiyang Tian An Sun Life City (Phase 1 Part 1), Changzhou Tian An
Villas (Phase 2 Part 2) and Nantong Tian An Garden (Phase 5).

(2) Property investments

During the year, Shanghai Tian An Centre, Shanghai Racquet Club
& Apartments, Nanjing Tian An International Building, Dalian Tian
An International Tower and Beijing Park Apartments had satisfactory
leasing result and led to rental income of the Group increase from
HK$418.2 million to HK$441.8 million, representing an increase of
approximately 6%.

(3) Associate and Joint venture investments

2014 2013
THAT

HK$’000

TET
HK$’000

EAMERR Contribution to profit:

FEEEE S R AL & Share of profit of associates 1,263 14,346

FEIE & 2R FRN Share of profit of joint ventures 72,441 324,835
73,704 339,181
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For the year ended 31st December, 2014, the Group’s sales activities
were concentrated principally on the following projects:

PE{L
HEEHAEE
Attributable
GFA sold
75 Km?

Project

FHNREZEAN(—E) Shenzhen Tian An Cloud Park (Phase 1) [EES Commercial 26,500
IRYIIR L BE e BRI Shenzhen Tian An Longgang Cyber Park % Commercial 12,100
(—Hiz==8) (Phases 1 to 3)
R ZTEIEH Dongguan Tian An Cyber Park %,  Commercial/ 28,800
(ZHAZE/E) (Phases 2 to 4) = Residential
BMARZEHRE R Guangzhou Tian An Panyu Hi-Tech %,  Commercial/ 18,200
(POEAZ= - H1) Ecological Park (Phases 4 to 7) F= Residential
BRI R 2 SRS R Foshan Tian An Nanhai Cyber Park [SES Commercial 9,200
(—HAZ=tH9) (Phases 1 to 7)
BINRZ B Changzhou Tian An Cyber Park %,  Commercial/ 6,400
(—HEiZ=H3) (Phases 1 to 3) F= Residential
MERLEE Nantong Tian An Garden F= Residential 2,800
REARLZE (M) Changchun Tian An City One (Phase 4) F=E Residential 34,000
FERLZYMEH (—HI % =HF) Tianjin Tian An Cyber Park (Phase 1 & 3) %,  Commercial/ 4,600
F= Residential
HEARLZEMNH(—H) Qingdao Tian An Cyber Park (Phase 1) %/  Commercial/ 6,000
F= Residential
HAwIE B Other projects m%,~  Commercial/ 2,200
F=E Residential
H Total 150,800
3. TS 3. LAND PORTFOLIO

NE B %A 49,480,900 F 7 KB IEEE
BEWLIHHEE(ALEEEGAEEERED
56,810,900 7K  BIECERTHREME
4444400 F HFORMEBERE P RFER Y
#76,366,500F 5 K) « FEMR EE R -
BN~ 2 B5e - Rl BE - il |
B TR -BmR BN RE - KE - KF
RBEE -

The Group currently has a landbank of total GFA of approximately
9,480,900 m? (total GFA attributable to the Group is approximately
6,810,900 m?, consisting of approximately 444,400 m?2 of completed
investment properties and approximately 6,366,500 m? of properties
under development and for development), located mainly in
Shanghai, Shenzhen, Guangzhou, Huizhou, Dongguan, Foshan,
Chongging, Nantong, Wuxi, Changzhou, Jiangyin, Nanjing, Fuzhou,
Changchun, Dalian, Tianjin and Qingdao.
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RZFE—MOF+A=+—8 FKEBEEXZE As at 31st December, 2014, the Group’s land portfolio principally

THAAE T consisted of the following:
(1) BETRGFREYF (1) Properties under development and for development
REBAEL
BHEHEE
GFA
[5ES *= attributable
Commercial Residential to the Group
F75 K m? F 73K m? F75 K m?
#ip Northern China 1,530,100 1,009,300 2,539,400
EH Eastern China 1,340,400 931,700 2,272,100
=R Southern China 634,900 920,100 1,555,000
1z Total 3,505,400 2,861,100 6,366,500
2) ERTREYF (2) Completed investment properties
REBAELL
BHEER
(@] N
[E S EE3 attributable
Commercial Residential to the Group
F 73K m? F 757K m? F75K m?
#ik Northern China 65,600 23,000 88,600
R Eastern China 216,600 69,000 285,600
R Southern China 57,400 12,800 70,200

#a=t Total 339,600 104,800 444,400
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R-ZE—NFE+_A=+—8 A&EBE(H
FEMBAR BETREBREARREE D
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2315) % BT - REBBEERTHGEETIS
S - WREBRIBE NG & MICAT 5EE) -

RZE—MFE+_A=+—0 FEEEEE
ZaamaT

BAEEAL

Qualified
Professionals

BB

Hong Kong
#it

Northern China
=3

Eastern China
Southern China

Wiet - FIIABFREBAEBR SR Z BN

EREEETNAEE AR BIVEE
RERNEBABIEIRE - BOEFBARET
MMISEEMEHE THRAER - T2EE
AEBHMEFREAMIBRRMTEIS ~ 1674
50°

25 (76%)

29 (83%)

77 (69%)

25 (63 %)

4. EMPLOYEE AND TRAINING

As at 31st December, 2014, the Group including its subsidiaries
but excluding associates and joint ventures, employed 2,002 (31st
December, 2013: 2,315) persons. The Group maintains a policy of
paying competitive remuneration packages and employees are also
rewarded on performance related basis including salary and bonus.

The profile of the Group’s management staff as at 31st December,
2014 is listed below:

REBEEL
University
Graduates

508 AT
Age 50 or Below

505E A £
Age Over 50

27 (82%) 15 (45%) 18 (55%)

33 (94%) 27 (77%) 8 (23%)

93 (83%) 92 (82%) 20 (18%)

35 (88%) 36 (90%) 4 (10%)

Note: The numbers in bracket show the percentage of management staff in the
region.

Quality staff has always been the Group’s indispensable intangible
asset. Training programmes were organised during the year to ensure
that both the market sensitivity of the front line people and the cost
consciousness of the back office staff were well maintained. The
emoluments of key management personnel can be seen by reference
to notes 15, 16 and 50 to the consolidated financial statements.
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FINANCIAL REVIEW
1. LIQUIDITY AND FINANCING

The Group always maintained its liquidity at a healthy level with
a balanced portfolio of financial resources. As at 31st December,
2014, the total bank balances and cash reserves of the Group were
approximately HK$1,514.9 million, providing sufficient working
capital for the daily operations of the Group.

As at 31st December, 2014, the total borrowings of the Group
amounted to approximately HK$4,996.6 million (2013: HK$4,754.3
million), including current liabilities of HK$2,369.6 million (2013:
HK$2,676.3 million) and non-current liabilities of HK$2,627.0 million
(2013: HK$2,078.0 million). The gearing ratio (net debt over total
equity) of the Group was 22% (2013: 19%). The borrowings were
mainly used to finance the properties for development and properties
under construction. Increase in finance costs is mainly due to the
increase in borrowings.

Approximately 65% of the Group’s outstanding borrowings will
mature within 2 years. Since most of the investments and operation of
the Group are carried out in the PRC, most of the bank borrowings are
denominated in Renminbi which will be repaid in the same currency.
Around 83% of the Group’s borrowings bear interest at fixed rates
while the remainders are at floating rates.

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

2. RISK OF FOREIGN EXCHANGE FLUCTUATION

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

As at 31st December, 2014, bank deposits of HK$0.1 million,
aggregate carrying values of property, plant and equipment,
development properties and investment properties of approximately
HK$214.9 million, HK$5,870.2 million and HK$7,297.6 million
respectively, were pledged for banking facilities and other loans
granted to the Group and mortgage loans granted to property
purchasers.

4. CONTINGENT LIABILITIES

A portion of a property for development that is held by a joint venture
with carrying value of approximately HK$2.9 million is under idle
land investigation by the local authority. The piece of land owned by
the joint venture was held under several land use right certificates.
The development of more than half of the piece of land was either
completed or under development, except for a portion which is
retained for the remaining development of the whole project. Another
property for development that is held by a subsidiary of the Group
with carrying value of approximately HK$40.7 million is also under
idle land investigation by the local authority. This piece of land
owned by the subsidiary has been developed by several phases and
more than half was completed, except the last portion which is under
the planning approval by the local authority. The Group is currently
working diligently to prevent the possible classification as idle land,
including negotiating the feasibility of development plans with local
authorities. Based on legal advices, the Group has assessed the issue
and considers that the idle land confiscation may not materialise.

As at 31st December, 2014, guarantees given to banks in respect of
mortgage loans granted to property purchasers and bank facilities
granted or utilised by the joint ventures amounted to approximately
HK$2,519.7 million. All the guarantees provided by the Group were
requested by banks and under normal commercial terms. Legal
actions were taken against the Group resulting in possible contingent
liabilities of approximately HK$8.2 million. The Group has assessed
the claims and obtained legal advices, and considers that either it is
too early to assess the range of possible liability at this stage or no
additional provision is required to be made.
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PROJECT REVIEW
1. MAJOR PROPERTY DEVELOPMENT
Southern China

Shenzhen Tian An Cyber Park (50%)

Located at the heart of Shenzhen and adjacent to Shenzhen Golf
Club, this large-scale project occupies a site area of approximately
273,500 m? with a total GFA of approximately 787,700 m2. The Cyber
Park consists of industrial buildings, office and commercial buildings,
cyber technology buildings, deluxe residential apartments and multi-
function clubhouse in an “Urban Industrial Complex”.

The lettable commercial GFA is 48,810 m?, including remaining areas
of Shenzhen Cyber Times Building, Shenzhen Tian An Innovation
Science and Technology Plaza (Phases 1 and 2) and Shenzhen Futian
Tian An Hi-Tech Venture Park.

Shenzhen Tian An Cyber Park has expanded its successful pattern to
other cities, including Guangzhou Panyu, Foshan Nanhai, Dongguan,
Shenzhen Longgang, Changzhou, Jiangyin, Tianjin, Chongging and
Qingdao, so as to develop into a group company.

For accomplishing the upgrade industries transformation and urban
renewal of Shenzhen, Shenzhen Tian An Cyber Park plans to have
area upgrade and redevelopment. The total GFA of the Park will
increase accordingly.

Shenzhen Tian An Longgang Cyber Park (50%)

Located in the core area of Longgang in Shenzhen, this project has a
site area of approximately 118,850 m? and total GFA of approximately
356,500 m2. The model of Shenzhen Tian An Cyber Park is used to
develop this project.

Shenzhen Tian An Cloud Park (50%)

This project is a “Model project of urban renewal” and located in
Huawei New City Area, Longgang District, Shenzhen. Shenzhen Tian
An Cloud Park will have a site area of approximately 760,000 m? and
plan to have a total GFA of approximately 2,800,000 m2. The project
is planned to be developed into a combination of new technology
and a modern city complex, including industrial R&D, commercial,
residential and apartments properties. Construction work for Phase 1
with a GFA of approximately 531,600 m? (including basement) had
been commenced and expected to be completed in 2015.
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Dongguan Tian An Cyber Park (39%)

Situated right at the new city central area — Nancheng District of
Dongguan. Upon acquiring the land nearby the project in 2012,
it covers land area of approximately 278,987 m? with total GFA of
approximately 823,100 m2. The project is planned to be developed
into an integrated business park with comprehensive science and
technology buildings, commercial and residential composite.
The construction of Phase 5 of industrial/office buildings will be
commenced in 2015.

Guangzhou Tian An Panyu Hi-Tech Ecological Park (50%)

Located in the central district of Panyu in Guangzhou, this large scale
project has a site area of 513,088 m? and a total GFA of approximately
712,500 m2. The design work of Phase 9 will be commenced in 2015.
The park development consists of industrial/office buildings, science
and technology buildings, high-class residential buildings and multi-
function club house.

Foshan Tian An Nanhai Cyber Park (45 %)

Located in Guicheng of Nanhai. Upon acquiring the land nearby the
project in 2012, it covers site area of approximately 165,252 m? and
total GFA of approximately 472,900 m2. This project is developing
with the similar pattern as Shenzhen Tian An Cyber Park and planned
to develop into a business district with hotel/office buildings. Phases 8
and 9 with GFA of approximately 127,000 m? are under construction
and expected to be completed in 2016 and 2017.

Huizhou Huiyang Tian An Sun Life City (100%)

Located in Huiyang of Huizhou and lying by both sides of Danshui
River, this project has a site area of approximately 393,570 m? and
total GFA of approximately 783,000 m2. The project is planned to be
developed into a comprehensive commercial/residential composite.
Since the local government had modified the surrounding planning
of the land, the master planning for property development had been
modified accordingly. Phase 1 Part 2 with GFA of approximately
25,000 m? is under construction and expected to be completed in
2015.



18

Annual Report 2014

EEREFNWR DM

TIAN AN CHINA INVESTMENTS COMPANY LIMITED

MANAGEMENT DISCUSSION AND ANALYSIS

EHE
EBERZZE(99.99%)

ZHEMRRTRBBRATEFREENSIRE
R - AEHENSRARE AL - HEBERA
=EEELRE - (FH49338,113F 5K » 22
M 49470,000F 75K - THE F—HBEM
ME4155,000F 5 K2 TEETT « ¥1—Hf
MR —E—REHRR o

EBRZRE(100%)

ZEEMM EESRILBERKREERR - &8
FEEZEBERARAELERK  £BF
ek  EMEER -8 ZHEEAEEYD
32200 F TRz BEEERENELDT T -
FE_H@EREEELHA1,700F F K o F
ZH—# R ETEEE®ELN6,300F
FoK o RNE MR AT IE A s 50 R 2 VB AR £ 58
B HSHEEARARAZNTERRERE
F—HIREAN T —AFHT -

EBERZBHAEEE(100%)

ZIBE MR EBERRE - RERINAERET 100
Ko (R 4958,930F Ak - BEEEFRE A
AN ENREFR L - Rt AREH - F
—HITRREN-_T—AFHT -

EGEMTE(100%)
ZEEBEBMRES TR OB - (5

59,480 F 7oK » ARIEE & 4 148,500F 7
Ko BoHTRBEAN_ZE—RFET -

Eastern China
Shanghai Tian An Place (99.99%)

This project is situated at the Golden Honggiao District where the
oriental and international residents like to reside and adjacent to
the entrance of the transit station of Subway No. 9. The project
will be developed to a deluxe residential district with a site area
of approximately 338,113 m? and a total GFA of approximately
470,000 m2. Construction work of Phase 1 with total GFA of
approximately 155,000 m? was completed and a new phase is
expected to commence in 2015 .

Shanghai Tian An Villa (100%)

This project, located near the Shanghai Sheshan National Travel and
Resort Area, combines the art of western architecture and eastern
architectural style, integrating island living, water facing, garden and
greenery. Construction work for the Phase 1 low density high-class
villas with GFA of approximately 32,200 m? was completed. Phase 2
has total GFA of approximately 401,700 m2. Phase 2 Part 1 villas
with GFA of approximately 16,300 m?2 are under construction. Since
the local government is modifying the surrounding planning of the
land, the master planning for property development is being modified
accordingly. Construction of new phase will be commenced in 2015.

Shanghai Tian An Sunshine Peninsula (100%)

Located in the Putuo District of Shanghai, this project is to be
built along the 1,100 m bank of Suzhou River with a site area of
approximately 58,930 m2. This project has been re-planned as a
commercial and entertainment complex. Design planning has been
approved. Construction work of Phase 1 will be commenced in 2015.

Wauxi The Manhattan (100%)

This residential project is situated to the southwest of Wuxi city
centre on a site of 59,480 m? to be developed into a total GFA of
approximately 148,500 m2. Construction of Phase 2 is expected to be
completed in 2015.
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Wauxi Tian An Intelligent Park (100%)

This project is located in Wuxi New District, with a site area of
approximately 118,330 m? and a total GFA of approximately
236,100 m2. The project is planned to be developed into integrated
business park with comprehensive science and technology buildings,
commercial and residential composite. The construction of Phase 1
Part 1 with a GFA of approximately 107,200 m2 was completed and
under leasing and sales.

Changzhou Tian An Cyber Park (50%)

This project is located in Changzhou Wujin Hi-Tech Industrial Zone,
with a site area of approximately 203,061 m? and a total GFA of
approximately 578,700 m2. The project is planned to be developed
into comprehensive science and technology buildings, commercial
and residential composite. Construction work of Phase 2 Part 1
residential with a GFA of approximately 57,300 m? is expected to be
completed in 2015.

Changzhou Tian An Villa (100%)

This project is located in the Wu Jin District, the planning and
development focus of the Changzhou government. With a favorable
location, it is one of the largest deluxe villa district in Changzhou.
The project occupies a site of 473,335 m2. Phase 2 Part 3 is expected
to commence in 2015.

Nanjing Tian An Cyber Park (100%)

This project is located in Nanjing Baixia Hi-Technology Industrial
Development Area with a site area of approximately 92,766 m? and
a total GFA of approximately 210,100 m2. The project is planned to
be developed into comprehensive science and technology buildings,
commercial and residential composite. Construction work of Phase 2
with approximately 51,800 m? is expected to be completed in 2015.
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Nantong Tian An Cyber Park (100%)

This project is located in Nantong Gangzha Economic Development
Zone, with a site area of approximately 160,367 m? and a total GFA
of approximately 398,200 m2. The project is planned to be developed
into integrated business park with comprehensive science and
technology buildings and commercial composite. Construction work
of Phase 1 Part 2 with a GFA of approximately 23,900 m? is expected
to be completed in 2015.

Jiangyin Tian An Cyber Park (50%)

This project is located in Jiangyin Economic Development Zone,
Jiangsu, with a site area of approximately 173,200 m? and a total GFA
of approximately 363,700 m2. The project is planned to be developed
into integrated business park with comprehensive science and
technology buildings, commercial and residential composite. Phase
1 office and residential with a GFA of approximately 145,600 m? was
completed and under leasing and sales.

Chongqing Tian An Cyber Park (50%)

Chongging Tian An Cyber Park is located in commercial centre area
of Dadukou District, Chongging, with a site area of approximately
357,800 m? and a total GFA of approximately 894,900 m2. The
project is planned to be developed into integrated business park with
comprehensive science and technology buildings, commercial and
residential composite. Phase 3 of office and commercial buildings
with a GFA of approximately 44,000 m? is under construction and
expected to be completed in 2015.

Northern China
Dalian Tian An Seaview Garden (60%)

This project for high-class residential development is located in the
Dalian Economic & Technology Development Zone. Phases 1 and 2
with a total GFA of approximately 84,100 m2 have been completed.
Master plan for Phase 3 is waiting for approval.

Dalian Tian An Jinma Centre (100%)

This project is located at the main road, Jin Ma Road, of the Dalian
Economic & Technology Development Zone and will be developed
into commercial/residential buildings with a total GFA of 132,000 m2.
Construction work of the property had been commenced and
expected to be completed in 2016.
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Changchun Tian An City One (100%)

This high class residential project is situated within the Changchun
High-Tech Industrial Development Zone. Erected on a site of
approximately 414,954 m2, the project with a total GFA of
approximately 413,100 m? is being developed by stages. Construction
work for Phase 4 Part 1 with a total GFA of 82,400 m2 will be
completed in 2015.

Tianjin Tian An Cyber Park (50%)

This project is located in Zhangjiawo Industrial Zone, Xiqing District,
Tianjin, with a site area of approximately 588,075 m? and a total
GFA of approximately 1,216,100 m2. The project is planned to be
developed into integrated business park with comprehensive science
and technology buildings, commercial and residential composite.
Phases 2, 3 and 4 with a GFA of approximately 195,100 m?2 are under
construction and expected to be completed in 2016.

Tianjin Tian An Intelligent Port (100%)

This project is located in Dongli District, Tianjin, with a site area of
approximately 582,000 m? and a total GFA of approximately 1,319,400 m2,
The project is planned to be developed into urban integrated business
complex with Grade A office buildings, comprehensive science and
technology park, commercial and residential composite. Construction
work for Phase 1 with a GFA of approximately 185,800 m2 is
expected to be completed in 2015.

Qingdao Tian An Cyber Park (50%)

This project is located in Chengyang District, Qingdao, with a site
area of approximately 313,466 m? and a total GFA of approximately
522,900 m2. The project is planned to be developed into urban
integrated business complex with Grade A office buildings,
comprehensive science and technology park, commercial and
residential composite. Phase 1 with a GFA of approximately
153,200 m? is under construction and expected to be completed in
2015.
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B B AR A A /ST BB 224 - M B R (1)
68,660 77 K 2 262 fAl{E EE I : (2) 10,600
FERKZEMEMBRE  3) 2,510F K2
T16{EIEER + K (4) 979F 75K 22181 T
ZoFENHEEAT  FEEFHEAEEAD
AIERINEEIEAS - HAAEKE89% ©

ERAZEBRAE(100%)

ZBEUREATMHRLHED  EEATMRE
EHEYE  HinEubAE  BHEEEE
66,400 KEEHHET —KAERA - B
FEEEEBEL10,700F FKEEHAREY
% o

KREXRZBIBEAE(100%)

ZREMAEURARET P LR O EEE
H¥EBFES @ BIEEEE7,210F XK » &
BRETZE  AREZEMIZRERED - B
EH14,790F 5K - BTHEERIREME -

IERRKEZKRE(40%)
At RERIE M R EZPIES - A EERE

5730 F 5K - ZAECDBELEHEF &M
7o ZAEAMAAEMEXNEAREBEE

2. MAJOR PROPERTY INVESTMENTS
Shanghai Tian An Centre (98%)

The office building is situated at the hub of Shanghai central business
district of Nanjing Road West and People’s Square, adjacent to
the entrances to the transit platforms of Subway Nos. 1 and 2. It
is a 30-storey Grade A commercial building with a total GFA of
48,910 m2. 24,940 m? were sold, 1,620 m2 were self occupied and
the remaining GFA of 22,350 m2 have been transferred to property
investment. Most of the tenants are multinational companies. The
occupancy rate is more than 95%.

Shanghai Racquet Club & Apartments (100%)

This project is located in the Minhang District, Shanghai, and adjacent
to the Honggiao International Airport, Honggiao Transport Hub and 6
International Schools. The properties include (1) 262 apartments with
68,660 m2; (2) a club house with 10,600 m? and ancillary facilities;
(3) 116 car parking spaces with 2,510 m?; and (4) 218 storage rooms
with 979 m2. This project is leased property. Most of the tenants
are overseas top management from multinational companies. The
occupancy rate is more than 89%.

Nanjing Tian An International Building (100%)

The project is located at Xinjiekou of Nanjing central district, the
most flourishing shopping district in Nanjing City. The building links
up to the subway station. The shopping arcades with a GFA of 66,400
m2 have been leased to a department store. The office building with
a GFA of approximately 10,700 m2 have been transferred to property
investment.

Dalian Tian An International Tower (100%)

This Grade A office building is situated in the Zhongshan Road central
business district and faces the Victory Square in Dalian City. The
total GFA is 67,210 m2. This 52-storey building is the tallest landmark
building of Dalian. 14,790 m? were sold, the remaining GFA have
been transferred to property investment.

Beijing Tian An Building (40%)

With a total GFA of 5,730 m?, this office building is located at a prime
site near the Beijing Hotel and the Tiananmen Square. The whole
building has been rented out to a lessee. The lessee had renovated the
building as a business hotel.
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MANAGEMENT DISCUSSION AND ANALYSIS

ERZRZEE(100%)

ZEEEEEBMRIEREAGREAG AR
A - A EARR - THE REEMmEL42,100F
FA - H—FBEMEHE  BRTEIENE
A& -

3. HirE
EMNEESEAREREZILHE(34.2%)

ZIBBAGH491,632,000F 5K - BEREK A —
EnsRmmAIkis - MBS - R T(hH
#9642,770F T R E R RBIEE R E R EMF
EAMRENSAEELRE - 2BREENRE
TRENR-Z—ZTFHT - BFLFEHEE
REGEAEWA AL ER  BIERERER
FE#7592,300F 77 K 1EE & 140,000F 5 KA E
K% o Si—HARIEBHR T —hFRT -

EFSERERBN(87.97%)
ZBHER - EEF+_A=ZBA%E:TH=aU

DHHERERE - BRER T —REFE
A TER R 5 ©

Beijing Park Apartments (100%)

This premium residential project is located at the Beijing Chaoyang
District to the west of Chaoyang Park and adjacent to the Embassy
area. The project has a total GFA of approximately 42,100 mz2.
Approximately half of the total number of units have been sold and
the remaining units kept for leasing purpose.

3. OTHER INVESTMENTS
Fuzhou Summit Golf Country Club & Dengyun Resort (34.2%)

Built on a site of approximately 1,632,000 m?, of which will be
developed into an 18-hole golf course, driving range and clubhouse,
and the remaining site area of approximately 642,770 m? will be
developed into villas and other deluxe living amenities. Rebuilding
of golf course was commenced in 2010. The revised master planning
of the Resort, which will optimise the application of land resources,
includes total GFA of approximately 592,300 m? for residential and
140,000 m2for ancillary and commercial area. Development of a new
phase of villas will be completed in 2015.

Zhaoqing Resort & Golf Club (87.97 %)
An agreement was entered on 3rd December, 2007 to dispose in

stages of this project, of which the transaction is estimated to be
completed before the end of 2016.



24 TIAN AN CHINA INVESTMENTS COMPANY LIMITED
Annual Report 2014

MEEREHN
PARTICULARS OF PROPERTY DEVELOPMENT

BRR  ERIR &8

TEEHER BEER  BEER  FARE
Buildable R EE Completed ~ Gross Floor Interest
BEER WEEE 7 Gross Floor  Project Gross  Area under Held by
Project Name Site Area Area  Progress Floor Area  Construction  the Group
FhHRm? FHRm? Frxm  Fhkm
RRZEGHE EE FBEIRE
AT - B - RRIH 118850 Commercial 356,500 Phased 269,300 - 50%
Shenzhen Tian An Longgang ———— Construction
Cyber Park Stage
Huangge Road North,
Longgang District, Shenzhen
MIRZEA(E-H) [EE IR
A R - SR 51605  Commercial 414,100 Construction - 414,100 50%
Shenzhen Tian An Cloud Park (Phase 1) —— Stage
Bantian, Longgang District, Shenzhen
RERZHEH EE FEEIRE
=M BHE - BERIR 278987 Commercil 739,000  Phased 240,700 - 39%
Dongguan Tian An f£= Construction
Cyber Park Residential 84,100  Stage 84,100 - 39%
No.1, Huangjin Road, -
Nancheng District, Dongguan 823,100 324,800 -
BNRZEBHENEE EE AHBIER
BN HER - DBHR730% 513,08 Commercal 667,200  Phased 571,500 - 50%
Guangzhou Tian An Panyu ff= Construction
Hi-Tech Ecological Park Residential 45300  Stage 45,300 = 50%
No. 730, Ying Bin Road, -
Panyu District, Guangzhou 712,500 616,800 _
BURZEEHES EE PEHIER
Bl - SR - TR 165252 Commercial 472,900 Phased 336,700 127,000 45%
Foshan Tian An Nanhai Cyber Park ——— (Construction
No.1, Jianping Road, Stage
Nanhai District, Foshan
ENERXZENES AERET PHBIESR
B ERE - HkE 393,570 Commercial 783,000 Phased 27,500 25,000 100%
Huizhou Huiyang Tian An Sun Life City" & Residential ——— (Construction
Danshui Town, Huiyang District, Stage
Huizhou
EEREAREN ARREE M@  DHEIRE fitEE(2)
B 52Zm mEE 1,441,848 Commerdial Note (2)  Phased Note (2) = 87.97%
Zhaoging Resort & Golf Club® & Residential ———— Construction
Huilong Town, Gaoyao City, Stage
Zhaoging
BNBELHE ff% AHEIER
Bl - BER388H 642,770 Residential 592,300 Phased 15,100 12,400 34.2%
Fuzhou Dengyun Resort REREZ Construction
No. 388, Dengyun Road, Fuzhou Ancillary & Stage
Commercial 140,000 - - 34.2%

732,300 15,100 12,400
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XM ERIR &8

TREAER BEER  BEER  FER
Buildable EEEE Completed ~ Gross Floor Interest
HE A WEER 7 Gross Floor ~ Project Gross  Area under Held by
Project Name Site Area Area  Progress Floor Area  Construction  the Group
I Km2 FRm Thkm  Fhikme
LERZRE fr= PHBIRE
L BTE - BEE - 338,113 Residential 405800  Phased 141,400 - 99.99%
TEHES IR MERE% Construction
Shanghai Tian An Place Ancillary & Commercial 64,200  Stage 13,600 - 99.99%
Lot No. 52, Qibao Town,
Cao Bao Road, 470,000 155,000 -
Minhang District, Shanghai -
LERZHE(=H) fix PHBIRR
i INT6545 3R 333,717 Residential 401,700 Phased - 16,300 100%
Shanghai Tian An Villa (Phase 2) —————— (onstruction
Lot No. 654, Song Jiang, Shanghai Stage
LBRZERTE Bx E
Lt - BRE - AL 58930  Commercil 178,000 iR - - 100%
Shanghai Tian An Sunshine ————— Plaming &
Peninsula Design Stage
Chang Hua Road, Putuo District,
Shanghai
LERZIEE(ZHGS) fix eI
s SR 10285 3600 Residential 3600 REER - - 100%
Shanghai Central Garden ——— Planning &
(Phase 3 GS) Design Stage
No. 1028, Jin Xiu Road, Shanghai
EHERE fix TR
BT HEK809H 59,480 Residential 137,800 Phased 39,200 98,600 100%
Wuxi The Manhattan G Construction
No. 809, Hubin Road, Wuxi Ancillary & Commercial 10,700  Stage 3,700 7,000 100%
148,500 42,900 105,600
EERZEZH [ PHBIRE
E5 - BHHE 118330 Commercil 236,100 Phased 107,200 - 100%
ZHAE2285 ——— Construction
Wauxi Tian An Intelligent Park Stage

No. 228, Ling Hu Road,
Wuxi New District, Wuxi

EMRZHEY S N TR
B RESHR 203,061 Commercial 338,800  Phased 145,100 - 50%
R ER588%: F%E Construction
Changzhou Tian An Cyber Park Residential 239,900  Stage 94,300 57,300 50%

No. 588, Wunan Road,
Wujin Hi-Tech Industrial Zone,

Changzhou 578,700 239,400 57,300
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BRR  ERIR &8

TREEER BEER  BREER  FERR
Buildable R EE Completed ~ Gross Floor Interest
HE A HEER 7 Gross Floor ~ Project Gross  Area under Held by
Project Name Site Area Area  Progress Floor Area  Construction  the Group
ke ik Tikm  Tikm

FNRZRIZ frx AEEIER
B - HER - BRI 473335 Residentia 137,900  Phased 93,000 - 100%
Changzhou Tian An Villa =——————— (onstruction
No. 2, Fengyuan Road, Stage
Wu Jin District, Changzhou
HRARHUES Bx AH TR
BRD - LER 92766 Commercial 210,100 Phased 34,800 51,800 100%
Nanjing Tian An Cyber Park = (onstruction
Guanghua Road, Stage
Nanjing
HRRRILE e AEEIER
MR - HITIR88H 203,800 Residential 239,300 Phased 239,300 - 100%
Nantong Tian An Garden = (onstruction
No. 88, Hongjiang Road, Nantong Stage
HERZYEN EE APEIRE
mEm - KPR 160367 Commercial 398,200  Phased 89,700 23,900 100%
KR =——— (onstruction
Nantong Tian An Cyber Park Stage

South of Changping Road and East of
Yongtong Road, Nantong

IRRZ B B PHETREE

LR RIIKBESSH 173,200 Commercial 228,700  Phased 81,000 - 50%
Jiangyin Tian An Cyber Park f£= Construction

No. 55, Changshan Road, Jiangyin Residential 135,000  Stage 64,600 = 50%

363,700 145,600 -

EERRYEY [ PHETREE

BEM AEOE - BEBE 357,800 Commercial 586,100  Phased 145,400 44,000 50%
Chongging Tian An Cyber Park ff% Construction

Chunhui Road, Dadukou District, Residential 308,800  Stage 85,600 - 50%
Chongging

894,900 231,000 44,000
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BxK  HERIE &8

TREAER BEER  BEER RS
Buildable EEEE Completed ~ Gross Floor Interest
HE A HEER 7 Gross Floor ~ Project Gross  Area under Held by
Project Name Site Area Area  Progress Floor Area  Construction  the Group
FhAm Fhokme Fhkm  Flkm?
RERZBRLEE ft= AHBIEER
AET - EERKHRERE 58,650 Residential 122,100 Phased 84,100 - 60%
oty ——— Construction
Dalian Tian An Seaview Garden Stage

Liaohe Road West, Economic & Technical
Development Zone, Dalian

REXRZEFHRL HE BIRE
REM  BEREMFER 19,421 Commercial 32,800  Construction = 32,800 100%
i) fr= Stage
Dalian Tian An Jinma Centre? Residential 99,200 - 99,200 100%
Jin Ma Road, Economic &
Technical Development Zone, Dalian 132,000 _ 132,000
RERZE-H EEREE PHIETRE
REM  BARE661H 414,954 Residential & Phased Construction
Changchun Tian An City One Commercial 413,100 Stage 157,500 82,400 100%
No. 661, Guigu Street, Changchun —_—
RERZHEY HE PHIETRE
RED - BER  ARRI1R 588,075 Commercial 918,100  Phased 119,600 96,300 50%
Tianjin Tian An Cyber Park ft= Construction
No.1 Tianan Road, Xiging District, Tianjin Residential 298,000  Stage - 98,800 50%
1,216,100 119,600 195,100
RERZEEB HE PHETRE
K& RER 582,000 Commercial 934,400  Phased - 185,800 100%
Tianjin Tian An Intelligent Port" ft= Construction
Dongli District, Tianjin Residential 385,000  Stage = = 100%
1,319,400 - 185,800
ERARHEN N AEHTRE
B8 4R - EHResH 313,466 Commercia 328,000 Phased - 94,000 50%
Qingdao Tian An Cyber Park £ Construction
No. 88, Chunyang Road, Chengyang Residential 194900  Stage - 59,200 50%
District, Qingdao
522,900 - 153,00

Wit Notes:
(1) EEFTHES0%EETZ - (1) Agreement for disposal of 50% interest was signed.
Q) BEITHERZ - (2) Disposal agreement was signed.

Q) LtEBE-Z-—NE+-—A=+—RZERER - (3) The above table is based on information as of 31st December, 2014.
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PARTICULARS OF PROPERTIES UNDER CONSTRUCTION

HEEH

Project Name

15.

RIREEA(—H)

Shenzhen Tian An Cloud Park (Phase 1)

BILR LRSI (B R E)

Foshan Tian An Nanhai Cyber Park (Phases 8 and 9)
BNBZ AL 20 B (— =)

Huizhou Huiyang Tian An Sun Life City (Phase 1 Part 2)
BMEZILHE(—H)

Fuzhou Dengyun Resort (Phase 1)
EERZHIE(Z8H—4)

Shanghai Tian An Villa (Phase 2 Part 1)
EHESWRE(—H R —H)

Wuxi The Manhattan (Phase 1 Part 2 and Phase 2)
EMRLEREH (=B —Ht)

Changzhou Tian An Cyber Park (Phase 2 Part 1)

HRALZHHM(=H)
Nanjing Tian An Cyber Park (Phase 2)

HRALTEEM(—H4)
Nantong Tian An Cyber Park (Phase 1 Part 2)

. BERZEERN(ZH)

Chongging Tian An Cyber Park (Phase 3)

. RERZEFHRL

Dalian Tian An Jinma Centre

- RERRZEH(OE 1)

Changchun Tian An City One (Phase 4 Part 1)

- RERRZEEH(ZH - ZHRIEH)

Tianjin Tian An Cyber Park (Phases 2, 3 and 4)

. RERZEEZE(—H)

Tianjin Tian An Intelligent Port (Phase 1)

BERERZEUBR(—H)
Qingdao Tian An Cyber Park (Phase 1)

mEr
Total:

it -

BE@DR
Gross
Floor Area

55 Rm?

414,100

127,000

25,000

12,400

16,300

105,600

57,300

51,800

23,900

44,000

132,000

82,400

195,100

185,800

153,200

1,625,900

SE bR
Interest Held
by the Group

50%

45%

100%

34.20%

100%

100%

50%

100%

100%

50%

100%

100%

50%

100%

50%

SEEN
BEEE
Gross

Floor Area
Attributable
to the Group
5 Km?

207,100

57,200

25,000

4,200

16,300

105,600

28,700

51,800

23,900

22,000

132,000

82,400

97,500

185,800

76,600

1,116,100

Bt IEHR
Estimated
Completion
Year

2015

2016/2017

2015

2015

2016

2015

2015

2015

2015

2015

2016

2015

2016

2015

2015

ERBE-Z—NMFE+_A=+—B2EREL - Note: The above table is based on information as of 31st December, 2014.



29 REFEREBRAF]
2014 F3

MERBEREEH
PARTICULARS OF PROPERTY AND HOTEL INVESTMENTS

1. W%
PROPERTY

SEES
ES BE 3L BEER
REER BEER Firft s GFA

S Property  CarParking Interest Held  Attributable
Property Name - GFA Space GFA by the Group  to the Group
T Akm? T KM T ARm?

RNXZE Y,
Shenzhen Tian An Cyber Park

— IR LR B — 10,540 = 50% 5270  EERBAE
Shenzhen Tian An Innovation Science and Commercial and office
Technology Plaza, Phase 1
— YR Z AR RS — 4 4,400 - 50% 2200 EERBAE
Shenzhen Tian An Innovation Science and Commercial and office
Technology Plaza, Phase 2
- R HEERRE 20,530 - 50% 10260 HEERBERE
Shenzhen Cyber Times Building Commercial and office
—MIERRLREEXEAR 13,340 = 50% 6,670 HERBAE
Shenzhen Futian Tian An Hi-Tech Venture Park Commercial and office
A EBR KA E2612 900 - 100% 900 PR
26/F, Shenzhen Cyber Times Building Office
AR ZEIRAE2012 850 - 100% 850  BAME
20/F, Shenzhen Tian An International Building Office
YR E — K 1,460 - 100% 1,460 HE
Shenzhen Tian Bei Yi Road, shops Commercial
YK LER 12,800 - 100% 12,800 (=%
Shenzhen Tian An Park Place Residential
RYR LR B S 31,620 = 50% 15810 BERHAE
Shenzhen Tian An Longgang Cyber Park Commercial and office
RERZHEM 3,830 - 39% 1,500 ¥
Dongguan Tian An Cyber Park Commercial
BINRZEBEHERRE 14,900 - 50% 7450 HE
Guangzhou Tian An Panyu Hi-Tech Ecological Park Commercial
BILRZ AR 11,100 - 45% 5000 MHE
Foshan Tian An Nanhai Cyber Park Commercial
EBRZHRL 22,350 = 98% 21900 EERBAE
Shanghai Tian An Centre Commercial and office
i/%?q]‘bﬂg * 8%%”16@ 4,740 _ 100% 4,740 ?)ﬁﬁ@
5/F, 8/F & 16/F, Shanghai Tian An Centre Office
PERE@RELHRNAT 68,660 = 100% 68,660 F%E
Shanghai Racquet Club & Apartments Residential
HETERE 1,520 - 99% 1500 FE
Shanghai The Riverside Commercial
LBRERIE 340 - 100% 340  fAF

Shanghai Elegant Garden Residential
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PARTICULARS OF PROPERTY AND HOTEL INVESTMENTS

SEEL
nE BE &6 BREE®
BEAR BREER Frik s GFA
NELR Property  Car Parking Interest Held Attributable
Property Name GFA  Space GFA by the Group  to the Group
FJ3Km? 5 Km? B3 Km?
RERZAR 1420 = 95% 1350 B8
Wauxi Tian An Building Office
BHILLYE 2,830 - 95% 2690 ¥
Wuxi Redhill Peninsula Commercial
BHXZESH 20,650 - 100% 20,650 X
Wuxi Tian An Intelligent Park Commercial
ARAZERARE 77,100 - 100% 77,100 BERBAE
Nanjing Tian An International Building Commercial and office
BRAZHEY, 22,750 - 100% 2,750 @E
Nanjing Tian An Cyber Park Commercial
BMR RS 24,400 - 100% 24400  HERHAE
Changzhou Tian An City Plaza® Commercial and office
FMFRHEE 9,090 - 100% 9,00 ¥
Changzhou New City Garden Commercial
FMRZEEY, 23,360 - 50% 11680 FHE
Changzhou Tian An Cyber Park Commercial
MBMERARLE 720 - 100% 720 BRE
4/F, Nantong Sun Hai Tung Building Office
ARmAL 7R 1,300 - 100% 1300 @%
2/F, Block 17, Nantong Jin Xiu Court Commercial
HRARIE 3,250 - 100% 3250 @%
Nantong Tian An Garden Commercial
HRAREEY, 5,600 - 100% 5600 FEE
Nantong Tian An Cyber Park Commercial
TRRLHES 8,770 - 50% 4390 HE
Jiangyin Tian An Cyber Park Commercial
ERXREHEY, 7,130 - 50% 3,560 HE
Chongging Tian An Cyber Park Commercial
ERRZAE 5,730 - 40% 2300  HAE
Beijing Tian An Building Office
LB RAM 560 - 100% 560 X
Beijing Lakeside Garden Residential
ITRRERE 22,170 - 100% 22170 =
Beijing Park Apartments Residential
RNERZBRIH 470 - 60% 280 f=E
Dalian Tian An Seaview Garden Residential
RERZBRAE 52,420 - 100% 52,420 D
Dalian Tian An International Tower Office
EERRE U 5,660 - 100% 5660 HE
Changchun Tian An City One Commercial
AEXZHEY, 10,340 - 50% 5170 HE
Tianjin Tian An Cyber Park Commercial

529,600 444,400
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SEES
n= BE 3L BEER
BEAR BEER Frik s GFA
NELR Property  Car Parking Interest Held Attributable
Property Name ~ GFA Space GFA by the Group  to the Group
7 Am? FhAm? P Am?
LERZHO-EE - 7,770 98% 7610 EE
Shanghai Tian An Centre, Car Parking Space Car Parking Space
LBRZIE -8R - 3,180 100% 3180 #EE
Shanghai Central Garden, Car Parking Space Car Parking Space
LERERRARBNAE -8R - 2,510 100% 2510 BB
Shanghai Racquet Club & Apartments, Car Parking Space
Car Parking Space
HERERRELTNAE -2 10,600 = 100% 10,600  @FF
Shanghai Racquet Club & Apartments, Club House Club House
EHSRE-SN 3,670 - 100% 3,670  &FF
Wauxi The Manhattan, Club House Club House
14,270 13,460 27,570
2. EIE
HOTEL

HmEH KEMALER BIEERE EEEHE
b=l = =4 Expiry Interest Held Hotel No. of

Project Name Date by the Group Gross Area Rooms
FYear S J5 K m?2

IR B E9-12180

9/F to 12/F, Changzhou Tian An City Hotel™ 2043 100% 1,190 23
Bt - Notes:
(1) EFEFHEmE - (1) Disposal agreement was signed.

Q) LEEBE-ZTWF+-A=T—BZERER - (2)  The above tables are based on information as of 31st December, 2014.
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TEERTRAREEERRS

REEEHEXIMERAREZEZ LHARA
(T EMRAD M &+ Mz B EEATRI R
EEERRE(EEEARTA])  EFECHE
BARRZAEERTER  WERMZHLN
EZIEF - FBENAREN - R T X@EEZ
ETEMBRAEZRETRN  RBE-F
—AFE+—A=T—HILFE ARFCDER
EEREARTAZRRNETEMRZ T AR -
EEeRELBFRIRTIER R LHE
HEHRRFERFLEEENR -

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 of directors of the Company (“Board”) believes that good
corporate governance is essential to the success of the Company and
to the enhancement of shareholders’ value.

CORPORATE GOVERNANCE CODE AND CORPORATE
GOVERNANCE REPORT

In the light of the Corporate Governance Code and Corporate
Governance Report (“CG Code”) contained in Appendix 14 of the
Rules Governing the Listing of Securities on The Stock Exchange of
Hong Kong Limited (“Listing Rules”), the Board has reviewed the
corporate governance practices of the Company with the adoption of
the various enhanced procedures which are detailed in this report.
The Company has applied the principles of, and complied with, the
applicable code provisions of the CG Code during the year ended
31st December, 2014, except for certain deviations as specified with
considered reasons for such deviations as explained below. The
Board will review the current practices at least annually, and make
appropriate changes if considered necessary.
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THE BOARD

The Board currently comprises twelve directors (“Directors”) in total,
with five Executive Directors, three Non-Executive Directors and four
Independent Non-Executive Directors (“INEDs”). The composition of
the Board during the year and up to the date of this report is set out as
follows:

Executive Directors:

Song Zengbin (Deputy Chairman)

Patrick Lee Seng Wei (Managing Director)
Ma Sun (Deputy Managing Director)
Edwin Lo King Yau

Tao Tsan Sang

Non-Executive Directors:
Lee Seng Hui (Chairman)
Moses Cheng Mo Chi

Lee Shu Yin

INEDs:

Francis J. Chang Chu Fai
Jin Hui Zhi

Ngai Wah Sang

Lisa Yang Lai Sum

The brief biographical details of the Directors are set out in the
“Biographical Details of Directors and Senior Management” section in
the Directors’ Report on pages 55 to 60. Other than that Mr. Lee Seng
Hui, the Chairman of the Board, is a cousin of Mr. Patrick Lee Seng
Wei, the Managing Director of the Company, there are no family or
other material relationships among members of the Board.
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THE BOARD (CONTINUED)
Board Process

During the year, the Non-Executive Directors (a majority of whom are
independent) provided the Company and its subsidiaries (collectively
“Group”) with a wide range of expertise and experience. Their
active participation in the Board and committee meetings brought
independent judgement on issues relating to the Group’s strategy,
performance and management process, taking into account the
interests of all shareholders of the Company (“Shareholders”).

Throughout the year and up to the date of this report, the Company
has had four INEDs representing one-third of the Board. At least
one of the INEDs has the appropriate professional qualifications or
accounting or related financial management expertise under Rule
3.10 of the Listing Rules. The Board has received from each INED an
annual confirmation of his/her independence and considers that all
the INEDs are independent under the guidelines set out in Rule 3.13
of the Listing Rules.

The Board meets regularly to discuss the overall strategy as well as
the operation and financial performance of the Group, and to review
and approve the Group’s annual and interim results and other ad
hoc matters which need to be dealt with. During the year, four Board
meetings were held and the individual attendance records of each
Director at the meetings of the Board, Remuneration Committee,
Audit Committee and general meetings during the year ended 31st
December, 2014 are set out below:
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EETEEFH) Board Process (continued)

HE/ BTEEZRY
Number of meetings attended/held

FHEEE FEREEE RRAE

Remuneration Audit General

Name of Directors Committee  Committee ~ Meetings
BITES ! Executive Directors:
RIEW (FE/E) Song Zengbin (Deputy Chairman) 2/4 0/3
BB (EFLTE) Patrick Lee Seng Wei (Managing Director) 2/4 0/3
SSE (G4 %) Ma Sun (Deputy Managing Director) 4/4 0/3
Bt Edwin Lo King Yau 4/4 3/3
e Tao Tsan Sang 4/4 3/3
FHTES: Non-Executive Directors:
FRIE(FE) Lee Seng Hui (Chairman) 4/4 1/3
BRE Moses Cheng Mo Chi 4/4 1/2 1/3
FHE Lee Shu Yin 4/4 2/3
BIYKHTES: INEDs:
BiERE Francis J. Chang Chu Fai 4/4 11 1/2 1/3
SEE& Jin Hui Zhi 4/4 11 2/2 0/3
BRES Ngai Wah Sang 3/4 0/1 2/2 0/3
BEBETF Lisa Yang Lai Sum 3/4 11 2/2 2/3

REFTRATHUERZFHEEIEBEALEE  The Board has reserved for its decision or consideration matters
EERE  2FEEEE 2FLPTHIEE - covering mainly the Group’s overall strategy, annual operating
EEZTAENZEZHEGRIEREZEEZ  budget, annual and interim results, approval of Directors’
2 ERANLRS  EER - WEE  appointment or re-appointment (based on the recommendations made
MEABRRLMKEEEE - EFSCHHEER by the Nomination Committee), material contracts and transactions,
BEZRTITHEEAR  XHRHATEEEG(HE  corporate governance as well as other significant policy and financial
BEERTEMREGE)IET EE - EEE  matters. The Board has delegated the day-to-day responsibility to
RANRIERE ZBEEC DRI IWIAZES]  the executive management under the instruction/supervision of
oUW TRAEFSFEHM  AEREBAE  the Executive Committee which has its specific written terms of
ERIRITHR A AR — B - reference. The respective functions of the Board and management of
the Company have been formalised and set out in writing and will
be reviewed by the Board from time to time to ensure that they are
consistent with the existing rules and regulations.
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THE BOARD (CONTINUED)
Board Process (continued)

Regular Board meetings each year are scheduled in advance to
facilitate maximum attendance of Directors. At least 14 days’ notice
of a Board meeting is normally given to all Directors who are given
an opportunity to include matters for discussion in the agenda. The
company secretary of the Company (“Company Secretary”) assists
the Chairman of the Board in preparing the agenda for meetings
and ensures that all applicable rules and regulations are complied
with. The agenda and the accompanying Board papers are normally
sent to all Directors at least 3 days before the intended date of a
regular Board meeting (and so far as practicable for such other Board
meetings). Draft minutes of each Board meeting are circulated to
all Directors for their comment before being tabled at the following
Board meeting for approval. All minutes are kept by the Company
Secretary and are open for inspection at any reasonable time on
reasonable notice by any Director.

According to the current Board practice, if a substantial Shareholder
or a Director has a conflict of interest in a matter to be considered by
the Board which the Board has determined to be material, the matter
will be dealt with by the Board at a duly convened Board meeting.
The articles of association of the Company (“Articles of Association”)
also stipulate that save for the exceptions as provided therein, a
Director shall abstain from voting on any Board resolution and not
be counted in the quorum at meetings for approving any contract or
arrangement in which such Director or any of his/her close associates
has a material interest.

Every Director is entitled to have access to Board papers and related
materials and has access to the advice and services of the Company
Secretary. The Board and each Director also have separate and
independent access to the Company’s senior management. Directors
will be continuously updated on the major development of the
Listing Rules and other applicable regulatory requirements to ensure
compliance and upkeep of good corporate governance practices. In
addition, a written procedure has been established since June 2005 to
enable the Directors, in discharge of their duties, to seek independent
professional advice in appropriate circumstances at a reasonable cost
to be borne by the Company.
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EECRHEEXRR Directors’ Continuous Professional Development

EREEERRTE  SEEHEFESZEKLER  For continuous professional development, in addition to Directors’

AARNREREEL 2 X RBEHIN  EL  attendance at meetings and review of papers and circulars sent by the

B 7 REBEBNT management of the Company, Directors participated in the activities
including the following:

SEBEERRRED
Participation in Continuous
Professional Development Activities
HRRESETEMH
k.t Ve -V
BEER EE/ 28
B Attending trainings/
Reading briefings/seminars/
Regulatory S EER conference relevant
Name of Directors Updates Site Visit to Directors’ duties
HITES: Executive Directors:
RIEW (EIE/E) Song Zengbin (Deputy Chairman) v /
EHEB(EFLLE) Patrick Lee Seng Wei (Managing Director) / v
S (&%) Ma Sun (Deputy Managing Director) v/ / /
BRY Edwin Lo King Yau v/ v/ v/
HRE Tao Tsan Sang v v v
FHUTES ! Non-Executive Directors:
ERE(LE) Lee Seng Hui (Chairman) v/ v
28 Moses Cheng Mo Chi v v
FHE Lee Shu Yin / v/ /
BUFHTES INEDs:
s Francis J. Chang Chu Fai v/ v/ /
2EE Jin Hui Zhi v/ v/
mELE Ngai Wah Sang v/ / v/
BER Lisa Yang Lai Sum v/ v/ v/
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THE BOARD (CONTINUED)
Board Diversity

The Company has adopted the Board Diversity Policy which sets out
the objectives and principles regarding board diversity for the purpose
of achieving the Company’s strategic objectives of balanced diversity
at the Board as far as practicable. Board appointments will be based
on merit and candidates will be considered against measurable
objectives, taking into account the Company’s business and needs.

Selection of candidates will be based on a range of diversity criteria,
including but not limited to gender, age, cultural and educational
background, knowledge, professional experience and skills. The
ultimate decision will be based on merit and the contribution that the
selected candidates may bring to the Board.

ROLES OF CHAIRMAN AND CHIEF EXECUTIVE

Code provision A.2.1 of the CG Code stipulates that the roles of
chairman and chief executive (“CE”) should be separate and should
not be performed by the same individual. Mr. Lee Seng Hui, being the
Chairman of the Board, is primarily responsible for the leadership of
the Board, ensuring that (i) all significant policy issues are discussed
by the Board in a timely and constructive manner; (ii) all Directors
are properly briefed on issues arising at Board meetings; and (iii)
the Directors receive accurate, timely and clear information. The
functions of the CE are performed by Mr. Patrick Lee Seng Wei, the
Managing Director of the Company, who is responsible for the day-
to-day management of the Group’s business. Their responsibilities are
clearly segregated and have been set out in writing and approved by
the Board in June 2005, and subsequently updated in April 2012.
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APPOINTMENT AND RE-ELECTION OF DIRECTORS

The terms of reference of the Nomination Committee include the
nomination procedure specifying the process and criteria for the
selection and recommendation of candidates for directorship of the
Company.

Every newly appointed Director will receive an induction package
from the Company Secretary on the first occasion of his/her
appointment. This induction package is a comprehensive, formal and
tailored induction on the responsibilities and on-going obligations
to be observed by a director pursuant to the Companies Ordinance,
Listing Rules and Securities and Futures Ordinance. In addition, this
induction package includes materials briefly describing the operations
and business of the Company, the latest published financial reports
of the Company and the documentation for the corporate governance
practices adopted by the Board. Directors will be continuously
updated on any major developments of the Listing Rules and other
applicable regulatory requirements to ensure compliance and upkeep
of good corporate governance practices.

All Non-Executive Directors (including INEDs) of the Company were
appointed for a specific term, but subject to the relevant provisions
of the Articles of Association or any other applicable laws whereby
the Directors shall vacate or retire from their office but eligible
for re-election. The term of appointment of the Non-Executive
Directors (including INEDs) has been renewed for further two years
commencing from Tst January, 2015.

According to the Articles of Association, at each annual general
meeting of the Company (“AGM”), one-third of the Directors for
the time being (or, if their number is not a multiple of three, the
number nearest to but not less than one-third) shall retire from office
by rotation. Further, any Director appointed by the Board to fill a
casual vacancy shall hold office only until the next following general
meeting of the Company whilst for those appointed as an addition
to the Board shall hold office until the next following AGM and in
both cases, those Directors shall then be eligible for re-election at
the relevant meeting. Every Director shall be subject to retirement by
rotation at least once every three years.
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CORPORATE GOVERNANCE FUNCTION

The Board is responsible for performing corporate governance duties
and has adopted the written terms of reference on its corporate
governance functions in April 2012.

The duties of the Board in respect of the corporate governance
functions include:

(i) developing and reviewing the Company’s policies and practices
on corporate governance;

(i) reviewing and monitoring the training and continuous
professional development of Directors and senior management;

(iii) reviewing and monitoring the Company’s policies and practices
on compliance with legal and regulatory requirements;

(iv) developing, reviewing and monitoring the code of conduct
and compliance manual (if any) applicable to employees and
Directors; and

(v) reviewing the Company’s compliance with the CG Code and
disclosure in the Corporate Governance Report.

In 2014 and up to the date of this report, the Board has performed
the corporate governance duties in accordance with its terms of
reference.
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BOARD COMMITTEES

The Board has established various committees, including a
Nomination Committee, a Remuneration Committee, an Audit
Committee and an Executive Committee, each of which has
its specific written terms of reference. Copies of minutes of all
meetings and resolutions of the committees, which are kept by
the Company Secretary, are circulated to all Board members and
the committees are required to report back to the Board on their
decision and recommendations where appropriate. The procedures
and arrangements for a Board meeting, as mentioned in the section
headed “The Board” of this report, have been adopted for the
committee meetings so far as practicable.

Nomination Committee

The Nomination Committee has been established since March 2012
and is chaired by an INED and comprises a majority of INEDs.
Currently, the Nomination Committee consists of five members,
including Ms. Lisa Yang Lai Sum (Chairman of the Nomination
Committee), Mr. Francis J. Chang Chu Fai, Mr. Jin Hui Zhi and Mr.
Ngai Wah Sang, all being the INEDs, and Mr. Edwin Lo King Yau,
being an Executive Director. The Nomination Committee is provided
with sufficient resources to discharge its duties and has access
to independent professional advice according to the Company’s
policy if considered necessary. The major roles and functions of the
Nomination Committee are included in its terms of reference, which
are available on the websites of The Stock Exchange of Hong Kong
Limited (“Stock Exchange”) and the Company.

The Nomination Committee will meet as and when necessary in
accordance with its terms of reference and may also deal with matters
by way of circulation. In 2014, no Nomination Committee meeting
was held while the Nomination Committee dealt with matters by
way of circulation. In 2014 and up to the date of this report, the
Nomination Committee performed the works as summarised below:

(i) reviewed and recommended for the Board’s approval the
proposed resolutions for re-election of the retiring Directors at
2014 AGM and 2015 AGM;

(ii) reviewed and recommended for the Board’s approval the renewal
of the terms of appointment of the Non-Executive Directors
(including the INEDs) for two years commencing from 1st January,
2015; and

(iii) reviewed the structure, size, composition and diversity of the
Board and assessed the independence of each INED.
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BOARD COMMITTEES (CONTINUED)
Remuneration Committee

The Remuneration Committee has been established since June 2005
and currently consists of four members, including Mr. Francis J. Chang
Chu Fai (Chairman of the Remuneration Committee), Mr. Jin Hui Zhi,
Mr. Ngai Wah Sang and Ms. Lisa Yang Lai Sum, all being the INEDs.
The Remuneration Committee is provided with sufficient resources
to discharge its duties and has access to independent professional
advice according to the Company’s policy if considered necessary.
The major roles and functions of the Remuneration Committee are
included in its terms of reference, which are available on the websites
of the Stock Exchange and the Company.

The terms of reference of the Remuneration Committee are in
compliance with the code provision B.1.2 of the CG Code, but with a
deviation from the code provision that the Remuneration Committee
shall make recommendations to the Board on the remuneration
packages of the Executive Directors only and not senior management
(as opposed to executive directors and senior management under the
code provision). The reasons for the above derivation is summarised as
below:

(i) the Board believes that the Remuneration Committee is not
properly in a position to evaluate the performance of senior
management and that this evaluation process is more effectively
carried out by the Executive Directors;

(ii) the Executive Directors must be in a position to supervise and
control senior management and thus must be able to control their
compensation; and

(iii) there is no reason for Executive Directors to pay senior
management more than industry standards and thus Shareholders
will benefit by reducing costs in the fixing of such compensation
packages.
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BOARD COMMITTEES (CONTINUED)
Remuneration Committee (continued)

The Remuneration Committee shall meet at least once a year in
accordance with its terms of reference. One Remuneration Committee
meeting was held in 2014 and the attendance of each member is set
out in the section headed “The Board” of this report.

In addition to the Remuneration Committee meeting, the
Remuneration Committee also dealt with matters by way of
circulation during 2074. In 2014 and up to the date of this report, the
Remuneration Committee performed the works as summarised below:

(i) reviewed and recommended for the Board’s approval the existing
policy and structure for the remuneration of Directors;

(ii) reviewed the remuneration packages of all the Executive and
Non-Executive Directors (including the INEDs) for the year ended
31st December, 2013;

(iii) reviewed and recommended for the Board’s approval the bonus
for the year ended 31st December, 2013, the increment in salary
for the year 2014 of the Executive Directors, and the increment in
service fees of the INEDs from the year 2015 onwards; and

(iv) reviewed and recommended for the Board’s approval the renewal
of the employment contracts of the Chairman and the Managing
Director.

Each Director will be entitled to a Director’s fee which is to be
proposed for the Shareholders” approval at the 2015 AGM. Further
remuneration payable to Directors (including any service fees of the
INEDs) for their additional responsibilities and services will depend on
their respective contractual terms under their employment contracts or
service contracts as approved by the Board on the recommendation of
the Remuneration Committee. Details of the Directors’ remuneration
are set out in note 15 to the consolidated financial statements whereas
detailed changes in the emoluments of certain Directors during the
interim period and up to the date of the Interim Report were also
disclosed in the Interim Report of the Company dated 22nd August,
2014. Details of the remuneration policy of the Group are also set out
in the “Employee and Training” section contained in the Management
Discussion and Analysis on page 13.
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BOARD COMMITTEES (CONTINUED)
Audit Committee

The Audit Committee has been established since November 1999 and
currently consists of five Non-Executive Directors, four of whom are
INEDs. To retain independence and objectivity, the Audit Committee
is chaired by an INED with appropriate professional qualifications or
accounting or related financial management expertise. The current
members of the Audit Committee are Mr. Ngai Wah Sang (Chairman
of the Audit Committee), Mr. Francis J. Chang Chu Fai, Dr. Moses
Cheng Mo Chi, Mr. Jin Hui Zhi and Ms. Lisa Yang Lai Sum. The
Audit Committee is provided with sufficient resources to discharge its
duties and has access to independent professional advice according
to the Company’s policy if considered necessary. The major roles
and functions of the Audit Committee are included in its terms of
reference, which are available on the websites of the Stock Exchange
and the Company.

The terms of reference of the Audit Committee are revised from time
to time to comply with the code provision C.3.3 of the CG Code,
but with deviations from the code provision of the audit committee’s
responsibility to:

(i) implement policy on the engagement of the external auditors to
supply non-audit services;

(i) ensure the management has performed its duty to have an
effective internal control system; and

(iii

=

ensure co-ordination between the internal and external auditors,
and ensure that the internal audit function is adequately resourced
and has appropriate standing within the listed company.

The Board considers that the Audit Committee shall recommend (as
opposed to implement) the policy on the engagement of the external
auditors to supply non-audit services for the following reasons:

(i) it is proper and appropriate for the Board and its committees to
develop policy and make appropriate recommendations;

(ii) the proper and appropriate mechanism for implementation of
such policy and recommendations is through the Executive
Directors and management; and

(iii) INEDs are not in an effective position to implement policy and
follow up the same on a day-to-day basis.
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BOARD COMMITTEES (CONTINUED)
Audit Committee (continued)

Further, the Board considers that the Audit Committee only possesses
the effective ability to scrutinise (as opposed to ensure) whether
management has performed its duty to have an effective internal
control system. The Audit Committee is not equipped to ensure that
the same is in place as this would involve day-to-day supervision
and the employment of permanent experts. The Audit Committee is
not in a position either to ensure co-ordination between the internal
and external auditors but it can promote the same. Similarly, the
Audit Committee is not in a position to ensure that the internal
audit function is adequately resourced but it can check whether it is
adequately resourced.

The Audit Committee shall meet at least twice a year in accordance
with its terms of reference. Two Audit Committee meetings were held
in 2014 and the attendance of each member is set out in the section
headed “The Board” of this report.

In addition to the Audit Committee meetings, the Audit Committee
also dealt with matters by way of circulation during 2014. In 2014
and up to the date of this report, the Audit Committee performed the
works as summarised below:

(i) reviewed and approved the audit scope and fees proposed by the
external auditor in respect of the interim results review for the six
months ended 30th June, 2014 (“2014 Interim Review”) and the
final audit for the year ended 31st December, 2014 (“2014 Final
Audit”) of the Group;

(ii) reviewed the independent review report/audit completion report
from the external auditor and the management’s response in
relation to the final audit for the year ended 31st December,
2013, 2014 Interim Review and 2014 Final Audit;

(iii

=

reviewed and recommended for the Board’s approval the
financial reports for the year ended 31st December, 2013, for
the six months ended 30th June, 2014 and for the year ended
31st December, 2014 together with the relevant management
representation letters and announcements;
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BOARD COMMITTEES (CONTINUED)
Audit Committee (continued)

(iv) reviewed the internal audit review reports prepared by the Group
Internal Audit Department (“IAD”);

(v) reviewed and recommended for the Board’s approval the updated
reports on substantiation of the resources, qualifications and
experience of staff of the Group’s accounting and financial
reporting function, and their training programmes and budget;
and

reviewed and recommended for the Board’s annual review the

=

(vi
Procedures for the Identification and Monitoring of Connected
Transactions (formerly known as “Connected Transaction
Policies”), Related Party Transaction Policies and Procedures,
Whistle Blower Policy and Policy on the Disclosure of Inside
Information.

Executive Committee

The Executive Committee has been established since February 2004
and currently consists of four Executive Directors, being Messrs.
Patrick Lee Seng Wei (Chairman of the Executive Committee), Ma
Sun, Edwin Lo King Yau and Tao Tsan Sang. The Executive Committee
is vested with all the general powers of management and control of
the activities of the Group as are vested in the Board, save for those
matters which are reserved for the Board’s decision and approval
pursuant to the written terms of reference of the Executive Committee.
The terms of reference of the Executive Committee were revised in
March 2008 following the adoption of the Whistle Blower Policy by
the Company.

The Executive Committee will meet as and when necessary to discuss
the operating affairs of the Group and may also deal with matters by
way of circulation. The Executive Committee is mainly responsible
for undertaking and supervising the day-to-day management and is
empowered:

(i) to formulate and implement policies for the business activities,
internal control and administration of the Group; and

(ii) to plan and decide on strategies to be adopted for the business
activities of the Group within the overall strategy of the Group as
determined by the Board.
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CODES FOR SECURITIES TRANSACTIONS
BY DIRECTORS AND RELEVANT EMPLOYEES

The Company has adopted the Model Code for Securities Transactions
by Directors of Listed Issuers (“Model Code”) as set out in Appendix
10 of the Listing Rules as its code of conduct regarding securities
transactions by the Directors. All Directors have confirmed, following
a specific enquiry by the Company, that they have complied with the
required standard as set out in the Model Code.

The Company has also adopted the Model Code as the Code for
Securities Transactions by Relevant Employees to regulate dealings in
the securities of the Company by certain employees of the Company
or any of its subsidiaries who are considered to be likely in possession
of inside information in relation to the Company or its securities.

ACCOUNTABILITY AND AUDIT
Financial Reporting

The Directors acknowledge their responsibility for preparing,
with the support from the Finance Department, the consolidated
financial statements of the Group. In preparing the consolidated
financial statements for the year ended 31st December, 2014, the
accounting principles generally accepted in Hong Kong have been
adopted and the requirements of the Hong Kong Financial Reporting
Standards (which also include Hong Kong Accounting Standards and
Interpretations) issued by the Hong Kong Institute of Certified Public
Accountants and the disclosure requirements of the Hong Kong
Companies Ordinance were complied with. The Directors believe
that they have selected suitable accounting policies and applied them
consistently, and made judgements and estimates that are prudent
and reasonable and have ensured that the consolidated financial
statements are prepared on a going concern basis.

The reporting responsibilities of the Company’s external auditor,
Deloitte Touche Tohmatsu, are set out in the Independent Auditor’s
Report on pages 76 and 77.
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ACCOUNTABILITY AND AUDIT (CONTINUED)
Internal Control

The Board has the responsibility to review annually the effectiveness
of the Group’s internal control system and ensure that the controls
are sound and effective to safeguard the Shareholders’ investments
and the Group’s assets at all times. In 2014, the Board, through the
Audit Committee and IAD, had reviewed the adequacy of resources,
qualifications and experience of staff of the Company’s accounting
and financial reporting function, and their training programmes and
budget.

The Group’s internal control system is designed to provide reasonable,
but not absolute, assurance against material misstatement or loss; to
manage rather than completely eliminate the risk of system failure;
and to assist in the achievement of the Group’s agreed objectives and
goals. It has a key role in the management of risks that are significant
to the fulfilment of business objectives. In addition to safeguarding
the Group’s assets, it should provide a basis for the maintenance of
proper accounting records and assist in the compliance with relevant
laws and regulations.

The Board, through the Audit Committee and with the assistance
of the IAD, conducted internal control reviews of the property
development and management group for the year ended 31st
December, 2014.

Internal Audit

The Internal Audit Manager reports to the Chairman of the Board
and the Audit Committee. The IAD plays an important role in
providing assurance to the Board that a sound internal control
system is maintained and operated by the management. This is part
of the Board’s plan to enhance the standards of the Group’s overall
corporate governance and comply with the code provision C.2 of the
CG Code.

The Group Internal Audit Plan was prepared by the IAD and issued
to the Audit Committee and the Board for review. A discussion of
the policies and procedures on the management of each of the major
types of risk which the Group is facing is included in note 5b to the
consolidated financial statements.
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ACCOUNTABILITY AND AUDIT (CONTINUED)
Internal Audit (continued)

The IAD performed internal control assessments of the property
development and management group for the year ended 31st
December, 2014. The IA Reports were distributed to the Audit
Committee and the Board for their review. The IAD monitored that
the issues raised in the IA Reports would be addressed and managed
promptly by the management.

External Auditor’s Remuneration

During the year, the remuneration paid to the Group’s external
auditor is set out as follows:
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Services rendered for the Group AT
HK$’000

Audit services 3,515
Non-audit services (including review of

compliance of Occupational Retirement

Scheme Ordinance and review of interim

results, continuing connected transactions and

working capital forecast) 1,208
Total 4,723

COMMUNICATION WITH SHAREHOLDERS

The Board recognises the importance of good communication with
Shareholders. Information in relation to the Group is disseminated
to Shareholders in a timely manner through a number of formal
channels, which include interim and annual reports, announcements
and circulars. Such published documents together with the latest
corporate information and news are also made available on the
website of the Company.

The Company’s AGM is a valuable forum for the Board to
communicate directly with Shareholders. Code provision E.1.2 of
the CG Code stipulates that the chairman of the board should attend
the AGM and also invite the chairmen of the audit, remuneration,
nomination and any other committees (as appropriate) to attend. In
their absence, he should invite another member of the committee or
failing this his/her duly appointed delegate, to attend. These persons
should be available to answer questions at the AGM.



50

Annual Report 2014

CEEABRE

TIAN AN CHINA INVESTMENTS COMPANY LIMITED

CORPORATE GOVERNANCE REPORT

BRRR BB

RER —T—NERFAFRER_T—N
FRA-+-HET BFSIFRTHELAE
MRS ERT At R E —T— TR
REREG - ERADRPITESLSHEE
BEZAREZER M R5FREEEEY
FE - URBEREZESRTMNEZEESINE Y
BN IERITERE BEZAG WL ETIRREE
HEIE - ARBRRERERIFEIAER - EF
PE_Z—URRBFAE —T—MFE— A
“tHtNBERZZE-NF+—AZF+HBZERE
BRIAg HELHESENAREEE5e | —&
A o

EAAETRILSIRIE ETRRIKZL 2 B EE
ZEgZIR (ML BZEZER  AIED
—RBUBEEREQNE) TEHFEEMHRL
ERER Z N REB IR 2 E A E MR
SMARZBRAE » ABIERA

BEEAFR(BREZRIEF)HNKRRA

SREFBORER -

RERBEREMSE  WRBASHRASET
MELR-HESRBEX  MLAEEMmK
RAXEME  WRASHRASRITAEI R
TEERAEZX - UEBRETNETRORZ
SRR IR AGRERRRERE - RS
RERREAURBERETARR ZEMME
B o BB EERGRE ETRAREZ TR
SUE S

EERARERRARE ERAMBR A ERD
B ZAZBRAAEEFRZAZRE R
RENAE  ARBTRRIREZRIEZEE
WA Wit R FE AR B 2 7k M3 2 g ([ SE A
FR) o BRRADEBIREZREET AR
ERERXEAPA ZBRAGREL X ET
i EE - ARAEBE LB T AN
ZIREANAANRR 2 EFHE -

COMMUNICATION WITH SHAREHOLDERS (CONTINUED)

During the year, the 2014 AGM was held on 22nd May, 2014. Due
to another business engagements, Mr. Lee Seng Hui, the Chairman
of the Board, was unable to attend the 2014 AGM. However, Mr.
Edwin Lo King Yau, an Executive Director of the Company, took the
chair of that meeting and an INED, being the chairman of Nomination
Committee and member of Audit and Remuneration Committees were
present thereat and were available to answer questions to ensure
effective communication with the Shareholders. The attendance
record of the Directors at the 2014 AGM and the extraordinary
general meetings held on 28th January, 2014 and 25th November,
2014 is set out in the section headed “The Board” of this report.

The chairman of any independent board committee formed as
necessary or pursuant to the Listing Rules (or if no such chairman is
appointed, at least a member of the independent board committee)
should also be available to answer questions at any general meeting
of Shareholders to approve a connected transaction or any other
transaction that is subject to independent Shareholders’ approval.

Separate resolutions are proposed at the general meetings for each
substantial issue, including the re-election of retiring Directors.

The notice to Shareholders is to be sent in the case of AGM at least 20
clear business days before the meeting and to be sent at least 10 clear
business days in case of all other general meetings. An explanation
of the detailed procedures of conducting a poll is provided to the
Shareholders at the commencement of the meeting. The Chairman
answers questions from Shareholders regarding voting by way of a
poll. The poll results are published in the manner prescribed under
the requirements of the Listing Rules.

Shareholder(s) representing at least 5% of the total voting rights
of all the Shareholders having a right to vote at general meetings
can request the convening of an extraordinary general meeting by
written requisition, with stated business proposed to be transacted,
which must be validly served at the registered office of the Company
(“Registered Office”). Besides, Shareholders may make a proposal at
a Shareholders” meeting by submitting it in written form to the Board
at the Registered Office in the form of a proposed resolution, which
shall clearly and concisely set out the proposal for discussion and be
relevant to the Company’s business scope.
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COMMUNICATION WITH SHAREHOLDERS (CONTINUED)

The Board has established a shareholders’” communication policy.
A Shareholder may serve an enquiry to the Board at the Registered
Office for the attention of the Board in written form, which shall state
the nature of the enquiry and the reason for making the enquiry.
In addition, Shareholders can contact Tricor Secretaries Limited,
the share registrar of the Company, for any questions about their
shareholdings.

PROPOSED SIGNIFICANT CHANGES IN
CONSTITUTIONAL DOCUMENTS

In respect of the Companies Ordinance (Chapter 622 of the Laws
of Hong Kong) which came into effect on 3rd March, 2014, the
Directors have proposed to seek the approval of Shareholders by
way of special resolutions (“Special Resolutions”) at the 2015 AGM
to adopt a new set of Articles of Association to replace the existing
Articles of Association. Full text of the Special Resolutions will be
contained in the notice of the 2015 AGM. A circular containing, inter
alia, summary of the key amendments to the Articles of Association,
together with the notice of the 2015 AGM, will be despatched to
Shareholders in due course.

CORPORATE GOVERNANCE ENHANCEMENT

Enhancing corporate governance is not simply a matter of applying
and complying with the CG Code of the Stock Exchange but also
about promoting and developing an ethical and healthy corporate
culture. We will continue to review and, where appropriate, improve
our current practices on the basis of our experience, regulatory
changes and developments. Any views and suggestions from our
Shareholders to promote and improve our transparency are also
welcome.

On behalf of the Board

oo

-

Lee Seng Hui
Chairman

Hong Kong, 20th March, 2015
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The board of directors of the Company (“Board”) presents their
annual report and the audited consolidated financial statements of
the Company and its subsidiaries (collectively “Group”) for the year
ended 31st December, 2014.

PRINCIPAL ACTIVITIES

The Company acts as an investment holding company. The
principal activities of its principal subsidiaries and joint ventures
as at 31st December, 2014 are set out in notes 53 and 54 to the
consolidated financial statements respectively.

The Group’s revenue for the year was derived mainly from activities
carried out in the People’s Republic of China (“PRC”) other than Hong
Kong. The breakdown by principal activities of the Group’s turnover
and the contribution to profit before taxation for the year ended
31st December, 2014 is set out in note 6 to the consolidated financial
statements.

Details of the Company’s principal subsidiaries and joint ventures
as at 31st December, 2014 are set out in notes 53 and 54 to the
consolidated financial statements respectively.

RESULTS AND APPROPRIATIONS

The results of the Group and appropriations of the Company are set
out in the consolidated statement of profit or loss on pages 78 and
79 and in the accompanying notes to the consolidated financial
statements.

The Board has recommended a final dividend of HK10 cents per share
for the year ended 31st December, 2014 payable to the shareholders
of the Company (“Shareholders”) whose names appear on the register
of members of the Company on Friday, 5th June, 2015. Details are set
out in note 18 to the consolidated financial statements.
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INVESTMENT PROPERTIES

During the year, the Group acquired investment properties totalling
approximately HK$19,728,000 in value and certain inventories of
completed properties to a value of HK$521,195,000 were transferred
to investment properties. The Group revalued all of its investment
properties as at the year end date. The surplus arising on the
revaluation amounted to HK$415,748,000 and has been recognised
in the consolidated statement of profit or loss.

Details of these and other movements in the investment properties of
the Group during the year are set out in note 20 to the consolidated
financial statements.

PROPERTY, PLANT AND EQUIPMENT

During the year, the Group acquired property, plant and equipment
totalling approximately HK$64,998,000.

Details of these and other movements in property, plant and
equipment of the Group during the year are set out in note 19 to the
consolidated financial statements.

PROPERTIES

Particulars of major properties of the Group as at 31st December,
2014 are set out on pages 24 to 31.

SHARE CAPITAL

Details of movement in the share capital of the Company during the
year are set out in note 40 to the consolidated financial statements.

BORROWINGS AND INTEREST CAPITALISED

Bank loans and other borrowings which are repayable within one year
or on demand are classified as current liabilities. Repayment analysis
of interest-bearing and interest-free borrowings are set out in notes 42
and 43 to the consolidated financial statements respectively. Interest
capitalised by the Group during the year in respect of properties
under development amounted to HK$88,913,000, details of which
are set out in note 11 to the consolidated financial statements.
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DIRECTORS

The directors of the Company (“Directors”) during the year and up to
the date of this report were:

Executive Directors:
Song Zengbin
Patrick Lee Seng Wei
Ma Sun

Edwin Lo King Yau
Tao Tsan Sang

Non-Executive Directors:
Lee Seng Hui

Moses Cheng Mo Chi
Lee Shu Yin

Independent Non-Executive Directors:
Francis J. Chang Chu Fai

Jin Hui Zhi

Ngai Wah Sang

Lisa Yang Lai Sum

In accordance with Article 105(A) of the articles of association of
the Company (“Articles of Association”), Mr. Lee Seng Hui, Mr. Song
Zengbin, Dr. Moses Cheng Mo Chi and Ms. Lisa Yang Lai Sum shall
retire from office by rotation and, being eligible, offer themselves for
re-election.
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BIOGRAPHICAL DETAILS OF DIRECTORS AND SENIOR
MANAGEMENT

Executive Directors

Song Zengbin, aged 60, was appointed the Deputy Chairman and
a Non-Executive Director of the Company in June 2008 and was
re-designated as an Executive Director of the Company in April 2010.
He is also a director of certain subsidiaries of the Company. Mr. Song
graduated from the Civil Engineering Department of Dalian University
of Technology with a Master’s Degree in Engineering and is a state
registered construction engineer. He has more than thirty years of
experience in the fields of engineering and management by serving in
various senior roles in a design institute, several large state companies
and municipal government. Mr. Song has also been invited as a guest
professor for Dalian University of Technology since 2003.

Patrick Lee Seng Wei, aged 63, was appointed an Executive Director
of the Company in June 1996 and became the Chairman and
the Acting Managing Director of the Company in February 2004
and December 2005 respectively. He relinquished his role as the
Chairman and was re-designated from the Acting Managing Director
to the Managing Director of the Company in April 2007. He is also
a director of certain subsidiaries of the Company. An architect, he
worked for IBM Australia before becoming involved in property
development in Malaysia and Hong Kong more than twenty-nine
years ago. He has extensive experience in the property field. Mr.
Lee was previously a non-executive director of Sun Hung Kai & Co.
Limited. He is a cousin of Mr. Lee Seng Hui (the Chairman of the
Company).



56

Annual Report 2014

EEERSE
DIRECTORS’ REPORT

EEREREBEABZBAER Z)

BITES®)

BR HFEL+HR R-_TT=FNAK
RERARARZHITES IR _FTTIAF
MAEZE/ARRFIBZBIAY  BEMR
SARRNFZHEWIRR 2 RENFE - FEL
R—NANEFMAFEEZZER A CGRE
MBESHARRAR)  —AN\AFERLE
B WAARRBETHBRARZES - IFifs
ERETIRBLBMI REFLERETR
KB T NFNTERE - ERRER
VEBERES -

SR RFEALTNE - R—AANFNAR
RERARBZHTES - RITRARAET
MEBARZESE - BEEFAEMMacquarie
University < FE B IS T 2467 - MREHA
AIME - RENEBEBSHRARBEEZEITBE
i - BERETARBERARMWE - BEET
RARRZ TERRBEEBER AR ([HE
SEDZHITES -

HIRE  BER TR R-TTAF+ARZ

ERARRBZHITES - RINRARE 2B

BERETHEBRRZES - KR —ANAEEF

FAMARRR - HEEFARBETREZ

TRHEEBELEMN  TABEEEMAEER

LEFFHERGAMASEE - RAFLE
Sif  MBEERTEHERER -

Tl

TIAN AN CHINA INVESTMENTS COMPANY LIMITED

BIOGRAPHICAL DETAILS OF DIRECTORS AND SENIOR
MANAGEMENT (CONTINUED)

Executive Directors (continued)

Ma Sun, aged 74, was appointed an Executive Director of the
Company in April 2003 and became an additional Deputy Managing
Director of the Company responsible for organising the investment
and development of the cyberpark projects of the Company in April
2009. Mr. Ma joined Sun Hung Kai Securities Limited (now known
as Sun Hung Kai Financial Limited) in 1984 and was then transferred
to the Group in 1985. He is also a director of certain subsidiaries
of the Company. Besides holding a Bachelor’s Degree in Electrical
Engineering, he has extensive experience in electrical engineering and
over twenty-nine years of experience in China commercial business,
financial investment and property development.

Edwin Lo King Yau, aged 54, was appointed an Executive Director
of the Company in August 1999. He is also a director of certain
subsidiaries of the Company. Mr. Lo holds a Master’s Degree in
Applied Finance from Macquarie University, Australia and is a
chartered company secretary. He had served various executive roles
in several companies in Hong Kong including as company secretary
for public listed companies. Mr. Lo is also an executive director
of Allied Group Limited (“AGL"), a substantial shareholder of the
Company.

Tao Tsan Sang, aged 50, was appointed an Executive Director of
the Company in October 2009. He is also the Financial Controller
and a director of certain subsidiaries of the Company. He joined the
Company in May 1994. Mr. Tao holds a Master’s Degree in Business
Administration from The Hong Kong Polytechnic University and is an
associate of the Hong Kong Institute of Certified Public Accountants
and The Chartered Institute of Management Accountants. He has
extensive experience in accounting, financial management and China
business field.
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BIOGRAPHICAL DETAILS OF DIRECTORS AND SENIOR
MANAGEMENT (CONTINUED)

Non-Executive Directors

Lee Seng Hui, aged 46, was appointed the Chairman and a Non-
Executive Director of the Company in April 2007. He is also a director
of certain subsidiaries of the Company. Mr. Lee graduated from the
Law School of the University of Sydney with Honours. Previously, he
worked with Baker & McKenzie and N M Rothschild & Sons (Hong
Kong) Limited. Mr. Lee is also the chief executive and an executive
director of each of AGL and Allied Properties (H.K.) Limited, both
are substantial shareholders of the Company. He is a non-executive
director of APAC Resources Limited (“APAC Resources”) and the non-
executive chairman of Mount Gibson Iron Limited (“Mount Gibson”).
Mr. Lee was previously a non-executive director of Tanami Gold NL
(“Tanami Gold”). Mount Gibson and Tanami Gold are companies
listed on the Australian Securities Exchange. He is a cousin of Mr.
Patrick Lee Seng Wei (the Managing Director of the Company).

Moses Cheng Mo Chi, aged 65, was appointed an Independent
Non-Executive Director of the Company in May 1997 and was re-
designated as a Non-Executive Director of the Company in September
2004. He is a practising solicitor and the senior partner of P. C.
Woo & Co., a Hong Kong firm of solicitors and also the Company’s
solicitors. Dr. Cheng is currently the chairman of the Education
Commission, the Free Kindergarten Education Committee, the
Advisory Committee on Post-office Employment for former Chief
Executives and Politically Appointed Officials, the Advisory Committee
on Post-service Employment of Civil Servants and the Process Review
Panel for the Securities and Futures Commission. He is also a member
of the Aviation Development Advisory Committee and a member of
the Steering Committee on Strategic Review on Healthcare Manpower
Planning and Professional Development. Dr. Cheng was the founding
chairman of the Hong Kong Institute of Directors of which he is now
the Honorary President and Chairman Emeritus. He was a member
of the Legislative Council of Hong Kong and the chairman of the
Main Board Listing Committee and the Growth Enterprise Market
Listing Committee of The Stock Exchange of Hong Kong Limited
and a remuneration committee member of the Financial Reporting
Council in Hong Kong. He also serves on the boards of various listed
companies in Hong Kong and overseas, both as independent non-
executive director and non-executive director, including ARA Asset
Management Limited (which is a listed company in Singapore), China
Mobile Limited, China Resources Enterprise, Limited, Guangdong
Investment Limited, K. Wah International Holdings Limited, Kader
Holdings Company Limited, Liu Chong Hing Investment Limited and
Towngas China Company Limited. He was previously an independent
non-executive director of Hong Kong Exchanges and Clearing
Limited. Dr. Cheng resigned as a non-executive director of Hong
Kong Television Network Limited in August 2014.
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TIAN AN CHINA INVESTMENTS COMPANY LIMITED

BIOGRAPHICAL DETAILS OF DIRECTORS AND SENIOR
MANAGEMENT (CONTINUED)

Non-Executive Directors (continued)

Lee Shu Yin, aged 48, was appointed a Non-Executive Director
of the Company in March 2011. He holds a Master’s Degree in
Finance from the London Business School, and Bachelor of Arts and
Bachelor of Science Degrees from Stanford University. Mr. Lee is a
Chartered Financial Analyst charterholder. He has over twenty years
of experience in corporate finance, investment and management. Mr.
Lee is currently the chief investment officer of Grand River Properties
(China) Ltd., a Shanghai-based real estate investment consulting
company that he co-founded in 2003, and also an executive of PGR
Asian RE Fund GP, Ltd. which manages a property-related investment
account of a wholly-owned subsidiary of the Company. He previously
held various positions as a vice president and director in the Asian
Equities division of JP Morgan Securities Limited/Robert Fleming
Securities while based in London, New York and Boston and as an
executive director of Goldman Sachs International in Hong Kong.

Independent Non-Executive Directors

Francis J. Chang Chu Fai, aged 60, was appointed an Independent
Non-Executive Director of the Company in September 2004. He
holds a Bachelor’s Degree in Commerce from Concordia University
in Montreal, Canada since 1976 and a Master’s Degree in Business
Administration from York University in Toronto, Canada since
1977. He has over thirty-seven years of experience in banking,
corporate finance, investment and management and has held various
executive positions at financial institutions and directorships of listed
companies. Mr. Chang is currently the managing director of Ceres
Consultancy Limited and a registered person under the Securities and
Futures Ordinance. He is also an independent non-executive director
of APAC Resources; and the vice chairman and an executive director
of Royale Furniture Holdings Limited. Mr. Chang was previously the
deputy chairman and an independent non-executive director of Allied
Overseas Limited (now known as SkyOcean International Holdings
Limited).
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BIOGRAPHICAL DETAILS OF DIRECTORS AND SENIOR
MANAGEMENT (CONTINUED)

Independent Non-Executive Directors (continued)

Jin Hui Zhi, aged 54, was appointed an Independent Non-Executive
Director of the Company in April 2010. He holds a Master’s Degree
in Business Administration. He has extensive experience in the
business market. Mr. Jin is currently the chairman of Shanghai
Horizon Investment Co. Ltd. (“Shanghai Horizon”) and the deputy
president of the Youth Entrepreneur Association of Shanghai.
Shanghai Horizon is a company principally engaged in the investment
of three major industries, namely bio-engineering, environmental
protection and energy-saving and medical. Mr. Jin was formerly chief
member of Youth Work Ministry, chief member and deputy director
of Research Department, member of Standing Committee and minister
of Youth Work Ministry of China Communist Youth League Shanghai
Committee. He was previously an independent non-executive
director of ChinaVision Media Group Limited (now known as Alibaba
Pictures Group Limited), a former non wholly-owned subsidiary of the
Company.

Ngai Wah Sang, aged 56, was appointed an Independent Non-
Executive Director of the Company in September 2004. He holds a
Bachelor’s Degree in Science from the University of London in United
Kingdom and is a fellow of The Institute of Chartered Accountants in
Australia and the Hong Kong Institute of Certified Public Accountants
in Hong Kong respectively. He has broad experience in auditing,
accounting, financial management and dealing with business
development and investments and previously worked for international
accounting firms and listed companies in Hong Kong and overseas.
Mr. Ngai is currently the deputy chairman and the chief executive
officer of Earnest Investments Holdings Limited.

Lisa Yang Lai Sum, aged 48, was appointed an Independent
Non-Executive Director of the Company in November 1999 and
was re-designated as a Non-Executive Director of the Company
in September 2004. She was re-designated from a Non-Executive
Director to an Independent Non-Executive Director of the Company
in July 2007. She graduated from the University of Sydney with a
Bachelor’s Degree in Law and Economics and is also qualified as
a solicitor in Australia and England. She is a practicing solicitor in
Hong Kong and a consultant of ONC Lawyers. Ms. Yang is also an
independent non-executive director of AGL, a substantial shareholder
of the Company.
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TIAN AN CHINA INVESTMENTS COMPANY LIMITED

BIOGRAPHICAL DETAILS OF DIRECTORS AND SENIOR
MANAGEMENT (CONTINUED)

Senior Management

Chew Chee Choong, aged 43, is the General Manager of the Group.
He joined the Group in October 2005. He is also a director of a
subsidiary of the Company. Mr. Chew has over eighteen years of
experience in the fields of property construction and development.

Foley Cheung Chun Pan, aged 44, is the Director of Fund and
Investment Division, and the General Manager of Sales and Marketing
Department of the Group. He joined the Group in August 2008. He
is also a director of certain subsidiaries of the Company. Mr. Cheung
holds a Master’s Degree in Global Management and E-Commerce
from The University of Hong Kong and a Master’s Degree in Business
Administration from University of Strathclyde, United Kingdom. He
has over twenty years of experience in China real estate business.

Dai Hong Liang, aged 46, is the General Manager of the Southern
China Region. He re-joined the Group in April 2009 and was
previously the Acting General Manager of the Fuzhou Region
from December 2003 to November 2005. He is also a director of
a subsidiary of the Company. Mr. Dai holds a Bachelor Degree of
Architecture, a Master’s Degree in Finance and an Executive Master’s
Degree in Business Administration. He has over twenty years of
experience in the field of investment in China.

Song Zhu Feng, aged 54, is the General Manager of the Contracts
Department of the Group. He joined the Group in December 2003.
He is also a director of certain subsidiaries of the Company. Mr.
Song graduated from The Civil Engineering Department of Tsing Hua
University in Beijing with a Bachelor’s Degree in Engineering. He
has over twenty years of experience in the fields of engineering and
property development.

Cindy Yung Yee Mei, aged 49, was appointed the Company Secretary
of the Company in March 2004. She is also a director of certain
subsidiaries of the Company. She is an associate of The Hong Kong
Institute of Chartered Secretaries and The Institute of Chartered
Secretaries and Administrators.

DIRECTORS’ SERVICE CONTRACTS

None of the Directors proposed for re-election at the forthcoming
annual general meeting (“AGM”) has an unexpired service contract
with the Group which is not determinable by the Group within
one year without payment of compensation, other than statutory
compensation.
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TERMS OF OFFICE FOR THE NON-EXECUTIVE
DIRECTORS

All the Non-Executive Directors (including the Independent Non-
Executive Directors (“INEDs”)) were appointed for a specific term of
two years which shall continue until 31st December, 2016 but subject
to the relevant provisions of the Articles of Association or any other
applicable laws whereby the Directors shall vacate or retire from their
office.

DIRECTORS’ INTERESTS

At 31st December, 2014, Messrs. Lee Seng Hui and Ma Sun,
Directors, had the following interests in the shares of the Company as
recorded in the register required to be kept under Section 352 of the
Securities and Futures Ordinance (“SFO”):

BEBECRITRG

BEC BT HWEBAT DL

g {=! Approximate %

Number of of the relevant
EENF issued shares total number of Mg
Name of Directors interested issued shares Nature of interests
2R IR 883,201,096 58.61% HfbiEes
Lee Seng Hui (Hiatn) Other interests

(Note 1)
B 47,945 0.003% EARER
Ma Sun Personal interests
(NEZHEEATHIER)
(held as beneficial owner)
Hiat - Notes:

1. FRBEEERTHZLTRIREIRET Blee
and Lee Trust(2#E(550) Z57EA - BREHRHES
BMEEBMARAR([HEEE]) B BHITRNBE
#970.21% (BIEZROB L 4£ 2 B AERS) - R
E A A EER AR RN 22 - MEA
ERIWRIESRENB AR BEOESF74.99%
BB AREAHE(FB)ERAR([HEH
Bl RVEAS473%ESRZHMBARNEES
BRI FBEDRARA R AR

2. LiiPTAEREmTBEE

1. Mr. Lee Seng Hui together with Ms. Lee Su Hwei and Mr. Lee Seng Huang are
the trustees of Lee and Lee Trust, being a discretionary trust. They together
owned approximately 70.21% of the total number of issued shares of Allied
Group Limited (“AGL”) (inclusive of Mr. Lee Seng Hui’s personal interests) and
were therefore deemed to be interested in the shares of the Company in which
AGL was deemed to be interested through the subsidiaries of AGL, including
(i) Allied Properties (H.K.) Limited (“APL”), its 74.99%-owned subsidiary; and
(ii) Sun Hung Kai & Co. Limited (“SHK”), its 54.73%-owned subsidiary.

2. All interests stated above represent long positions.
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TIAN AN CHINA INVESTMENTS COMPANY LIMITED

DIRECTORS’ INTERESTS (CONTINUED)

Save as disclosed above, at 31st December, 2014, none of the
Directors and chief executive of the Company had any interests or
short positions in any shares, underlying shares or debentures of the
Company or any of its associated corporations, within the meaning
of Part XV of the SFO, as recorded in the register required to be kept
under Section 352 of the SFO or as otherwise notified to the Company
and The Stock Exchange of Hong Kong Limited (“Stock Exchange”)
pursuant to the Model Code for Securities Transactions by Directors
of Listed Issuers as set out in Appendix 10 of the Rules Governing the
Listing of Securities on The Stock Exchange of Hong Kong Limited
(“Listing Rules”).

DIRECTORS’ INTERESTS IN COMPETING BUSINESSES

During the year and up to the date of this report, the following
Directors (not being the INEDs) are considered to have interests in the
businesses listed below which compete or are likely to compete with
the businesses of the Group pursuant to the Listing Rules as set out
below:

1. Mr. Lee Seng Hui is a director of APL which, through certain
of its subsidiaries, is partly engaged in the businesses of money
lending, property development and investment;

2. Messrs. Lee Seng Hui and Edwin Lo King Yau are directors of
AGL which, through certain of its subsidiaries, is partly engaged
in the businesses of money lending, property development and
investment. Mr. Edwin Lo King Yau is a director of AG Capital
Limited (a subsidiary of AGL) which is partly engaged in the
business of money lending; and

3. Mr. Lee Seng Hui is one of the trustees of Lee and Lee Trust
which is a deemed substantial shareholder of each of AGL, APL
and SHK which, through their subsidiaries, are partly engaged
in the businesses of money lending, property development and
investment.

Although the above mentioned Directors have competing interests in
other companies by virtue of their respective common directorship,
they will fulfil their fiduciary duties in order to ensure that they will
act in the best interests of the Shareholders and the Company as a
whole at all times. Hence, the Group is capable of carrying on its
businesses independently of, and at arm’s length from, the businesses
of such companies.
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EEEENP 2R DIRECTORS’ INTERESTS IN CONTRACTS

RERFNERNEMER - AAFTHEE[A  No contracts of significance, to which the Company or any of its

MBAT MV EEE R REEAEAE subsidiaries was a party and in which the Directors had a material

BZEMBEEL - interest, whether directly or indirectly, subsisted at the end of the year
or at any time during the year.

BERONEET ZZH ARRANGEMENTS TO PURCHASE SHARES OR
DEBENTURES

ARAFHEAMHBERTRERNFELR2E(E] At no time during the year was the Company or any of its subsidiaries

ZH - FEEEEBEAKRABREMIMIA  a party to any arrangements to enable the Directors to acquire

ANERE 7 ik EEE mES = o benefits by means of the acquisition of shares in, or debentures of, the
Company or any other body corporate.

FERRERHEMALT RS SUBSTANTIAL SHAREHOLDERS’ AND OTHER
PERSONS’ INTERESTS

N-ZZT—WMFE+-A=+—08 " 1BEESK At 31st December, 2014, the following Shareholders had interests in
A& E336 1R EMEFE 2 EMATE - the shares or underlying shares of the Company as recorded in the

A AR RO SRR DR ZIRENT ¢ register required to be kept under Section 336 of the SFO:
BEROREBRAZEE
Number of shares and underlying shares interested
BARER B

(NBHHEEA (Z HEREE

F0REH) ZHER) RITRGEEH

Personal Corporate ZBAEDL

Interests Interests Approximate %

(held as (interest of HihfEz BERME  of the relevant

EES beneficial controlled Other Total total number of

Name of Shareholders owner) corporation) Interests Interests issued shares

MEEARDR([FEE]) = 149,932,000 = 149,932,000 9.95%
Sun Hung Kai & Co. Limited (“SHK") (Hat1)
(Note 1)

sAHE(EB)BRAR([BAHE ) = 883,201,096 - 883,201,096 58.61%
Allied Properties (H.K.) Limited (“APL") (Hizt2) (Hf7£3)
(Note 2) (Note 3)

BEEBERAR(HEER]) = 883,201,096 = 883,201,096 58.61%
Allied Group Limited (“AGL") (Hiit4) (H23)
(Note 4) (Note 3)

Lee and Lee Trust - 883,201,096 - 883,201,096 58.61%
(K7:#5) (K7:#3)

(Note 5) (Note 3)
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PERSONS’ INTERESTS (CONTINUED)

B A
(UEBREEBA
F58)
Personal
Interests

(held as
beneficial
owner)

e

Name of Shareholders

Penta Investment Advisers Limited (“Penta”) =

Penta Master Fund, Limited 118,556,440

BEEEERAR(SHE])
The Goldman Sachs Group, Inc.
(“Goldman Sachs”)

Credit Suisse Group AG -
(“Credit Suisse”)

ICM Financial Inc. (“IGM”) -

Power Financial Corporation -
(“Power Financial”)

Power Corporation of Canada -
(“Power Corporation”)

Gelco Enterprises Ltd -
(“Gelco”)

Nordex Inc. -
(“Nordex”)

Desmarais Family Residuary Trust -

EEROREBRRS 2#E

Number of shares and underlying shares interested

5B
(ZEEE
ZHER)
Corporate
Interests
(interest of
controlled
corporation)

172,398,800

120,482,000
(long position)

(4F2)

120,482,000
(short position)
(%2)

90,359,000

90,359,000

90,359,000

90,359,000

90,359,000

97,246,000

HifEs
Other
EENY

412,205,476
(AREEBA
QD)
(held as
investment
manager)

eyt
Total
Interests

412,205,476
(Ki:t6)
(Note 6)

118,556,440
(Hizt7)
(Note 7)

172,398,800
(f7:28)
(Note 8)

120,482,000
(long position)

(FR)

120,482,000
(short position)
(X#)
(#1i£9)
(Note 9)

90,359,000

90,359,000
(fiati10)
(Note 10)

90,359,000
(Hiat11)
(Note 11)

90,359,000
(Biati12)
(Note 12)

90,359,000
(Biati3)
(Note 13)

97,246,000
(Hiat14)
(Note 14)

SUBSTANTIAL SHAREHOLDERS’ AND OTHER

EEEE
BITRAEE
ZENEAE

Approximate%
of the relevant

total number of
issued shares

27.36%

7.87%

11.44%

8.00%

8.00%

6.00%

6.00%

6.00%

6.00%

6.00%

6.45%
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Hiat

BRIz AR E 2 2 & M B 2 7 Shipshape
Investments Limited 2 2 & HJ & 2 7 Itso Limited
([ltso ) K Scienter Investments Limited ([ Scienter
Investments | ) AR R B EATH DR FE
64,600,000/% 1% 17 £.85,332,000/% i% 1 + #0765
AR VBB Itso Kz Scienter InvestmentsFTis B 2 B {7
P o

ERERREGBE S E 22 AN B R FFine
Class Holdings Limited 2 % & Fff B 2 & China
Elite Holdings Limited ( [ China Elite | ) #% & 2
733,269,096 {15 ¢ (i) #TBE 2 149,932,000%
B&1D 2 S - B A EBBE 2 A B A FAP Jade
Limited &2 AP Emerald Limited# 8 #17B E 2 2778
DB 54.73% + BUEE S M E W 45 YE % A China
Elite RFTEEFTIF A 2 jfh 2 #Eax o

WEFIEH A ERA 2 [ —1#£883,201,096 %

Bedn o

BMASEEARBMAMES BTKRN ALY
74.99% @ HEBFEABABEMBEZRNZ

EEFNBALERTZRELZLTIRFNIELEN A
Lee and Lee Trust(Z#E{EHE) ZE57EA o BEHER
HEBAEEEETRNEEL7021%(BEEK
B EARR) - BERIEEAE S SR
B2RID 2 s o

ZERERBIE) 388,894,476 MM 0 Z AR ¢ K (i)
FEE823,311,0000 A2 FIAEBE RN 2 A AFIFE L
MRS HEE ZTET A7 HEas -

It A PentaZb(n 48 2 s - WHETE() 108,449,440
B A% 1D 2 #E % ¢ R (i) A & 710,107,000 % A8 1 7]
RN ZARBEELTURESHEEZHTETAY
M o

R-ZE—NFE+-_A=+—"H 2REGH
% R B B 2 A) (8 #5 Sky (Delaware) LLC - Sky
(Cayman) Ltd. } Elevatech Limited ) # 1% & # 7 (i)
109,998,800 A% f% 17 + (i) ¥ 72 31,200,000 % A% 17
ZIREREZ  RGiHEE R 31,200,000 A& R 747
RO ZARNARBELETMURSEEZTETAY

ZEREZ B IEG) 120,482,000 f% B% 17 2 # 25 (4F
B) ¢ (i) 120,482,000 D 2 HE KR ) « &
R $E17,420,00008 A A RIFEBR D 2 A A RIFELE
MRS HEE 2 TET A7 i -

SUBSTANTIAL SHAREHOLDERS” AND OTHER
PERSONS’ INTERESTS (CONTINUED)

Notes:

The interests include 64,600,000 shares and 85,332,000 shares held as holders
of securities by Itso Limited (“Itso”) and Scienter Investments Limited (“Scienter
Investments”) respectively, both wholly-owned subsidiaries of Shipshape
Investments Limited which in turn is a wholly-owned subsidiary of SHK. SHK
was therefore deemed to have an interest in the shares which Itso and Scienter
Investments were interested.

The interests include (i) 733,269,096 shares held by China Elite Holdings
Limited (“China Elite”), a wholly-owned subsidiary of Fine Class Holdings
Limited which in turn is a wholly-owned subsidiary of APL; and (ii) the interests
of SHK in 149,932,000 shares. APL, through its wholly-owned subsidiaries AP
Jade Limited and AP Emerald Limited, owned approximately 54.73% of the
total number of issued shares of SHK. APL was therefore deemed to have an
interest in the shares which China Elite and SHK were interested.

The figure refers to the same interests of APL in 883,201,096 shares.

AGL owned approximately 74.99% of the total number of issued shares of APL
and was therefore deemed to have an interest in the shares in which APL was
interested.

Mr. Lee Seng Hui, a Director, together with Ms. Lee Su Hwei and Mr. Lee Seng
Huang are the trustees of Lee and Lee Trust, being a discretionary trust. They
together owned approximately 70.21% of the total number of issued shares of
AGL (inclusive of Mr. Lee Seng Hui’s personal interests) and were therefore
deemed to have an interest in the shares in which AGL was interested.

These include (i) an interest in 388,894,476 shares; and (ii) an interest in
unlisted cash settled derivatives of the Company equivalent to 23,311,000
underlying shares of the Company.

These duplicated parts of the interests of Penta and include (i) an interest in
108,449,440 shares; and (ii) an interest in unlisted cash settled derivatives of
the Company equivalent to 10,107,000 underlying shares of the Company.

Goldman Sachs (through various of its affiliates including Sky (Delaware) LLC,
Sky (Cayman) Ltd. and Elevatech Limited) was deemed to be economically
interested in (i) 109,998,800 shares; (ii) security interest equivalent to
31,200,000 shares; and (iii) unlisted cash settled derivatives of the Company
equivalent to 31,200,000 underlying shares of the Company as at 31st
December, 2014.

The interests include the holding of (i) 120,482,000 shares (long position); and
(ii) 120,482,000 shares (short position), of which included unlisted cash settled
derivatives of the Company giving rise to an interest in 17,420,000 underlying
shares of the Company.
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Power Financial##&IGM Financial Inc.([IGM])E
BATIRANK)58.71% 5 - AR AR (EHE B IGMPIHF
BZBRD 2 KRS -

Power Corporation i% 8 171263 Canada Inc. ( J5
Power Corporation Z % & [f{ & A 7)) # & Power
Financial 2 B 1T AN #165.98% 25 + B HAR (F TR
G Power Financial #5482 i) 2 2 ©

Gelco#k % Power Corporation 2 81T IR A 453.61%
TR - B R VERE B Power CorporationFT§A
< il

Nordexi# B Gelco & i@ 4994.95% % + HURARE
B GelcofTHA Z R in 2 e ©

Jacqueline Desmarais, Paul Desmarais Jr., Andre
Desmarais, Michel Plessis-Belair % Guy Fortin 4
Desmarais Family Residuary Trust Z {S5EA ° 55
& #5755 Nordex 2 1 TIR AR 4768.00%18 i 25 -
MR ERE B Nordex TR B 2 Ik {7 2 1% -

RZZE—MHF+=A=+—H ' KCredit Suisse¥
B2HREIN » LT BIREE S REEEHIZE336
EREMFEBLMESc EREBTE -

SUBSTANTIAL SHAREHOLDERS” AND OTHER
PERSONS’ INTERESTS (CONTINUED)

10.

11.

12.

13.

14.

15.

Power Financial owned approximately 58.71% interests in the issued share
capital of IGM Financial Inc. (“IGM”) and was therefore deemed to have an
interest in the shares in which IGM was interested.

Power Corporation, through 171263 Canada Inc. (a wholly-owned subsidiary
of Power Corporation), owned approximately 65.98% interests in the issued
share capital of Power Financial and was therefore deemed to have an interest
in the shares in which Power Financial was interested.

Gelco owned approximately 53.61% voting interests in the issued share capital
of Power Corporation and was therefore deemed to have an interest in the
shares in which Power Corporation was interested.

Nordex owned approximately 94.95% of the common shares of Gelco and
was therefore deemed to have an interest in the shares in which Gelco was
interested.

Jacqueline Desmarais, Paul Desmarais Jr., Andre Desmarais, Michel Plessis-
Belair and Guy Fortin are the trustees of Desmarais Family Residuary Trust.
They together owned approximately 68.00% voting interests in the issued
share capital of Nordex and was therefore deemed to have an interest in the
shares in which Nordex was interested.

Save for the short positions of Credit Suisse, all interests stated above as at 31st
December, 2014 represent long positions as recorded in the register required
to be kept under Section 336 of the SFO.
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21,480,000.007 7T °
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CONTINUING CONNECTED TRANSACTIONS

As disclosed in the announcement of the Company dated
28th January, 2014 and the 2013 Annual Report of the Company,
the Company entered into a renewed sharing of administrative
services and management services agreement (“Services
Agreement”) with AGL on 28th January, 2014, pursuant to which
the Company agreed to renew and extend the terms of the sharing
of administrative services and management services agreement
dated 31st January, 2011 for a period of three years commenced
from Tst January, 2014 to 31st December, 2016 and to reimburse
AGL the actual costs incurred in respect of (i) the administrative
services, including the corporate secretarial services, provision of
registered office address, office space, utilities services including
water, electricity, telephone (including international telephone
services) and internet, photocopying, postal, courier, delivery
and other services ancillary to the day-to-day administration
and operation of the Group provided by AGL (“Administrative
Services”) and (ii) the management services, including the
management, consultancy, strategic and business advice services
provided by the senior management and the selected staff of AGL
to the Group (“Management Services”).

The aggregate amount of the costs paid by the Group in respect
of the Management Services provided by AGL under the Services
Agreement for the year ended 31st December, 2014 was
HK$21,480,000.00.

As disclosed in the announcement of the Company dated
29th January, 2013 and the 2013 Annual Report of the
Company, the Company as customer entered into an insurance
brokerage services agreement (“Insurance Brokerage Services
Agreement”) with Sun Hung Kai Insurance Consultants Limited
(“SHK Insurance”), a wholly-owned subsidiary of SHK, as
service provider, on 29th January, 2013, pursuant to which
SHK Insurance agreed to provide packaged insurance brokerage
services to the Group for a term of two years commenced from
1st January, 2013 to 31st December, 2014 by assisting the Group
in procuring insurance policies (including but not limited to
directors’ and officers’ liability, property, business interruption,
motor vehicle, contractor all risks, public liability and employees
benefits and compensation) to be taken out with third party
insurers (“Insurance Brokerage Services”).
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CONTINUING CONNECTED TRANSACTIONS
(CONTINUED)

The aggregate amount of the Insurance Brokerage Services
paid by the Group to SHK Insurance for the year ended 31st
December, 2014 was HK$1,279,091.15.

After the expiry of the Insurance Brokerage Services Agreement
on 31st December, 2014, the Company entered into an insurance
brokerage services agreement (“New Insurance Brokerage Services
Agreement”) with SHK Insurance on 23rd January, 2015, pursuant
to which SHK Insurance agreed to provide Insurance Brokerage
Services to the Group for a term of two years commenced from 1st
January, 2015 to 31st December, 2016.

As disclosed in the announcement of the Company dated 28th
January, 2014 (“Announcement”) and the 2013 Annual Report
of the Company, the Company as tenant entered into the
sub-tenancy agreement | (“Sub-Tenancy Agreement 1”) with AGL
as landlord and the sub-tenancy agreement Il (“Sub-Tenancy
Agreement 11”) (collectively the “Sub-Tenancy Agreements”)
with AP Administration Limited (“AP Administration”), a wholly-
owned subsidiary of APL, as landlord on 28th January, 2014.
Pursuant to the Sub-Tenancy Agreement |, AGL agreed to sublet
to the Company certain portions of a premise for a term from 1st
January, 2014 to 31st March, 2015 at a monthly consideration
of HK$177,436.13. Pursuant to the Sub-Tenancy Agreement
I, AP Administration agreed to sublet to the Company certain
portions of another premise for a term from 1st March, 2014 to
31st March, 2015 at a monthly consideration of HK$24,000.00.
The above considerations are inclusive of rent, management and
air-conditioning charges. Both Sub-Tenancy Agreements include
the subletting of furniture and fixture, right of way, right to use lift
and all common facilities.

The considerations paid under the Sub-Tenancy Agreement | and
the Sub-Tenancy Agreement Il for the year ended 31st December,
2014 were HK$2,129,333.56 and HK$240,000.00 respectively,
and the aggregate consideration paid under the Sub-Tenancy
Agreement | and the Sub-Tenancy Agreement Il for the year
ended 31st December, 2014 was HK$2,369,333.56.
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CONTINUING CONNECTED TRANSACTIONS
(CONTINUED)

As disclosed in the joint announcement dated 29th January, 2014
(“First Joint Announcement”) of the Company and SHK and the
2013 Annual Report of the Company, Dalian Tian An Tower Co.,
Ltd. (“Dalian Tian An”), an indirect wholly-owned subsidiary
of the Company, entered into a leasing agreement (“Leasing
Agreement V”) as lessor with United Asia Finance (Free Trade
Zone Dalian) Limited (“Dalian UAF”), an indirect non wholly-
owned subsidiary of SHK, as lessee on 29th January, 2014, in
relation to the leasing of premises in Dalian Tian An International
Building, No. 88 Zhongshan Road, Zhongshan District, Dalian,
Liaoning Province, PRC (“Dalian Tian An International Building”)
for a term commenced from Tst January, 2014 to 30th June, 2016
at a total consideration over the lease term of RMB7,357,588.78.
Upon the entering into of the Leasing Agreement V, there were
in total five leasing agreements entered into between the Group
and SHK and its subsidiaries (“SHK Group”) as at the date of
the First Joint Announcement. The aforesaid leasing agreements
with the SHK Group (other than the Leasing Agreement V) were
renewed on 23rd May, 2014 and two of the renewed leasing
agreements were subsequently terminated. Details of the above-
mentioned leasing agreements were disclosed in the First Joint
Announcement and the joint announcements of the Company
and SHK dated 23rd May, 2014, 31st October, 2014 and 19th
December, 2014 respectively and set out below.

Dalian Tian An entered into two leasing agreements (“Leasing
Agreement |” and “Leasing Agreement I1”) as lessor with Dalian
UAF as lessee on 26th May, 2011 and 20th March, 2012
respectively in relation to the leasing of premises in Dalian Tian
An International Building for the terms commenced from Tst
August, 2011 to 31st July, 2014 and 15th May, 2012 to 31st
July, 2014 at the monthly considerations of RMB24,003.12 and
RMB32,525.83, respectively. Subsequently, the same parties
entered into two leasing agreements (“2014 Leasing Agreement |”
and “2014 Leasing Agreement I1”) on 23rd May, 2014 to renew
the Leasing Agreement | and the Leasing Agreement Il both for a
term commenced from 1st August, 2014 to 30th June, 2016 at the
monthly considerations of RMB24,003.12 and RMB32,525.83,
respectively.
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CONTINUING CONNECTED TRANSACTIONS
(CONTINUED)

Nanjing Tiandu Industry Co., Ltd. (“Nanjing Tiandu”), an indirect
wholly-owned subsidiary of the Company, entered into a leasing
agreement (“Leasing Agreement Il1”) as lessor with H.K. Sun
Hung Kai Investment Services Limited Nanjing Representative
Office (“SHK (Nanjing)”), which is set up under Sun Hung Kai
Investment Services Limited (“SHK Investment”), an indirect
wholly-owned subsidiary of SHK, as lessee on 20th April,
2013 in relation to the leasing of premises in Nanjing Tian An
International Building, No. 98 Zhongshan South Road, Nanjing,
PRC for a term commenced from 1st May, 2013 to 30th April,
2014 at the monthly consideration of RMB12,688.50. Moreover,
Dalian Tian An entered into a leasing agreement (“Leasing
Agreement 1V”) as lessor with Dalian branch of SHK (Shanghai)
Investment Consultancy Limited (“SHK (Shanghai)”), an indirect
wholly-owned subsidiary of SHK, as lessee on 18th June, 2013 in
relation to the leasing of premises in Dalian Tian An International
Building for a term commenced from 1st July, 2013 to 30th
June, 2014 at the monthly consideration of RMB9,156.87.
Leasing Agreement Il and Leasing Agreement IV were renewed
by two leasing agreements (“2014 Leasing Agreement Il1”
and “2014 Leasing Agreement IV”) entered into between the
aforesaid lessors with SHK (Shanghai) and Dalian branch of SHK
(Shanghai) respectively as lessees on 23rd May, 2014 for the
terms commenced from 1st May, 2014 to 30th June, 2015 and
Tst July, 2014 to 30th June, 2015 at the monthly considerations
of RMB13,408.70 and RMB9,156.87, respectively. Subsequently,
the parties to the 2014 Leasing Agreement Il and the parties to
the 2014 Leasing Agreement IV entered into two supplemental
agreements dated 31st October, 2014 and 19th December, 2014
respectively to terminate the 2014 Leasing Agreement Ill and the
2014 Leasing Agreement IV with effect from 1st November, 2014
and 1st January, 2015 respectively.

Considerations of the above leasing agreements (collectively the
“Leasing Agreements”) are inclusive of rental, management fee,
and electricity and water charge.
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CONTINUING CONNECTED TRANSACTIONS
(CONTINUED)

The considerations paid under the Leasing Agreement |, Leasing
Agreement Il, Leasing Agreement lll, Leasing Agreement
IV, Leasing Agreement V, 2014 Leasing Agreement |, 2014
Leasing Agreement Il, 2014 Leasing Agreement Il and 2014
Leasing Agreement IV for the year ended 31st December,
2014 were RMB168,021.84, RMB227,680.81, RMB50,754.00,
RMB54,941.22, RMB2,997,536.19, RMB120,015.60,
RMB162,629.15, RMB80,452.20 and RMB54,941.22,
respectively. The aggregate consideration paid under the Leasing
Agreement |, Leasing Agreement Il, Leasing Agreement Ill, Leasing
Agreement 1V, Leasing Agreement V, 2014 Leasing Agreement |,
2014 Leasing Agreement Il, 2014 Leasing Agreement Ill and 2014
Leasing Agreement IV for the year ended 31st December, 2014
was RMB3,916,972.23.

AGL is the holding company and hence an associate of APL (which
is a substantial shareholder (as defined in the Listing Rules) of the
Company). SHK Insurance, Dalian UAF, SHK (Dalian) and SHK
(Shanghai) are subsidiaries of SHK and SHK (Nanjing) is set up under
SHK Investment, a subsidiary of SHK, which in turn is a subsidiary
of APL, and hence associates of APL. AP Administration is a
subsidiary and hence an associate of APL. Therefore, AGL, APL, SHK,
SHK Insurance, Dalian UAF, SHK (Dalian), SHK (Shanghai), SHK
(Nanjing) and AP Administration are regarded as connected persons
of the Company. Accordingly, the entering into of the Services
Agreement, the Insurance Brokerage Services Agreement, the Sub-
Tenancy Agreements, the Leasing Agreements, the New Insurance
Brokerage Services Agreement and the transactions contemplated
thereunder constituted continuing connected transactions for
the Company under Rule 14A.31 of the Listing Rules. The above
transactions (other than the sharing of the Administrative Services and
the transaction contemplated under the New Insurance Brokerage
Services Agreement) are subject to the reporting, annual review and
announcement requirements but are exempt from the independent
shareholders’ approval requirements under the Listing Rules. The
transaction regarding the sharing of the Administrative Services
is exempt from the reporting, annual review, announcement and
independent shareholders’ approval requirements under Rule 14A.98
of the Listing Rules. As all the relevant percentage ratios for the New
Insurance Brokerage Services Agreement calculated pursuant to
Rule 14.07 of the Listing Rules are less than 0.1%, the transaction
fell under the de minimis provision under Rule 14A.76(1) of the
Listing Rules and was exempted from reporting, annual review,
announcement and independent shareholders’ approval requirements
under the Listing Rules.
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CONTINUING CONNECTED TRANSACTIONS
(CONTINUED)

Pursuant to Rule 14A.55 of the Listing Rules, the INEDs have reviewed
the continuing connected transaction regarding the sharing of the
Management Services and the continuing connected transactions
contemplated under the Insurance Brokerage Services Agreement,
the Sub-Tenancy Agreements and the Leasing Agreements and have
confirmed that the transactions were entered into:

(i) in the ordinary and usual course of business of the Group;
(i) on normal commercial terms or better; and

(iii) according to the respective agreements governing the transactions
on terms that were fair and reasonable and in the interests of the
Shareholders as a whole.

The Company’s auditor was engaged to report on the continuing
connected transaction regarding the sharing of the Management
Services and the continuing connected transactions contemplated
under the Insurance Brokerage Services Agreement, the Sub-
Tenancy Agreements and the Leasing Agreements in accordance with
Hong Kong Standard on Assurance Engagements 3000 “Assurance
Engagements Other Than Audits or Reviews of Historical Financial
Information” and with reference to Practice Note 740 “Auditor’s
Letter on Continuing Connected Transactions under the Hong Kong
Listing Rules” issued by the Hong Kong Institute of Certified Public
Accountants (“HKICPA”). The auditor has issued his unqualified letter
confirming that nothing has come to his attention that cause him to
bring to the attention of the Board pursuant to Rule 14A.56 of the
Listing Rules. A copy of the auditor’s letter has been provided by the
Company to the Stock Exchange.

CONNECTED TRANSACTION

As disclosed in the announcement of the Company dated 10th June,
2011 (“2011 Announcement”) and the 2011 Annual Report of the
Company, Sea Vanguard Limited (“Sea Vanguard”), a wholly-owned
subsidiary of Tian An China Hotel and Property Investments Company
Limited (“TACHP”), which is in turn a direct wholly-owned subsidiary
of the Company, as vendor, TACHP as warrantor, the Company, Lead
Step Holdings Limited (“Lead Step”) as purchaser and Mr. Fong Ting
(“Mr. Fong”, now known as “Mr. Fong Kai Shing”) as purchaser’s
guarantor (collectively the “Parties”) entered into the termination
and sale and purchase agreement on 10th June, 2011 (“Sale and
Purchase Agreement”) relating to, inter alia, the sale and purchase
of 11,878,788 shares of US$1.00 each, representing approximately
84.85% of the issued share capital of Asia Coast Investments Limited
(“Asia Coast”), a then indirect wholly-owned subsidiary of the
Company, and the shareholder’s loan indebted by Asia Coast and
its subsidiaries (“Disposal Group”) to Sea Vanguard (“Shareholder’s
Loan”) at the total consideration of HK$710,000,000.00 (“Disposal”),
details of the Disposal including payment arrangements were stated in
the 2011 Announcement.
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CONNECTED TRANSACTION(CONTINUED)

Mr. Fong is the sole beneficial owner of Lead Step. Since Lead Step
held more than 10% shareholding in Asia Coast, a then non wholly-
owned subsidiary of the Company, and is director in the members
of the Disposal Group, Mr. Fong was a connected person of the
Company as of the date of the Sale and Purchase Agreement under the
then Rule 14A.11 of the Listing Rules. Accordingly, the transactions
contemplated under the Sale and Purchase Agreement constituted
a connected transaction for the Company and was subject to the
reporting, announcement and independent shareholders’ approval
requirements under the Listing Rules. The ordinary resolution
approving the Sale and Purchase Agreement and the transactions
contemplated thereunder was passed by the independent shareholders
of the Company at the extraordinary general meeting held on 1st
August, 2011.

As disclosed in the announcement of the Company dated 8th
May, 2014 (“2014 Announcement”), the Parties entered into a
supplemental agreement (“Supplemental Agreement”) on 8th May,
2014 to revise the payment schedule of the remaining balance of
HK$436,550,429.49 or its equivalent in other currency which was
outstanding under the Sale and Purchase Agreement (“Remaining
Balance”), pursuant to which the Parties agreed that the Remaining
Balance together with interest shall be payable by Lead Step to Sea
Vanguard in two portions which are summarised below and the
details of which were disclosed in the 2014 Announcement:

(@) a portion of the Remaining Balance in the amount of
HK$89,906,628.95 (“Portion A”) (which includes the outstanding
balance for the consideration of the Disposal in the amount of
HK$85,665,000.00 up to the date of the Supplemental Agreement
(“Outstanding Principal Amount in Portion A”)) together with the
interest payable on the Outstanding Principal Amount in Portion
A at the rate of 1.5% per month shall be payable by 3 quarterly
instalments on or before 30th June, 2014, 30th September, 2014
and 30th December, 2014 respectively; and

(b) in addition to the settlement of Portion A, the outstanding amount
of the Remaining Balance in the amount of HK$346,643,800.54
(“Portion B”) (which includes the outstanding balance
for the consideration of the Disposal in the amount of
HK$326,638,095.27 up to the date of the Supplemental
Agreement (“Outstanding Principal Amount in Portion B”)),
shall be payable by 8 quarterly instalments, which each of such
instalment payments shall include the interest payable on the
Outstanding Principal Amount in Portion B at the rate of 1% per
month, with the first payment made on or before 30th June, 2014.

As at 31st December, 2014, the total outstanding balance for the
consideration of the Disposal was HK$400,837,513.16 and the
interest receivable was HK$30,014,928.68.
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TIAN AN CHINA INVESTMENTS COMPANY LIMITED

OTHER INFORMATION
Financial assistance to affiliated companies

Since that the financial assistance by the Group to affiliated
companies and guarantees given by the Group for facilities granted
to affiliated companies together in aggregate exceeded 8% under the
assets ratio defined under Rule 14.07(1) of the Listing Rules continued
to exist as at 31st December, 2014, the Group is required to comply
with Rule 13.22 of the Listing Rules. The following is a summary
of unaudited combined statements of financial position of those
affiliated companies prepared from their financial statements as at
31st December, 2014 and adjusted, where appropriate, to conform
with the Group’s accounting policies:

TERT
HK$’000

JEMENEE Non-current assets 6,766,741
mMEEE Current assets 16,255,789
mE}BE Current liabilities (10,467,038)
ERBEE Non-current liabilities (9,609,856)
FEPE AR A Non-controlling interests (401,664)
BEFAE Net assets 2,543,972
AEERGEEFRE Net assets attributable to the Group 1,270,805
FERFRHER MAJOR CUSTOMERS AND SUPPLIERS

RER AEBSARNEEZHERBER
AEERAINBEI 2 REBELED A
AN E S AR KE MR AR ERL25% 21 7% ©

BESA - FHAARRE BTN BEE%INA
EMESE  BREZETBEASEMRRLE
RASERAAUfEEMNEPHAENER

N2

MR o
BE - HEREE RS
RBE-Z—NE+-_A=+—HIEER -

AAFHEEEMMBARMERED - HEXE
BIAR R Z E R -

During the year, the aggregate sales attributable to the Group’s five
largest customers and the aggregate purchases attributable to the
Group’s five largest suppliers were approximately 25% and 17% of
the Group’s sales and purchases respectively.

None of the Directors, their close associates or any shareholders,
which to the knowledge of the Directors owned more than 5% of the
Company’s total number of issued shares, had a beneficial interest in
any of the Group’s five largest suppliers and customers.

PURCHASE, SALE OR REDEMPTION OF SHARES

During the year ended 31st December, 2014, neither the Company
nor any of its subsidiaries had purchased, sold or redeemed any of the
Company’s shares.
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DONATIONS

The Group made charitable donations of HK$106,000 during the
year.

CORPORATE GOVERNANCE

The Company is committed to maintaining a high standard of
corporate governance practices. Information on the corporate
governance practices adopted by the Company is set out in the
Corporate Governance Report on pages 32 to 51.

SUFFICIENCY OF PUBLIC FLOAT

Based on the information that is publicly available to the Company
and within the knowledge of the Directors, as at the date of this
report, the Company has maintained sufficient public float as required
under the Listing Rules.

AUDITOR

A resolution will be submitted to the AGM to re-appoint Deloitte
Touche Tohmatsu as the auditor of the Company.

On behalf of the Board

oo

-

Lee Seng Hui
Chairman

Hong Kong, 20th March, 2015
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TO THE MEMBERS OF
TIAN AN CHINA INVESTMENTS COMPANY LIMITED
(incorporated in Hong Kong with limited liability)

We have audited the consolidated financial statements of Tian
An China Investments Company Limited (the “Company”) and its
subsidiaries (collectively referred as the “Group”) set out on pages 78
to 227, which comprise the consolidated and Company statements of
financial position as at 31st December, 2014, and the consolidated
statement of profit or loss, consolidated statement of profit or loss
and other comprehensive income, consolidated statement of changes
in equity and consolidated statement of cash flows for the year then
ended, and a summary of significant accounting policies and other
explanatory information.

DIRECTORS’ RESPONSIBILITY FOR THE
CONSOLIDATED FINANCIAL STATEMENTS

The directors of the Company are responsible for the preparation of
consolidated financial statements that give a true and fair view in
accordance with Hong Kong Financial Reporting Standards issued by
the Hong Kong Institute of Certified Public Accountants and the Hong
Kong Companies Ordinance (Cap. 622) (the “Hong Kong Companies
Ordinance”), and for such internal control as the directors determine
is necessary to enable the preparation of consolidated financial
statements that are free from material misstatement, whether due to
fraud or error.

AUDITOR’S RESPONSIBILITY

Our responsibility is to express an opinion on these consolidated
financial statements based on our audit and to report our opinion
solely to you, as a body, in accordance with section 80 of Schedule
11 to the Hong Kong Companies Ordinance, and for no other
purpose. We do not assume responsibility towards or accept liability
to any other person for the contents of this report. We conducted
our audit in accordance with Hong Kong Standards on Auditing
issued by the Hong Kong Institute of Certified Public Accountants.
Those standards require that we comply with ethical requirements
and plan and perform the audit to obtain reasonable assurance as to
whether the consolidated financial statements are free from material
misstatement.
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AUDITOR’S RESPONSIBILITY (CONTINUED)

An audit involves performing procedures to obtain audit evidence
about the amounts and disclosures in the consolidated financial
statements. The procedures selected depend on the auditor’s
judgment, including the assessment of the risks of material
misstatement of the consolidated financial statements, whether due to
fraud or error. In making those risk assessments, the auditor considers
internal control relevant to the entity’s preparation of consolidated
financial statements that give a true and fair view in order to design
audit procedures that are appropriate in the circumstances, but not
for the purpose of expressing an opinion on the effectiveness of
the entity’s internal control. An audit also includes evaluating the
appropriateness of accounting policies used and the reasonableness
of accounting estimates made by the directors, as well as evaluating
the overall presentation of the consolidated financial statements.

We believe that the audit evidence we have obtained is sufficient and
appropriate to provide a basis for our audit opinion.

OPINION

In our opinion, the consolidated financial statements give a true and
fair view of the state of affairs of the Company and of the Group as at
31st December, 2014, and of the Group’s profit and cash flows for the
year then ended in accordance with Hong Kong Financial Reporting
Standards and have been properly prepared in accordance with the
Hong Kong Companies Ordinance.

Detstte Tkt Gluatin

DELOITTE TOUCHE TOHMATSU
Certified Public Accountants

Hong Kong, 20th March, 2015
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For the year ended 31st December, 2014

2014
TERT

HK$’000

2013
T
HK$'000
(E51)

(restated)

FEREXRK Continuing operations
LON Revenue 6 1,031,785 1,029,847
HERA Cost of sales (598,661) (499,674)
ESA Gross profit 433,124 530,173
E A R Other income and gains 7 114,118 67,040
Mk HER Marketing and distribution expenses (48,590) (60,829)
T E R Administrative expenses (291,813) (269,350)
HihgEEA Other operating expenses (147,625) (116,928)
FIEEBERELARBAEAZ Net (decrease) increase in fair value of

FORA) I held-for-trading investments (2,397) 7,707
ERIVEFEERES Fair value gain on transfer of inventories

BREMELNREE of completed properties to investment

Wiz properties 20 401,156 98,079
REMELABEZ Increase in fair value of investment

N properties 20 14,592 381,092
FRRERYESH Amortisation of properties for development (106,088) (112,740)
HE—FRMTE AR Was Gain on disposal of a subsidiary 8 1,229,526 -
—fEKIE AR BREMEEE 2  Loss on voluntary liquidation

Ei8 of a subsidiary 9 77) -
HE—MagtE sl Gain on disposal of a joint venture 10 1,100 -
A& AR Finance costs 11 (191,361) (172,359)
JEAG & D Bt A Share of profit of associates 1,263 14,346
Biha et RN Share of profit of joint ventures 72,441 324,835
BRBL AR A Profit before tax 1,479,369 691,066
] Taxation 12 (343,681) (403,923)
REFBREEBZ Profit for the year from

REZ A continuing operations 1,135,688 287,143
BRIEREEK Discontinued operations
REERIEEEES Profit for the year from discontinued

REE 5 F operations 13 120,697 46,382
REE R Profit for the year 14 1,256,385 333,525




79 XL EEERRAR
2014 3R

REBEHER
CONSOLIDATED STATEMENT OF PROFIT OR LOSS

BE-FMF+-A=+—AILFE
For the year ended 31st December, 2014

2014 2013
FHT FHT
HK$’000 HK$'000

(&251)

(restated)

AR EBER G5 R Profit attributable to owners of the Company
REFBELEER from continuing operations 1,164,687 304,671
TEDRIEEEEK from discontinued operations 119,835 32,893
RAGIREAEE Profit for the year attributable to owners of
JEAE &R the Company 1,284,522 337,564
FEIER R A (Loss) profit attributable to non-controlling
(8% interests
REFERLEER from continuing operations (28,999) (17,528)
REDKRIEEEER from discontinued operations 862 13,489
FIERERAFE Loss for the year attributable to
1 B 18 non-controlling interests (28,137) (4,039)
1,256,385 333,525
pr= Il A
HK cents HK cents
FRAN Earnings per share 17
REFEEEEBR from continuing operations and
ERIEREER discontinued operations
AR Basic 85.25 22.40
KEREREER from continuing operations

AR Basic 77.30 20.22
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BHE_Z-—MNFE+_A=1+—HILEE
For the year ended 31st December, 2014

2014
TERT

HK$’000

2013
FET
HK$'000
(231)

(S EIE)

REE R Profit for the year 1,256,385 333,525
Hih2m(ER) W Other comprehensive (expense) income
TEEMHDEEEEMIEE © Item that will not be reclassified to profit or loss:
BMEREINEEMESL Exchange differences arising on translation to
ZERER presentation currency (6,178) 338,554
BERFIBEE DR ERSE Items that may be reclassified subsequently to
fIEE ¢ profit or loss:
JEMRAHEERERAAEE Share of change in fair value of
s §) available-for-sale investments 197,216 (28,368)
AEHEERE ZRERE Impairment loss on available-for-sale
ENOBEEER investments reclassified to profit or loss 25,761 37,475
FEMRATE N ERE QA EEZ  Deferred tax effect on share of change in
B IRLTIE 2 fair value of available-for-sale investments (22,625) -
R EYERETIR 2 FE Reserves released upon disposal of properties 85 521
REFzHh 2 E K= Other comprehensive income for the year 194,259 348,182
REEEHEWGLTE Total comprehensive income for the year 1,450,644 681,707
2EWE(BR)EE Total comprehensive income (expense)
JEAETT attributable to:
ZN/NET Owners of the Company 1,478,773 666,224
FEIEAR e e Non-controlling interests (28,129) 15,483
1,450,644 681,707
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At 31st December, 2014

2014
TET

HK$’000

2013
TATT
HK$'000

FREBEE Non-current assets
Y - BB Mt Property, plant and equipment 19 441,056 1,025,635
B2 - WS Rk Deposits for acquisition of property, plant
ZIEE and equipment 79,768 87,695
KEME Investment properties 20 9,756,056 8,629,406
FERERYE Properties for development 21 4,906,030 6,512,536
W B Deposits for acquisition of properties for
ZIBE development 179,993 198,450
T ERE BN EFR  Prepaid lease payments on land use rights 22 56,854 106,848
HiEE-—FERER Other assets — properties interests 21,171 22,015
N AN o Interests in associates 24 3,974 9,076
NN Interests in joint ventures 25 1,411,556 1,480,664
FEURE 3R Loans receivable 33 437,780 322,257
AEEERE Available-for-sale investments 26 729,189 219,472
Gk Goodwill 27 640 640
FIERIEE E Deferred tax assets 46 119,045 171,703
18,143,112 18,786,397
MENEE Current assets
MEFE Inventories of properties 28
— R — under development 2,772,637 3,291,737
—E@I — completed 4,127,163 2,376,395
HitnFE Other inventories 29 10,040 66,638
’9‘% TONGI.& Amounts due from associates 30 2,563 2,563
/JE%K*K Amounts due from joint ventures 31 1,041,711 394,747
3F? % A% 3R Amounts due from non-controlling
RIER shareholders 32 14,102 13,090
FEE R Loans receivable 33 455,252 58,458
575% 1*y€2i}iﬁﬁﬂ§qk Trade, bills and other receivables, deposits
AR - e RIBRHK and prepayments 34 397,977 801,838
j:i”@ﬁﬁH%ZJﬁﬁf &3 Prepaid lease payments on land use rights 22 1,593 2,805
BEEBEZEAAMEE  Financial assets designated as at fair value
BB EmEE through profit or loss 35 = 252,838
H M RAEITF K Other principal protected deposits 36 = 325,326
BIEEEKRE Held-for-trading investments 37 23,092 25,489
TEEFR IR Prepaid tax 27,528 5,873
REER 2 SRITIER Pledged bank deposits 52 139 12,585
RITREFNRE Bank balances and cash 1,514,750 1,939,209
10,388,547 9,569,591
NEEAFEEE Assets classified as held for sale 38 = 248,010
10,388,547 9,817,601
REEE Current liabilities
25 BREREM Trade, bills and other
FEA R 3R payables 39 3,989,503 4,463,515
BERS Pre-sale deposits 758,648 504,930
MIARE Tax liabilities 708,215 660,769
FEAT FEFE R AR R Dividends payable to non-controlling
e shareholders - 8,877
=5 f?ﬁ%;u Membership debentures 45 32,040 32,763
Bﬁ,%'{ = Interest-bearing borrowings 42 1,776,156 2,161,696
BEER Interest-free borrowings 43 593,482 514,651
7,858,044 8,347,201




82 TIAN AN CHINA INVESTMENTS COMPANY LIMITED
Annual Report 2014

mEBMBMRR X
CONSOLIDATED STATEMENT OF FINANCIAL POSITION

W-_ZE—NF+-A=+—H
At 31st December, 2014

2014
FiaE FET

NOTES HK$’000

Liabilities associated with assets classified

as held for sale 38 - 171,241
7,858,044 8,518,442
RBEEZE Net current assets 2,530,503 1,299,159
BEERRBER Total assets less current liabilities 20,673,615 20,085,556
R K & Capital and reserves
A% A Share capital 40 3,788,814 301,354
T Reserves 41 11,656,357 13,762,984
RRAFIRRERZ Equity attributable to owners of the
M Company 15,445,171 14,064,338
FEFE AR M 2 Non-controlling interests 32,633 953,035
AR Total equity 15,477,804 15,017,373
FEREBEE Non-current liabilities
Bt SER Interest-bearing borrowings 42 2,626,949 2,077,967
—HZMEEZIEIEAESW A Deferred rental income from a tenant 44 63,728 72,832
HPzHE2RE Rental deposits from tenants 29,578 23,297
SEEEREE Membership debentures 45 21,837 20,621
FIEFRIB B E Deferred tax liabilities 46 2,453,719 2,873,466
5,195,811 5,068,183
20,673,615 20,085,556

TENE78BEEF 27 HEAUBRERER
TE-RF=ZA-t+HEEELRBNIRESR
xR TIIEEREREE

The consolidated financial statements on pages 78 to 227 were
approved and authorised for issue by the Board of Directors on 20th
March, 2015 and are signed on its behalf by:

Patrick Lee Seng Wei Edwin Lo King Yau
FHE ERH
Director Director

EF EF
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2014 2013
FET FAT
HK$’000 HK$’000
FRBEE Non-current assets
Y - BB Mt Property, plant and equipment 19 21,893 21,793
NG N -2 Interests in subsidiaries 23 4,937,340 4,937,340
B /8 2 B R Amounts due from subsidiaries 23 7,853,113 7,494,996
REELR2ER Interests in joint ventures 25 11,182 11,182
12,823,528 12,465,311
REBEE Current assets
Hi U R « e & Other receivables, deposits and
TEfT K prepayments 2,332 1,454
B 8 2 B R Amounts due from subsidiaries = 428,290
BELERK Amounts due from joint ventures 1,553 1,553
RITHEFARE Bank balances and cash 166,058 378,479
169,943 809,776
=R Current liabilities
oAb AR X Other payables 16,249 14,021
HIEAE Tax liabilities 27,556 29,884
B B8 Interest-bearing borrowings 42 375,000 456,437
BB Interest-free borrowings 43 55,051 85,272
473,856 585,614
RB(EB)EEEE Net current (liabilities) assets (303,913) 224,162
BEERABEE Total assets less current liabilities 12,519,615 12,689,473
R R #E Capital and reserves
A% A Share capital 40 3,788,814 301,354
M Reserves 41 8,730,801 12,388,119
12,519,615 12,689,473

Edwin Lo King Yau

Patrick Lee Seng Wei
FR R R

Director Director

EF EF
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For the year ended 31st December, 2014

ARARRESRS
Attributable to owners of the Company
e B &x Ei
wERE EAEE RORE  YEER FERER
LT Share  Special  Capital Exchange  Efffife  HffE Rtk Non-  Rifdig

Share  premium capital redemption translation Revaluation Other  Retained @zt controlling Total

capital reserve reserve reserve reserve  reserves  reserves  earnings Total interests Equity
iz T4 T FAL  TER w7
HK$'000  HK$'000 HK$'000 K$'00 HK$'000 3 HK$'000 HK$'000

RZE—=%F—-A—F AtlstJanuary, 2013 301,354 3,352,781 1,417,669 134,679 1,793,058 13,628 (52,128) 6,497,344 13458385 953,929 14,412,314

BEAZYERE  Exchange differences arising on

EEZERER translation to presentation currency - - - - 319,032 - - S31903 19522 338554
FE(RATEHERE  Share of change in fair value of

LA BEZEY available-for-sale investments - - - - - (28368) - - (28368) - (28369)
AREEREZ Impairment loss on available-

AEERERIE  for-sale investments reclassified

ERE to profitor loss - - - - - 37475 - - 37475 - 34
REEMERHES  Reserves released upon disposal

LR of properties - - - - - - 51 _ 51 _ 521
KERRF Profit for the year - - - - - - - 337,564 337,564 (4,039) 333,525
KEEZEME  Total comprehensive income

e for the year - - - - 319,032 9,107 521 337,564 066,224 15,483 681,707
REAE Dividend recognised as distribution - - - - - - - (60,271)  (60,271) - (60,271
BARTHER Dividend distributed to non-

BHIRE controlling interests - - - - - - - - - (16,377)  (16,377)
RZB-=F

TZA=T—H  At31stDecember, 2013 301,354 3,352,781 1,417,669 134,679 2,112,090 22,735 (51,607) 6,774,637 14,064,338 953,035 15,017,373
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ARARRERS
Attributable to owners of the Company
e B & Eji
wERERE EAEE RORE  YEEG MR

LT Share  Special  Capital Exchange  EfffifE  HftEE  RHEA Non-

Share  premium capital redemption translation Revaluation Other  Retained i3t controlling

capital  reserve  reserve  reserve  reserve  reserves  reserves earnings interests
TR t  TEr  TEr  TERn
HK$'000  HK$'000 ( HK$'000  HK$'000  HK$'000

WZE-IE
-F-8 At Tst January, 2014 301354 3352781 1,417,669 134679 2,112,000 22735  (51,607) 6,774,637 14,064338 953,035 15,017,373

BEASYEHE  Exchange differences arising on

EEf7ERER translation to presentation currency - - - - (6,186) - - - 6,186) 8 6,178)
JE(RATEHERE  Share of change in fair value of

DrEEZEY available-for-sale investments - - - - - 197,216 - - 197,216 - 197216
AfHEREZ Impairment loss on available-for-sale

HEBEEFDE  investments reclassified to profit or

ES i loss - - - - - 25760 - - 25760 - 2576

JEEAHNLERE  Deferred tax effect on share of

DAEEZEF2  changein fair value of available-

ERFE T2 for-sale investments - - - - - (22,625) - - (22,625) - (22,625)
REEnERHT Reserves released upon disposal

EREE of properties - - - - - - 85 - 85 - 85
REREA Profit for the year - - - - - - - 1284522 1084522 (28137) 1,256,385

REE2ENE  Total comprehensive income
fek for the year - - - - (6,186) 200,352 85 1284522 1,478,773 (28,129) 1,450,644

FEREEDINER  Transfer upon abolition of par

Tl miEe value under the new Hong Kong

Eh Companies Ordinance 3,487,460  (3,352,781) - (134,679) - - - - _ _ _
REE-REIBLAFE Adjusted on disposal of

FE asubsidiary - - - - (52,908) - 16,035 36,873 - (636,706)  (636,706)
RHE—FHBAFE Transfer on disposal of

o a subsidiary - - - - (65N - (0566 17,077 - (255,567)  (255,567)
R—FHBRABEIE Transfer on voluntary liquidation of

BREER a subsidiary - - - - (1,779) - - 1,779 - _ _
RHE—TFIAELER Transfer on disposal of a

Et joint venture - - - - (574) - - 574 - _ _
RESkK Dividend recognised as distribution - - - - - - - (97,9400 (97,940) - (97,940)
et

TZAZT-H  At31st December, 2014 3,788,814 - 1,417,669 - 2,044,132 223,087 (46,053) 8,017,522 15,445,171 32,633 15,477,804
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2014
THExT
HK$’000
BEXER OPERATING ACTIVITIES
B 55 AT 5 A Profit before taxation 1,644,246 753,438
FEE Adjustments for:
H A YA s Other income and gains
— B2 WA - Dividend income (1,740) (4,278)
—IRITFER LB E R — Interest income on bank deposits and
R EHA loan receivables (77,344) (49,821)
—RE—HEETLHEL — Interest income from a joint
B A venture (4,532) -
— HARAEF R — Interest income on other principal
B WA protected deposits (1,316) (13,060)
—BEBEBBRERAR — Fair value gain on financial assets
BEREZHEE designated as at fair value through
Z B BEERE profit or loss (1,399) (14,049)
AHHERE Y Impairment loss on available-for-sale
FEEE investments 25,761 37,475
FHIEEEREANEEBEZ Net decrease (increase) in fair value of
TR A (45 0) held-for-trading investments 2,397 (7,707)
—ZEP ZIELER S WA Deferred rental income from a tenant (9,104) (7,080)
ERIVMEFTEERST Fair value gain on transfer of inventories
wEWMEZ A ARBE of completed properties to investment
Was properties (401,156) (98,079)
REMERAREBEZ Increase in fair value of investment
Bl properties (14,592) (381,092)
ERTIMEFEZRAE Reversal of write-down of inventories of
(o] completed properties (642) (2,784)
RIZEIREEE] Recoveries of bad and doubtful debts - (749)
JE(RERE N A m Share of profit of associates (1,263) (14,346)
e E RGN Share of profit of joint ventures (72,441) (324,835)
& R AN Finance costs 192,306 177,475
ITE R Depreciation and amortisation 135,246 164,516
HEMB AR 2 M Gain on disposal of subsidiaries (1,389,914) -
—MIK B AR BFEEEE 2 Loss on voluntary liquidation of a
= subsidiary 77 _
HE—Mag bk e Gain on disposal of a joint venture (1,100) -
HEREHEYE - BEK Loss on disposal and write-off of property,
Hi 2 EE plant and equipment 383 6,123
EEBREBAIZ Operating cash inflows before movements
ZBIRBMA in working capital 23,873 221,147
EE il Increase in inventories of properties (1,298,132) (908,377)
FRERMER Increase in properties for development and
R R deposits for acquisition of properties for
M 2 Re M development (195,350) (258,892)
Hizes (%) w4 (Increase) decrease in other inventories 42) 8,953
25 EERAEMBEIWET - Decrease (increase) in trade, bills and
& MR FOR other receivables, deposits and
() prepayments 9,931 (327,471)
XE 2RI (Increase) decrease in restricted bank
(38 h0) s > deposits (21,069) 31,673
B5  ZENEMENIER  Increase in trade, bills and
N other payables 489,609 378,310
BEZRBEM Increase in pre-sale deposits 264,194 213,721
BPZESREIEM Increase (decrease) in rental deposits from

OR) tenants 6,281 (4,276)
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2014 2013

THET FAT

HK$’000 HK$'000

AREBEER 2 RE Cash used in operations (720,705) (645,212)
BTSRRI ETR PRC income tax and Land Appreciation Tax

(T EFR ) (“LAT”) paid (118,737) (163,115)
[ PSR PRC income tax refunded 30 70
RAREERK NET CASH USED IN OPERATING

REFE ACTIVITIES (839,412) (808,257)
REXK INVESTING ACTIVITIES
S Interest received 74,986 49,450
BlREEEEENRE Dividends received from joint ventures 6,316 192,279
B Uk B E I E /I E Dividends received from other investments 1,740 4,278
BEWME - BELXRE Purchase of property, plant and equipment (143,489) (98,676)
LEWE - BE KRB Proceeds on disposal of property,

TS plant and equipment 11 1,029
EEREME Purchase of investment properties (23,905) (14,639)
XA E R Payment of prepayment lease payments

TR &R on land use right 3,165 -
HERE R E X Proceeds from disposal of investment

Fri8 properties, net of business tax 382 11,978
RABAZ G AR Capital contribution to joint ventures = (8,642)
BEAHBERE Purchase of available-for-sale investments (97,550) (130,451)
BEETHREREAR Purchase of financial assets designated

BEEREZCRMERE as at fair value through profit or loss - (622,785)
HMRARIFRZ Placement of other principal protected

FA deposits = (439,241)
HEAHEERE Proceeds from disposal of available-for-sale

Frig investments 16,300 15,140
BT BERERANEE Proceeds from redemption of financial assets

REzEMEERR designated as at fair value through

FR1S5RIE profit or loss = 700,774
HMRAEIFRZ Withdrawal of other principal protected

RE deposits = 337,975
B HE R A F 5K Interest received from other principal

FIE protected deposits - 11,097
KEHEHBARZ Net cash inflow from disposal of

WEFERA subsidiaries 948,277 -
e —HME QR 8 R Net cash outflow from voluntary

BR B FERE liquidation of a subsidiary (96) -
BHELENBARZ Deposits received in relation to disposal of

B U HUR © subsidiaries 253,308 1,353,029
BEDERBK Advances to joint ventures (131,371) (20,703)
JEFE R SR AE K Advances to non-controlling shareholders (1,012) (323)
SFIEER Loans repaid 18,750 106,775
HBLTER Loans advanced (564,832) (330,655)
BRI 2 SR1TERZ 3RE Withdrawal of pledged bank deposits 3,956 76,408
RERIR 2 RIT7F5K 2 F A Placement of pledged bank deposits - (6,766)
REREXKZ NET CASH FROM INVESTING

RERE ACTIVITIES 364,936 1,187,331
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2014
FTET

HK$’000

mMEXER FINANCING ACTIVITIES
BAIFIE Interest paid (287,038) (236,806)
BRARE Dividend paid (97,940) (60,271)
Eﬁ%é‘ﬁ PR BSCR Dividends paid to non-controlling

% shareholders = (9,094)
%ﬁ%ﬁﬁﬁ&ﬁ@g%ﬁ New bank and other loans raised 1,834,280 1,900,185
BRRIRTTNEMER Repayment of bank and other loans (1,579,851) (992,493)
R B IR I R B X Advances from non-controlling shareholders 82,978 45,895
REBEARER Advances from associates = 175
RE(FE)GEDE Advances from (repayment to) joint

EEN ventures 2,308 (182,325)
SRR OEERER Repayment of membership debentures (1,009) -
(AR)REREEE> NET CASH (USED IN) FROM FINANCING

RE&FE ACTIVITIES (46,272) 465,266
HeRESEEEH(EY)  NET (DECREASE) INCREASE IN CASH

ENFEEE AND CASH EQUIVALENTS (520,748) 844,340
R—A—HZE&ERES CASH AND CASH EQUIVALENTS

%EER AT 1ST JANUARY 1,845,289 1,002,405
HNE R AR PGB 2 8 Effect of foreign exchange rate changes (3,544) (1,456)
R+=ZA=+—H2HEEK CASH AND CASH EQUIVALENTS AT

RE%EEE 31ST DECEMBER 1,320,997 1,845,289
RekRESEHEBERE ANALYSIS OF THE BALANCES OF CASH

2 AND CASH EQUIVALENTS
RITEGERIRS Bank balances and cash 1,514,750 1,939,209
B XIRE 2 RI1TET (M5E) Less: restricted bank deposits (Note) (193,753) (172,684)

1,320,997 1,766,525

BREEDEAFEEEZ Bank balances and cash included in assets

RITHEF LR classified as held for sale 38 = 78,764

1,320,997 1,845,289

Rrat - RRERTHFREBEERTATRRE - ZAR
1Tt R AN EM Y RIAR -

Note: The restricted bank deposits are included in bank balances and cash which
can only be applied in the designated property development projects.
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1. HE

AR B—BESEEMRTZ AR EDAER
AT RBRAEBRA LT o AR FEMBE
R TRED R B R BN A A AE
¥4 | — e -

AEETEREVEERIRE - HENE
PR SR BRRNSEE - RIVEE
EMFRERERRERR - KRB ZNEEE S
ARB(TARE]) - AARKEZ KA %1
EREARAMB((HEDEE - REUHR
FZAFREER(ETEY - SBRARTNY
BEEREMTR - ZRE AR Z LTy
ARRIEE([EZ)R/ETLIEREELZ

258 -

2. BRI REBITEEUBRE
ZR(TEBMBIREER )

RAFE  AEEEAREA T HEEST
BhAg([EEGEEAE )R ZHT REE
Rl BEMEERE LR

0/e

B BHREER WEES
F10% - HEMBHE
ERIE12R R BB G

RS2 73BT A

k

BB 2R EIHERMEER
FE329EET A TRIBE
BB RS 2R e mEETRE
FE36RIEE]A CREH =
BB SRS 2R PTHET A
FE3RISETA BE REH
GETHIEE
55 (BB HRE2RE #HE

Z8e)-2EFE21%

1. GENERAL

The Company is a public limited company incorporated in Hong
Kong and its securities are listed on the Stock Exchange. The address
of the registered office which is also principal place of business of the
Company is disclosed in the “Corporate Information” section of the
annual report.

The principal activities of the Group are property development and
investment, sales of cement, clinker and construction materials,
golf course operation, provision of hotel and property management
and investment holding. The functional currency of the Company is
Renminbi (“RMB”) as the Group conducts most of its operations in
the People’s Republic of China (“PRC”). The consolidated financial
statements are presented in the currency of Hong Kong (“Hong
Kong Dollars”) which is different from the functional currency of the
Company, as the directors of the Company (“Directors”) consider that
Hong Kong dollars is the most appropriate presentation currency in
view of its place of listing.

2. APPLICATION OF NEW AND REVISED HONG
KONG FINANCIAL REPORTING STANDARDS
(“HKFRSs”)

In the current year, the Group has applied for the first time in the
following new and revised HKFRSs issued by the Hong Kong Institute
of Certified Public Accountants (“HKICPA”):

Amendments to HKFRS 10, Investment Entities
HKFRS 12 and HKAS 27

Amendments to HKFRS 32 Offsetting Financial Assets and Financial
Liabilities

Amendments to HKFRS 36 Recoverable Amount Disclosures for
Non-financial Assets

Amendments to HKFRS 39 Novation of Derivatives and Continuation
of Hedge Accounting

HK(FRIC) - Int 21 Levies
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2. BAMIREEITEBMBRE
ZA([EHEMBHREER ] @)

ERVBREEAE105 FRBBHRSE
ERF12FREBEHERE27HET A
REHE

AEEERAFEERERB BV BREER
F105% - BRUBRELF 125 BB S5
ERIE27SRIEFTANIEER | - BAEMHRE
ERIF10REFT AU EERIEL AT - AR
EMNAREEREZENERERTSHMNEL
A AR - MERLGRS MBYLMBERRPE
BESEARBEAEEMNBARF -

HEEEFE  HRERERREES
AREARIRE  REKDKEEMER
Gl &

s BRAAREBEEEFERMEEEBAISMNK
BZRHE -

RN mEERE 125 R E B ERIE27
SREERBRER - U ABHREER ZHE
BT -

AR ARABYFREER(RE_F—HF—
H—B&EEWBREERNF 105 rEFEF
&) BRRAZRFEITATSHAKEGE P
BRANBFEXERNEBELTE -

BRETENE3RIETLFEREET
W el & R E

AEBERAFEERNERBTE G ERE36
RERIAIFERMEEAUESHARE | - BE
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BERECERAFHNEMBETLEENRSELR
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BT ZFHBRBERRAABEER - £H
MWEBRERRMGET L - BEBMHHREZEL
SR AABEAE WRERE -

ERZSET AW BEANEEGEMBEREK L
BREBREATE -

2. APPLICATION OF NEW AND REVISED HONG
KONG FINANCIAL REPORTING STANDARDS
(“HKFRSs”) (CONTINUED)

Amendments to HKFRS 10, HKFRS 12 and HKAS 27
Investment Entities

The Group has applied the amendments to HKFRS 10, HKFRS 12 and
HKAS 27 “Investment Entities” for the first time in the current year.
The amendments to HKFRS 10 define an investment entity and require
a reporting entity that meets the definition of an investment entity not
to consolidate its subsidiaries but instead to measure its subsidiaries
at fair value through profit or loss in its consolidated and separate
financial statements.

To qualify as an investment entity, a reporting entity is required to:

e obtain funds from one or more investors for the purpose of
providing them with investment management services;

e commit to its investor(s) that its business purpose is to invest
funds solely for returns from capital appreciation, investment
income, or both; and

e measure and evaluate performance of substantially all of its
investments on a fair value basis.

Consequential amendments have been made to HKFRS 12 and HKAS
27 to introduce new disclosure requirements for investment entities.

As the Company is not an investment entity (assessed based on the
criteria set out in HKFRS 10 as at 1st January, 2014), the application
of the amendments has had no impact on the disclosures or the
amounts recognised in the Group’s consolidated financial statements.

Amendments to HKAS 36 Recoverable Amount Disclosures
for Non-Financial Assets

The Group has applied the amendments to HKAS 36 “Recoverable
Amount Disclosures for Non-Financial Assets” for the first time in the
current year. The amendments to HKAS 36 remove the requirement to
disclose the recoverable amount of a cash-generating unit (“CGU”) to
which goodwill or other intangible assets with indefinite useful lives
had been allocated when there has been no impairment or reversal
of impairment of the related CGU. Furthermore, the amendments
introduce additional disclosure requirements applicable to when the
recoverable amount of an asset or a CGU is measured at fair value
less costs of disposal. These new disclosures include the fair value
hierarchy, key assumptions and valuation techniques used which
are in line with the disclosure required by HKFRS 13 “Fair Value
Measurements”.

The application of these amendments has had no material impact on
the disclosures in the Group’s consolidated financial statements.
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2. APPLICATION OF NEW AND REVISED HONG
KONG FINANCIAL REPORTING STANDARDS
(“HKFRSs”) (CONTINUED)

New and revised HKFRSs in issue but not yet effective

HKFRS 9
HKFRS 14

HKFRS 15

Amendments to HKFRS 11

Amendments to HKAS 16 and

HKAS 38

Amendments to HKAS 16 and

HKAS 41

Amendments to HKAS 19

Amendments to HKAS 27

Amendments to HKFRS 10 and

HKAS 28

Amendments to HKFRSs

Amendments to HKFRSs

Amendments to HKFRSs

Financial Instruments!
Regulatory Deferral Accounts?

Revenue from Contracts with Customers?

Accounting for Acquisitions of Interests in
Joint Operations®

Clarification of Acceptable Methods of
Depreciation and Amortisation’

Agriculture: Bearer Plants®

Defined Benefit Plans: Employee
Contributions*

Equity Method in Separate Financial
Statements®

Sale or Contribution of Assets between an
Investor and its Associate or Joint Venture?

Annual Improvements to HKFRSs 2010-2012
Cycle®

Annual Improvements to HKFRSs 2011-2013
Cyclet

Annual Improvements to HKFRSs 2012-2014
Cycles

1 Effective for annual periods beginning on or after 1st January, 2018, with

earlier application permitted.

2 Effective for first annual HKFRS financial statements beginning on or after 1st
January, 2016, with earlier application permitted.
3 Effective for annual periods beginning on or after 1st January, 2017, with

earlier application permitted.

4 Effective for annual periods beginning on or after Tst July, 2014, with earlier

application permitted.

5 Effective for annual periods beginning on or after 1st January, 2016, with

earlier application permitted.

€ Effective for annual periods beginning on or after 1st July, 2014, with limited
exceptions. Earlier application is permitted.
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2. APPLICATION OF NEW AND REVISED HONG
KONG FINANCIAL REPORTING STANDARDS
(“HKFRSs”) (CONTINUED)

HKFRS 9 Financial Instruments

HKFRS 9 issued in 2009 introduced new requirements for the
classification and measurement of financial assets. HKFRS 9 was
subsequently amended in 2010 to include requirements for the
classification and measurement of financial liabilities and for
derecognition, and further amended in 2013 to include the new
requirements for general hedge accounting. Another revised version
of HKFRS 9 was issued in 2014 mainly to include a) impairment
requirements for financial assets and b) limited amendments to the
classification and measurement requirements by introducing a ‘fair
value through other comprehensive income’ (“FVTOCI”) measurement
category for certain simple debt instruments.

Key requirements of HKFRS 9 are described below:

e All recognised financial assets that are within the scope of HKAS
39 “Financial Instruments: Recognition and Measurement”
are subsequently measured at amortised cost or fair value.
Specifically, debt investments that are held within a business
model whose objective is to collect the contractual cash flows,
and that have contractual cash flows that are solely payments of
principal and interest on the principal outstanding are generally
measured at amortised cost at the end of subsequent accounting
periods. Debt instruments that are held within a business model
whose objective is achieved both by collecting contractual cash
flows and selling financial assets, and that have contractual terms
of the financial asset give rise on specified dates to cash flows
that are solely payments of principal and interest on the principal
amount outstanding, are measured at FVTOCI. All other debt
investments and equity investments are measured at their fair
value at the end of subsequent accounting periods. In addition,
under HKFRS 9, entities may make an irrevocable election
to present subsequent changes in the fair value of an equity
investment (that is not held for trading) in other comprehensive
income, with only dividend income generally recognised in profit
or loss.
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2. APPLICATION OF NEW AND REVISED HONG

KONG FINANCIAL REPORTING STANDARDS
(“HKFRSs”) (CONTINUED)

HKFRS 9 Financial Instruments (continued)

With regard to the measurement of financial liabilities designated
as at fair value through profit or loss, HKFRS 9 requires that the
amount of change in the fair value of the financial liability that
is attributable to changes in the credit risk of that liability is
presented in other comprehensive income, unless the recognition
of the effects of changes in the liability’s credit risk in other
comprehensive income would create or enlarge an accounting
mismatch in profit or loss. Changes in fair value of financial
liabilities attributable to changes in the financial liabilities’ credit
risk are not subsequently reclassified to profit or loss. Under
HKAS 39, the entire amount of the change in the fair value of the
financial liability designated as fair value through profit or loss
was presented in profit or loss.

In relation to the impairment of financial assets, HKFRS 9 requires
an expected credit loss model, as opposed to an incurred credit
loss model under HKAS 39. The expected credit loss model
requires an entity to account for expected credit losses and
changes in those expected credit losses at each reporting date
to reflect changes in credit risk since initial recognition. In
other words, it is no longer necessary for a credit event to have
occurred before credit losses are recognised.

The new general hedge accounting requirements retain the three
types of hedge accounting. However, greater flexibility has
been introduced to the types of transactions eligible for hedge
accounting, specifically broadening the types of instruments that
qualify for hedging instruments and the types of risk components
of non-financial items that are eligible for hedge accounting.
In addition, the effectiveness test has been overhauled and
replaced with the principle of an ‘economic relationship’.
Retrospective assessment of hedge effectiveness is also no longer
required. Enhanced disclosure requirements about an entity’s risk
management activities have also been introduced.
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2. APPLICATION OF NEW AND REVISED HONG
KONG FINANCIAL REPORTING STANDARDS
(“HKFRSs”) (CONTINUED)

HKFRS 9 Financial Instruments (continued)

e The Directors anticipate that the application of HKFRS 9 in the
future may have a material impact on amounts reported in respect
of the Group’s financial assets and financial liabilities. Regarding
the Group’s financial assets, it is not practicable to provide a
reasonable estimate of that effect until a detailed review has
been completed. Changes in fair value of financial liabilities
attributable to changes in credit risk of financial liabilities that are
designated as at fair value through profit or loss are disclosed in
note 5.

HKFRS 15 Revenue from Contracts with Customers

In July 2014, HKFRS 15 was issued which establishes a single
comprehensive model for entities to use in accounting for revenue
arising from contracts with customers. HKFRS 15 will supersede the
current revenue recognition guidance including HKAS 18 “Revenue”,
HKAS 11 “Construction Contracts” and the related Interpretations
when it becomes effective.

The core principle of HKFRS 15 is that an entity should recognise
revenue to depict the transfer of promised goods or services to
customers in an amount that reflects the consideration to which the
entity expects to be entitled in exchange for those goods or services.
Specifically, the Standard introduces a 5-step approach to revenue
recognition:

e Step 1: Identify the contract(s) with a customer

e Step 2: Identify the performance obligations in the contract

e Step 3: Determine the transaction price

e Step 4: Allocate the transaction price to the performance
obligations in the contract

e Step 5: Recognise revenue when (or as) the entity satisfies a

performance obligation
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2. APPLICATION OF NEW AND REVISED HONG
KONG FINANCIAL REPORTING STANDARDS
(“HKFRSs”) (CONTINUED)

HKFRS 15 Revenue from Contracts with Customers (continued)

Under HKFRS 15, an entity recognises revenue when (or as) a
performance obligation is satisfied, i.e. when ‘control’ of the goods
or services underlying the particular performance obligation is
transferred to the customer. Far more prescriptive guidance has been
added in HKFRS 15 to deal with specific scenarios. Furthermore,
extensive disclosures are required by HKFRS 15.

The Directors anticipate that the application of HKFRS 15 in the future
may have a material impact on the amounts reported and disclosures
made in the Group’s consolidated financial statements. However,
it is not practicable to provide a reasonable estimate of the effect of
HKFRS 15 until the Group performs a detailed review.

Amendments to HKFRS 11 Accounting for Acquisitions of
Interests in Joint Operations

The amendments to HKFRS 11 provide guidance on how to account
for the acquisition of a joint operation that constitutes a business
as defined in HKFRS 3 “Business Combinations”. Specifically, the
amendments state that the relevant principles on accounting for
business combinations in HKFRS 3 and other standards (e.g. HKAS
36 Impairment of Assets regarding impairment testing of a cash
generating unit to which goodwill on acquisition of a joint operation
has been allocated) should be applied. The same requirements should
be applied to the formation of a joint operation if and only if an
existing business is contributed to the joint operation by one of the
parties that participate in the joint operation.

A joint operator is also required to disclose the relevant information
required by HKFRS 3 and other standards for business combinations.

The amendments to HKFRS 11 apply prospectively for annual
periods beginning on or after 1st January, 2016. The Directors do
not anticipate that the application of these amendments to HKFRS
11 will have a material impact on the Group’s consolidated financial
statements.
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2. APPLICATION OF NEW AND REVISED HONG
KONG FINANCIAL REPORTING STANDARDS
(“HKFRSs”) (CONTINUED)

Amendments to HKFRS 10 and HKAS 28 Sale or Contribution
of Assets between an Investor and its Associate or Joint
Venture

Amendments to HKAS 28:

e The requirements on gains and losses resulting from transactions
between an entity and its associate or joint venture have been
amended to relate only to assets that do not constitute a business.

* A new requirement has been introduced that gains or losses
from downstream transactions involving assets that constitute a
business between an entity and its associate or joint venture must
be recognised in full in the investor’s financial statements.

e A requirement has been added that an entity needs to consider
whether assets that are sold or contributed in separate
transactions constitute a business and should be accounted for as
a single transaction.

Amendments to HKFRS 10:

* An exception from the general requirement of full gain or loss
recognition has been introduced into HKFRS 10 for the loss
control of a subsidiary that does not contain a business in a
transaction with an associate or a joint venture that is accounted
for using the equity method.

e New guidance has been introduced requiring that gains or losses
resulting from those transactions are recognised in the parent’s
profit or loss only to the extent of the unrelated investors’ interests
in that associate or joint venture. Similarly, gains and losses
resulting from the remeasurement at fair value of investments
retained in any former subsidiary that has become an associate or
a joint venture that is accounted for using the equity method are
recognised in the former parent’s profit or loss only to the extent
of the unrelated investors’ interests in the new associate or joint
venture.

The Directors do not anticipate that the application of these
amendments to HKFRS 10 and HKAS 28 will have a material impact
on the Group's consolidated financial statements.
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2. APPLICATION OF NEW AND REVISED HONG
KONG FINANCIAL REPORTING STANDARDS
(“HKFRSs”) (CONTINUED)

Annual Improvements to HKFRSs 2012-2014 Cycle

The Annual Improvements to HKFRSs 2012-2014 Cycle include a
number of amendments to various HKFRSs, which are summarised
below.

The amendments to HKFRS 5 introduce specific guidance in HKFRS 5
for when an entity reclassifies an asset (or disposal group) from held
for sale to held for distribution to owners (or vice versa), or when
held-for-distribution accounting is discontinued. The amendments

apply prospectively.

The amendments to HKFRS 7 provide additional guidance to
clarify whether a servicing contract is continuing involvement in
a transferred asset for the purpose of the disclosures required in
relation to transferred assets and clarify that the offsetting disclosures
(introduced in the amendments to HKFRS 7 “Disclosure — Offsetting
Financial Assets and Financial Liabilities” issued in December 2011
and effective for periods beginning on or after 1st January, 2013)
are not explicitly required for all interim periods. However, the
disclosures may need to be included in condensed interim financial
statements to comply with HKAS 34 “Interim Financial Reporting”.

The amendments to HKAS 19 clarify that the high quality corporate
bonds used to estimate the discount rate for post-employment
benefits should be issued in the same currency as the benefits to be
paid. These amendments would result in the depth of the market for
high quality corporate bonds being assessed at currency level. The
amendments apply from the beginning of the earliest comparative
period presented in the financial statements in which the amendments
are first applied. Any initial adjustment arising should be recognised
in retained earnings at the beginning of that period.

The amendments to HKAS 34 clarify the requirements relating
to information required by HKAS 34 that is presented elsewhere
within the interim financial report but outside the interim financial
statements. The amendments require that such information be
incorporated by way of a cross-reference from the interim financial
statements to the other part of the interim financial report that is
available to users on the same terms and at the same time as the
interim financial statements.

The Directors do not anticipate that the application of these will have
a material effect on the Group’s consolidated financial statements.
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3. SIGNIFICANT ACCOUNTING POLICIES

The consolidated financial statements have been prepared on the
historical cost basis except for certain properties and financial
instruments, which are measured at fair values, as explained in the
accounting policies set out below.

The consolidated financial statements have been prepared in
accordance with HKFRSs issued by the HKICPA and comply with the
applicable requirements of the Hong Kong Companies Ordinance
which concern the preparation of financial statements, which for
this financial year and the comparative period continue to be those
of the predecessor Hong Kong Companies Ordinance (Cap. 32), in
accordance with the transitional and saving arrangements for Part 9
of the Hong Kong Companies Ordinance (Cap. 622), “Accounts and
Audit”, which are set out in sections 76 to 87 of Schedule 11 to that
Ordinance. In addition, the consolidated financial statements include
applicable disclosures required by the Rules Governing the Listing of
Securities on the Stock Exchange.

Fair value is the price that would be received to sell an asset or
paid to transfer a liability in an orderly transaction between market
participants at the measurement date, regardless of whether that
price is directly observable or estimated using another valuation
technique. In estimating the fair value of an asset or a liability, the
Group takes into account the characteristics of the asset or liability
if market participants would take those characteristics into account
when pricing the asset or liability at the measurement date. Fair value
for measurement and/or disclosure purposes in these consolidated
financial statements is determined on such a basis, except for share-
based payment transactions that are within the scope of HKFRS
2, leasing transactions that are within the scope of HKAS 17, and
measurements that have some similarities to fair value but are not fair
value, such as net realisable value in HKAS 2 or value in use in HKAS
36.

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

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

e Level 2 inputs are inputs, other than quoted prices included
within Level 1, that are observable for the asset or liability, either

directly or indirectly; and

e Level 3 inputs are unobservable inputs for the asset or liability.

The principal accounting policies are set out below.
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3. SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
Basis of consolidation

The consolidated financial statements incorporate the financial
statements of the Company and entities controlled by the Company
and its subsidiaries. Control is achieved when the Company:

e has power over the investee;

e is exposed, or has rights, to variable returns from its involvement
with the investee; and

has the ability to use its power to affect its returns.

The Group reassesses whether or not it controls an investee if facts
and circumstances indicate that there are changes to one or more of
the three elements of control listed above.

When the Group has less than a majority of the voting rights of an
investee, it has power over the investee when the voting rights are
sufficient to give it the practical ability to direct the relevant activities
of the investee unilaterally. The Group considers all relevant facts and
circumstances in assessing whether or not the Group’s voting rights in
an investee are sufficient to give it power, including:

the size of the Group’s holding of voting rights relative to the size
and dispersion of holdings of the other vote holders;

e potential voting rights held by the Group, other vote holders or
other parties;

e rights arising from other contractual arrangements; and

e any additional facts and circumstances that indicate that the
Group has, or does not have, the current ability to direct the
relevant activities at the time that decisions need to be made,
including voting patterns at previous shareholders’ meetings.

Consolidation of a subsidiary begins when the Group obtains control
over the subsidiary and ceases when the Group loses control of the
subsidiary. Specifically, income and expenses of a subsidiary acquired
or disposed of during the year are included in the consolidated
statement of profit or loss from the date the Group gains control until
the date when the Group ceases to control the subsidiary.
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3. SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
Basis of consolidation (continued)

Profit or loss and each item of other comprehensive income are
attributed to the owners of the Company and to the non-controlling
interests. Total comprehensive income of subsidiaries is attributed to
the owners of the Company and to the non-controlling interests even
if this results in the non-controlling interests having a deficit balance.

Where necessary, adjustments are made to the financial statements
of subsidiaries to bring their accounting policies into line with the
Group's accounting policies.

All intragroup assets and liabilities, equity, income, expenses and
cash flows relating to transactions between members of the Group are
eliminated in full on consolidation.

Changes in the Group’s ownership interests in existing
subsidiaries

Changes in the Group’s ownership interests in existing subsidiaries
that do not result in the Group losing control over the subsidiaries
are accounted for as equity transactions. The carrying amounts of
the Group’s interests and the non-controlling interests are adjusted
to reflect the changes in their relative interests in the subsidiaries.
Any difference between the amount by which the non-controlling
interests are adjusted and the fair value of the consideration paid or
received is recognised directly in equity and attributed to owners of
the Company.

When the Group loses control of a subsidiary, a gain or loss is
recognised in profit or loss and is calculated as the difference between
(i) the aggregate of the fair value of the consideration received and the
fair value of any retained interest and (ii) the previous carrying amount
of the assets (including goodwill), and liabilities of the subsidiary
and any non-controlling interests. All amounts previously recognised
in other comprehensive income in relation to that subsidiary are
accounted for as if the Group had directly disposed of the related
assets or liabilities of the subsidiary (i.e. reclassified to profit or loss
or transferred to another category of equity as specified/permitted
by applicable HKFRSs). The fair value of any investment retained in
the former subsidiary at the date when control is lost is regarded as
the fair value on initial recognition for subsequent accounting under
HKAS 39, when applicable, the cost on initial recognition of an
investment in an associate or a joint venture.
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3. SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
Business combinations

Acquisitions of businesses are accounted for using the acquisition
method. The consideration transferred in a business combination
is measured at fair value, which is calculated as the sum of the
acquisition-date fair values of the assets transferred by the Group,
liabilities incurred by the Group to the former owners of the acquiree
and the equity interests issued by the Group in exchange for control
of the acquiree. Acquisition related costs are generally recognised in
profit or loss as incurred.

At the acquisition date, the identifiable assets acquired and the
liabilities assumed are recognised at their fair value, except that:

e deferred tax assets or liabilities and liabilities or assets related
to employee benefit arrangements are recognised and measured
in accordance with HKAS 12 “Income Taxes” and HKAS 19
“Employee Benefits” respectively;

e liabilities or equity instruments related to share-based payment
arrangements of the acquiree or share-based payment
arrangements of the Group entered into to replace share-
based payment arrangements of the acquiree are measured
in accordance with HKFRS 2 “Share-based Payment” at the
acquisition date; and

e assets (or disposal groups) that are classified as held for sale in
accordance with HKFRS 5 “Non-current Assets Held for Sale and
Discontinued Operations” are measured in accordance with that
standard.

Goodwill is measured as the excess of the sum of the consideration
transferred, the amount of any non-controlling interests in the
acquiree, and the fair value of the acquirer’s previously held equity
interest in the acquiree (if any) over the net of the acquisition-date
amounts of the identifiable assets acquired and the liabilities assumed.
If, after re-assessment, the net of the acquisition-date amounts of the
identifiable assets acquired and liabilities assumed exceeds the sum
of the consideration transferred, the amount of any non-controlling
interests in the acquiree and the fair value of the acquirer’s previously
held interest in the acquiree (if any), the excess is recognised
immediately in profit or loss as a bargain purchase gain.
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3. SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
Business combinations (continued)

Non-controlling interests that are present ownership interests and
entitle their holders to a proportionate share of the entity’s net assets
in the event of liquidation may be initially measured either at fair
value or at the non-controlling interests’ proportionate share of the
recognised amounts of the acquiree’s identifiable net assets. The
choice of measurement basis is made on a transaction-by-transaction
basis. Other types of non-controlling interests are measured at their
fair value or, when applicable, on the basis specified in another
HKFRS.

When the consideration transferred by the Group in a business
combination includes assets or liabilities resulting from a contingent
consideration arrangement, the contingent consideration is
measured at its acquisition-date fair value and included as part of
the consideration transferred in a business combination. Changes
in the fair value of the contingent consideration that qualify as
measurement period adjustments are adjusted retrospectively, with
the corresponding adjustments made against goodwill. Measurement
period adjustments are adjustments that arise from additional
information obtained during the “measurement period” (which
cannot exceed one year from the acquisition date) about facts and
circumstances that existed at the acquisition date.

The subsequent accounting for changes in the fair value of the
contingent consideration that do not qualify as measurement
period adjustments depends on how the contingent consideration
is classified. Contingent consideration that is classified as equity is
not remeasured at subsequent reporting dates and its subsequent
settlement is accounted for within equity. Contingent consideration
that is classified as an asset or a liability is remeasured at subsequent
reporting dates in accordance with HKAS 39, or HKAS 37 “Provisions,
, as appropriate, with the
corresponding gain or loss being recognised in profit or loss.

Contingent Liabilities and Contingent Assets”

When a business combination is achieved in stages, the Group’s
previously held equity interest in the acquiree is remeasured to fair
value at the acquisition date (i.e. the date when the Group obtains
control), and the resulting gain or loss, if any, is recognised in profit
or loss. Amounts arising from interests in the acquiree prior to the
acquisition date that have previously been recognised in other
comprehensive income are reclassified to profit or loss where such
treatment would be appropriate if that interest were disposed of.
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3. SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
Business combinations (continued)

If the initial accounting for a business combination is incomplete by
the end of the reporting period in which the combination occurs,
the Group reports provisional amounts for the items for which the
accounting is incomplete. Those provisional amounts are adjusted
during the measurement period (see above), and additional assets or
liabilities are recognised, to reflect new information obtained about
facts and circumstances that existed as of the acquisition date that, if
known, would have affected the amounts recognised as of that date.

Goodwill

Goodwill arising on an acquisition of a business is carried at cost as
established at the date of acquisition of the business less accumulated
impairment losses, if any, and is presented separately in the
consolidated statement of financial position.

For the purpose of impairment testing, goodwill is allocated to each of
the Group’s cash-generating units, or groups of cash-generating units,
that are expected to benefit from the synergies of the combination.

A cash-generating unit to which goodwill has been allocated is
tested for impairment annually or more frequently, and when there
is indication that the unit may be impaired. For goodwill arising
on an acquisition in a reporting period, the cash-generating unit to
which goodwill has been allocated is tested for impairment before
the end of that reporting period. If the recoverable amount of the
cash-generating unit is less than its carrying amount, the impairment
loss is allocated first to reduce the carrying amount of any goodwill
allocated to the unit first, and then to the other assets of the unit on a
pro rata basis based on the carrying amount of each asset in the unit.
Any impairment loss for goodwill is recognised directly in profit or
loss. An impairment loss for goodwill is not reversed in subsequent
periods.

On disposal of the relevant cash-generating unit, the attributable
amount of goodwill is included in the determination of the amount of
profit or loss on disposal.

Investments in subsidiaries

Investments in subsidiaries are included in the Company’s statement
of financial position at cost less any identified impairment loss.
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3. SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
Interests in associates and joint ventures

An associate is an entity over which the Group has significant
influence. Significant influence is the power to participate in the
financial and operating policy decisions of the investee but is not
control or joint control over those policies.

A joint venture is a joint arrangement whereby the parties that have
joint control of the arrangement have rights to the net assets of the
joint arrangement. Joint control is the contractually agreed sharing
of control of an arrangement, which exists only when decisions
about the relevant activities require unanimous consent of the parties
sharing control.

The results and assets and liabilities of associates and joint ventures
are incorporated in these consolidated financial statements using
the equity method of accounting, except when the investment, or
a portion thereof, is classified as held for sale, in which case it is
accounted for in accordance with HKFRS 5 “Non-current Assets Held
for Sale and Discontinued Operations”. The financial statements of
associates and joint ventures used for equity accounting purposes are
prepared using uniform accounting policies as those of the Group
for like transactions and events in similar circumstances. Appropriate
adjustments have been made to conform the associate’s and the joint
venture’s accounting policies to those of the Group. Under the equity
method, an investment in an associate or a joint venture is initially
recognised in the consolidated statement of financial position at cost
and adjusted thereafter to recognise the Group’s share of the profit
or loss and other comprehensive income of the associate or joint
venture. When the Group’s share of losses of an associate or joint
venture exceeds the Group’s interest in that associate or joint venture
(which includes any long-term interests that, in substance, form part
of the Group’s net investment in the associate or joint venture), the
Group discontinues recognising its share of further losses. Additional
losses are recognised only to the extent that the Group has incurred
legal or constructive obligations or made payments on behalf of the
associate or joint venture.
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3. SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
Interests in associates and joint ventures (continued)

An investment in an associate or a joint venture is accounted for using
the equity method from the date on which the investee becomes an
associate or a joint venture. On acquisition of the investment in an
associate or a joint venture, any excess of the cost of the investment
over the Group's share of the net fair value of the identifiable assets
and liabilities of the investee is recognised as goodwill, which is
included within the carrying amount of the investment. Any excess
of the Group’s share of the net fair value of the identifiable assets
and liabilities over the cost of the investment, after reassessment, is
recognised immediately in profit or loss in the period in which the
investment is acquired.

The requirements of HKAS 39 are applied to determine whether
it is necessary to recognise any impairment loss with respect to
the Group’s investment in an associate or a joint venture. When
necessary, the entire carrying amount of the investment (including
goodwill) is tested for impairment in accordance with HKAS 36
“Impairment of Assets” as a single asset by comparing its recoverable
amount (higher of value in use and fair value less costs of disposal)
with its carrying amount. Any impairment loss recognised forms
part of the carrying amount of the investment. Any reversal of that
impairment loss is recognised in accordance with HKAS 36 to the
extent that the recoverable amount of the investment subsequently
increases.

The Group discontinues the use of the equity method from the date
when the investment ceases to be an associate or a joint venture,
or when the investment (or a portion thereof) is classified as held
for sale. When the Group retains an interest in the former associate
or joint venture and the retained interest is a financial asset, the
Group measures the retained interest at fair value at that date and
the fair value is regarded as its fair value on initial recognition in
accordance with HKAS 39. The difference between the carrying
amount of the associate or joint venture at the date the equity method
was discontinued, and the fair value of any retained interest and any
proceeds from disposing of a part interest in the associate or joint
venture is included in the determination of the gain or loss on disposal
of the associate or joint venture. In addition, the Group accounts for
all amounts previously recognised in other comprehensive income in
relation to that associate or joint venture on the same basis as would
be required if that associate or joint venture had directly disposed of
the related assets or liabilities. Therefore, if a gain or loss previously
recognised in other comprehensive income by that associate or joint
venture would be reclassified to profit or loss on the disposal of the
related assets or liabilities, the Group reclassifies the gain or loss from
equity to profit or loss (as a reclassification adjustment) when the
equity method is discontinued.
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3. SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
Interests in associates and joint ventures (continued)

The Group continues to use the equity method when an investment
in an associate becomes an investment in a joint venture or an
investment in a joint venture becomes an investment in an associate.
There is no remeasurement to fair value upon such changes in
ownership interests.

When the Group reduces its ownership interest in an associate or a
joint venture but the Group continues to use the equity method, the
Group reclassifies to profit or loss the proportion of the gain or loss
that had previously been recognised in other comprehensive income
relating to that reduction in ownership interest if that gain or loss
would be reclassified to profit or loss on the disposal of the related
assets or liabilities.

When a group entity transacts with an associate or a joint venture of
the Group (such as a sale or contribution of assets), profits and losses
resulting from the transactions with the associate or joint venture are
recognised in the Group’s consolidated financial statements only to
the extent of interests in the associate or joint venture that are not
related to the Group.

Financial instruments

Financial assets and financial liabilities are recognised on the
statement of financial position when a group entity becomes a party
to the contractual provisions of the instrument.

Financial assets and financial liabilities are initially measured at fair
value. Transaction costs that are directly attributable to the acquisition
or issue of financial assets and financial liabilities (other than financial
assets and financial liabilities at fair value through profit or loss) are
added to or deducted from the fair value of the financial assets or
financial liabilities, as appropriate, on initial recognition. Transaction
costs directly attributable to the acquisition of financial assets or
financial liabilities at fair value through profit or loss are recognised
immediately in profit or loss.
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3. SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
Financial instruments (continued)
Financial assets

The Group’s and the Company’s financial assets are classified into one
of the three categories, including financial assets at fair value through
profit or loss, loans and receivables and available-for-sale financial
assets. The classification depends on the nature and purpose of the
financial assets and is determined at the time of initial recognition. All
regular way purchases or sales of financial assets are recognised and
derecognised on a trade date basis. Regular way purchases or sales
are purchases or sales of financial assets that require delivery of assets
within the time frame established by regulation or convention in the
marketplace.

Effective interest method

The effective interest method is a method of calculating the amortised
cost of a financial asset and of allocating interest income over the
relevant period. The effective interest rate is the rate that exactly
discounts estimated future cash receipts (including all fees on points
paid or received that form an integral part of the effective interest
rate, transaction costs and other premiums or discounts) through the
expected life of the financial asset, or, where appropriate, a shorter
period to the net carrying amount on initial recognition.

Interest income is recognised on an effective interest basis for debt
instruments.

Financial assets at fair value through profit or loss
Financial assets at fair value through profit or loss has two
subcategories, including financial assets held for trading and those

designated as at fair value through profit or loss on initial recognition.

A financial asset is classified as held for trading if:

it has been acquired principally for the purpose of selling in the
near future; or

e it is a part of an identified portfolio of financial instruments that
the Group manages together and has a recent actual pattern of
short-term profit-taking; or

e itis a derivative that is not designated and effective as a hedging
instrument.
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3. SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
Financial instruments (continued)

Financial assets (continued)

Financial assets at fair value through profit or loss (continued)

A financial asset other than a financial asset held for trading may
be designated as at fair value through profit or loss upon initial
recognition if:

e such designation eliminates or significantly reduces a
measurement or recognition inconsistency that would otherwise
arise; or

e the financial asset forms part of a group of financial assets or
financial liabilities or both, which is managed and its performance
is evaluated on a fair value basis, in accordance with the Group’s
documented risk management or investment strategy, and
information about the grouping is provided internally on that
basis; or

e it forms part of a contract containing one or more embedded
derivatives, and HKAS 39 permits the entire combined contract
(asset or liability) to be designated as at fair value through profit
or loss.

Financial assets at fair value through profit or loss are measured at
fair value, with changes in fair value arising from remeasurement
recognised directly in profit or loss in the period in which they arise.
The net gain or loss recognised in profit or loss excludes any dividend
earned on the financial assets.

Loans and receivables

Loans and receivables are non-derivative financial assets with fixed
or determinable payments that are not quoted in an active market.
Subsequent to initial recognition, loans and receivables (including
trade, bills and other receivables, loans receivable, amounts due from
associates, amounts due from joint ventures, amounts due from non-
controlling shareholders, other principal protected deposits, pledged
bank deposits and bank balances and cash) are carried at amortised
cost using the effective interest method, less any identified impairment
losses.
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3. SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
Financial instruments (continued)

Financial assets (continued)

Available-for-sale financial assets

Available-for-sale financial assets are non-derivatives that are either
designated as available for sales or are not classified as financial assets
at fair value through profit or loss, loans and receivables or held-to-
maturity investments.

Equity securities held by the Group that are classified as available-
for-sale and are traded in an active market are measured at fair
value at the end of each reporting period. Dividends on available-
for-sale equity investments are recognised in profit or loss. Other
changes in the carrying amount of available-for-sale financial assets
are recognised in other comprehensive income and accumulated
under the heading of revaluation reserves. When the investment is
disposed of or is determined to be impaired, the cumulative gain or
loss previously accumulated in the revaluation reserve is reclassified
to profit or loss.

Dividends on available-for-sale equity instruments are recognised in
profit or loss when the right of the Group to receive the dividends is
established.

Available-for-sale equity investments that do not have a quoted
market price in an active market and whose fair value cannot be
reliably measured, and derivatives that are linked to and must be
settled by delivery of such unquoted equity instruments, they are
measured at cost less any identified impairment losses at the end of
each reporting period.

Impairment of financial assets

Financial assets, other than those at fair value through profit or loss,
are assessed for indicators of impairment at the end of the reporting
period. Financial assets are considered to be impaired where there
is objective evidence that, as a result of one or more events that
occurred after the initial recognition of the financial asset, the
estimated future cash flows of the financial assets have been affected.
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3. SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
Financial instruments (continued)

Financial assets (continued)

Impairment of financial assets (continued)

For an available-for-sale equity investment, a significant or prolonged
decline in the fair value of that investment below its cost is considered
to be objective evidence of impairment.

For the other financial assets, objective evidence of impairment could
include:

e significant financial difficulty of the issuer or counterparty; or
e default or delinquency in interest or principal payments; or

e it becoming probable that the borrower will enter bankruptcy or
financial re-organisation.

For certain categories of financial assets, such as trade and bills
receivables, assets that are assessed not to be impaired individually
are, in addition, assessed for indicators of impairment on a collective
basis.

For financial assets carried at amortised cost, an impairment loss is
recognised in profit or loss when there is objective evidence that the
asset is impaired, and is measured as the difference between the asset’s
carrying amount and the present value of the estimated future cash
flows discounted at the original effective interest rate.

For financial assets carried at cost, the amount of the impairment loss
recognised is the difference between the asset’s carrying amount and
the present value of the estimated future cash flows discounted at the
financial asset’s original effective interest rate.

The carrying amount of the financial asset is reduced by the
impairment loss directly for all financial assets with the exception
of trade and bills receivables, where the carrying amount is reduced
through the use of an allowance account. Changes in the carrying
amount of the allowance account are recognised in profit or loss.
When a trade and bills receivable is considered uncollectible, it is
written off against the allowance account. Subsequent recovery of
amounts previously written off are credited to profit or loss.
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3. SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
Financial instruments (continued)

Financial assets (continued)

Impairment of financial assets (continued)

When an available-for-sale financial asset is considered to be
impaired, cumulative gains or losses previously recognised in other
comprehensive income are reclassified to profit or loss in the period
in which the impairment takes place.

For financial assets measured at amortised cost, if, in a subsequent
period, the amount of impairment loss decreases and the decrease
can be related objectively to an event occurring after the impairment
losses was recognised, the previously recognised impairment loss is
reversed through profit or loss to the extent that the carrying amount
of the asset at the date the impairment is reversed does not exceed
what the amortised cost would have been had the impairment not
been recognised.

Impairment losses on available-for-sale equity investments will not be
reversed through profit or loss in subsequent periods. Any increase
in fair value subsequent to impairment loss is recognised directly in
other comprehensive income and accumulated in revaluation reserve.

Financial liabilities and equity instruments

Debt and equity instruments issued by a group entity are classified
as either financial liabilities or as equity in accordance with the
substance of the contractual arrangements and the definitions of a
financial liability and an equity instrument.

Equity Instruments

An equity instrument is any contract that evidences a residual interest
in the assets of the group after deducting all of its liabilities. Equity
instruments issued by the Company are recognised at the proceeds
received, net of direct issue costs.
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3. SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
Financial instruments (continued)

Financial liabilities and equity instruments (continued)

Effective interest method

The effective interest method is a method of calculating the amortised
cost of a financial liability and of allocating interest expense over
the relevant period. The effective interest rate is the rate that exactly
discounts estimated future cash payments (including all fees paid
or received that form an integral part of the effective interest rate,
transaction costs and other premiums or discounts) through the
expected life of the financial liability, or, where appropriate, a shorter
period to the net carrying value on initial recognition.

Interest expense is recognised on an effective interest basis.
Other financial liabilities

Other financial liabilities that include interest-bearing and interest-
free borrowings, trade, bills and other payables, dividend payable
to non-controlling shareholders and membership debentures are
subsequently measured at amortised cost, using the effective interest
method.

Financial guarantee contracts

A financial guarantee contract is a contract that requires the issuer
to make specified payments to reimburse the holder for a loss it
incurs because a specified debtor fails to make payment when due in
accordance with the original or modified terms of a debt instrument.

A financial guarantee contract issued by the Group and the
Company and not designated as at fair value through profit or
loss is recognised initially at its fair value less transaction costs
that are directly attributable to the issue of the financial guarantee
contract. Subsequent to initial recognition, the Group and the
Company measure the financial guarantee contracts at the higher
of: (i) the amount of obligation under the contract, as determined
in accordance with HKAS 37 “Provisions, Contingent Liabilities and
Contingent Assets”; and (ii) the amount initially recognised less, when
appropriate, cumulative amortisation recognised in accordance with
revenue recognition policy.
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3. SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
Financial instruments (continued)

Financial liabilities and equity instruments (continued)
Derecognition

The Group derecognises a financial asset when the contractual rights
to the cash flows from the assets expire, or when it transfers the
financial asset and substantially all the risks and rewards of ownership
of the asset to another entity.

On derecognition of a financial asset, the difference between the
asset’s carrying amount and the sum of the consideration received and
receivable and the cumulative gain or loss that had been recognised
directly in other comprehensive income is recognised in profit or loss.

The Group derecognises financial liabilities when, and only when,
the Group’s obligations are discharged, cancelled or expire. The
difference between the carrying amount of the financial liability
derecognised and the consideration paid and payable is recognised in
profit or loss.

Inventories of properties

Inventory of completed properties held for sale and inventories
of properties under development for sale are stated at the lower
of cost and net realisable value. Cost comprises the cost of land,
development expenditure, other attributable costs and borrowing
costs capitalised. Net realisable value is determined by reference
to management estimates based on prevailing market conditions.
Inventories of properties are transferred to investment properties at fair
value when there is a change in use, evidenced by commencement of
an operating lease. The difference between the carrying amount and
the fair value at the date of transfer is recognised directly in profit or
loss.

Other inventories

Other inventories are stated at the lower of cost and net realisable
value. Cost comprises direct materials and, where applicable,
direct labour costs and those overheads that have been incurred
in bringing the inventories to their present location and condition.
Cost is computed on a weighted average method. Net realisable
value represents the estimated selling price less all estimated cost
of completion and costs to be incurred in marketing, selling and
distribution.
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3. SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
Properties for development

Properties for development is stated at cost less accumulated
amortisation and any identified impairment loss. Cost comprises
the consideration for acquisition of land use rights and other costs
directly attributable to bringing the leasehold land to the condition
necessary for it to be capable of development of the properties. The
consideration for acquisition of land use rights represent leasehold
land held for future development. The costs that are directly
attributable to bringing the leasehold land to the condition necessary
for it to be capable of development of the properties are capitalised as
costs of properties for development.

Amortisation of properties for development are recognised in profit or
loss on a straight-line basis over the term of the relevant lease.

Property, plant and equipment

Property, plant and equipment, other than construction in progress,
are stated in the statement of financial position at cost less subsequent
accumulated depreciation and accumulated impairment losses, if any.

Land and buildings transferred from investment properties are stated
at deemed cost equal to its fair value at the date of change in use. The
transferred properties are depreciated over their unexpired lease term.

Depreciation is recognised to write off the cost of items of property,
plant and equipment other than construction in progress over their
estimated useful lives and after taking into account of their estimated
residual value, using the straight-line method, at the following rates
per annum:

Land and buildings on
medium-term lease

Golf course on medium-term
lease

Plant and machinery

Leasehold improvements

Furniture, fixture and equipment
and motor vehicles

Over the unexpired lease term or
40 years, whichever is shorter

Over the expected unexpired
lease term

4%—8%

20%-30% or over the lease term,
whichever is shorter

20%-33%
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3. SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
Property, plant and equipment (continued)

Properties in the course of construction for production or for its own
use purposes are carried at cost less any recognised impairment
loss. Such properties are classified to the appropriate categories
of property, plant and equipment when completed and ready for
intended use. Depreciation of these assets, on the same basis as
other property assets, commences when the assets are ready for their
intended use.

An item of property, plant and equipment is derecognised upon
disposal or when no future economic benefits are expected to arise
from the continued use of the asset. Any gain or loss arising on
derecognition of the asset (calculated as the difference between the
net disposal proceeds and the carrying amount of the item) is included
in the profit or loss in the period in which the item is derecognised.

If an item of property, plant and equipment becomes an investment
property because its use has changed as evidenced by end of owner-
occupation, any difference between the carrying amount and its
fair value of that item at the date of transfer is recognised in other
comprehensive income and accumulated in property revaluation
reserve. On the subsequent sale or retirement of the asset, the relevant
revaluation reserve will be transferred directly to retained profits.

Investment properties

Investment properties are properties which are held to earn rentals
and/or for capital appreciation or both. Investment properties include
land held for undetermined future use, which is regarded as held for
capital appreciation purpose.

Investment properties are initially measured at cost, including any
directly attributable expenditure. Subsequent to initial recognition,
investment properties are measured using the fair value model.
Gains or losses arising from changes in the fair value of investment
properties are included in profit or loss for the period in which they
arise.
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3. SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
Investment properties (continued)

Transfer from investment property to property, plant and equipment
will be made when there is a change in use, evidenced by
commencement of owner occupation. Transfer from investment
property to property under development will be made where there is
a change in use, evidence by the commencement of construction for
property for sale. For a transfer from investment property carried at
fair value to owner-occupied property, the property’s deemed cost for
subsequent accounting are determined by reference to its fair value at
the date of change in use.

An investment property is derecognised upon disposal or when the
investment property is permanently withdrawn from use or no future
economic benefits are expected from its disposals. Any gain or loss
arising on derecognition of the asset, calculated as the difference
between the net disposal proceeds and the carrying amount of the
asset, is included in the consolidated statement of profit or loss in the
year in which the item is derecognised.

Inventory of properties is transferred to investment property when it
is evidenced by the commencement of an operating lease to another
party. The difference between the fair value and the carrying amount
at the date of transfer is recognised in profit or loss.

Impairment losses (other than goodwill)

At the end of each reporting period, the Group reviews the carrying
amounts of its tangible and intangible assets with finite useful lives
to determine whether there is any indication that those assets have
suffered an impairment loss. If the recoverable amount of an asset is
estimated to be less than its carrying amount, the carrying amount of
the asset is reduced to its recoverable amount. An impairment loss is
recognised as an expense immediately.

When an impairment loss subsequently reverses, the carrying amount
of the asset is increased to the revised estimate of its recoverable
amount, but so that the increased carrying amount does not exceed
the carrying amount that would have been determined had no
impairment loss been recognised for the asset in prior years. A
reversal of an impairment loss is recognised as income immediately.
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3. SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
Leases

Leases are classified as finance leases whenever the terms of the lease
transfer substantially all the risks and rewards of ownership to the
lessee. All other leases are classified as operating leases.

The Group as lessor

Rental income from operating leases is recognised in profit or loss on
a straight-line basis over the term of the relevant lease.

The Group as lessee

Operating lease payments are recognised as an expense on a straight-
line basis over the term of the relevant lease. Benefits received
and receivable as an incentive to enter into an operating lease are
recognised as a reduction of rental expense over the lease term on a
straight-line basis.

Leasehold land and buildings

When a lease includes both land and building elements, the Group
assesses the classification of each element as a finance or an
operating lease separately based on the assessment as to whether
substantially all the risks and rewards incidental to ownership of
each element have been transferred to the Group, unless it is clear
that both elements are operating leases in which case the entire lease
is classified as an operating lease. Specifically, the minimum lease
payments (including any lump-sum upfront payments) are allocated
between the land and the building elements in proportion to the
relative fair values of the leasehold interests in the land element and
building element of the lease at the inception of the lease.

To the extent the allocation of the lease payments can be made
reliably, interest in leasehold land that is accounted for as an
operating lease is presented as “prepaid lease payments on land
use rights” in the consolidated statement of financial position and
is amortised over the lease term on a straight-line basis except for
those that are classified and accounted for as investment properties
under the fair value model. When the lease payments cannot be
allocated reliably between the land and building elements, the entire
lease is generally classified as a finance lease and accounted for as
property, plant and equipment, unless it is clear that both elements
are operating leases, in which case the entire lease is classified as an
operating lease.



118

Annual Report 2014

REMB®RWME

TIAN AN CHINA INVESTMENTS COMPANY LIMITED

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

HE-_Z-—NWE+-_A=+—HLFE
For the year ended 31st December, 2014

3. EEETBER®)
BERA

AEE RESLEREREE(AIFE—K
BRFIIEERUERIERENHEZEE)
MERKEENEER TSR MARZEEKA
N BEEEEEAARLEAERER G
&=

FrE AR EER AN E AR R ERRN E 18

/?-??\. o
BiA

FRSM s th IE AN BE I LEER T

B -

B ENRATRAFERE RGN E - /&
AR A R AR B 18 21 3R BT ¥ < BR B AT g A1
R - WS HARAIE T EEREEMFERRB K
AR AR ST - ARIERRB AT 2
HE - AEEZ AR ARBERAR KRS HHE
BEB SRR EE R R ERGE

BB G AW RRAFBEERAER
0 {5 B 51 B B AR T A P ER AR AR FE A 2 2 bR B
EZEMER  UYIRAEERBRABENE -
—ERBERERE - RERR/ELCHES
18+ AR RERRT I A 7] B & A 3K Rl R % 2
R ER  RIERRECHBEEE - HEABE
SERER(EBAHRINR G2 HEMBEER
BEMEAZBREEZENGHER RGN X
gtah - AEREERABITTHER

B A

BB REZARKERR LB E AR
BRENMRGE LB 2 fE s 5| Bl RERT bR B
ZRMBER - EEASENEHERER Y
B UARGRERE ISR A AR YEE
RO o BLRZ IR E N i 2 AE B R0 R ORI ER B =
BESRRERIAEE - BHERABEHIRA
RIS Z W 2 R BRATG A - I8
HARO AT 5% 2 [0 BB R o

3. SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
Borrowing costs

Borrowing costs directly attributable to the acquisition, construction
or production of qualifying assets, which are assets that necessarily
take a substantial period of time to get ready for their intended use or
sale, are added to the cost of those assets until such time as the assets
are substantially ready for their intended use or sale.

All other borrowing costs are recognised in profit or loss in the period
in which they are incurred.

Taxation

Income tax expense represents the sum of the tax currently payable
and deferred tax.

The tax currently payable is based on taxable profit for the year.
Taxable profit differs from profit before tax as reported in the
consolidated statement of profit or loss because income or expense
that are taxable or deductible in other years and items that are
never taxable or deductible. The Group’s liability for current tax is
calculated using tax rates that have been enacted or substantively
enacted by the end of the reporting period.

Deferred tax is recognised on temporary differences between the
carrying amounts of assets and liabilities in the consolidated financial
statements and the corresponding tax bases used in the computation
of taxable profit, and is accounted for using the balance sheet liability
method. Deferred tax liabilities are generally recognised for all
taxable temporary differences and deferred tax assets are recognised
to the extent that it is probable that taxable profits will be available
against which deductible temporary differences can be utilised. Such
assets and liabilities are not recognised if the temporary difference
arises from goodwill or from the initial recognition (other than in a
business combination) of other assets and liabilities in a transaction
that affects neither the taxable profit nor the accounting profit.

Deferred tax liabilities are recognised for taxable temporary
differences associated with investments in subsidiaries and associates,
and interests in joint arrangements, except where the Group is able to
control the reversal of the temporary difference and it is probable that
the temporary difference will not reverse in the foreseeable future.
Deferred tax assets arising from deductible temporary differences
associated with such investments and interests are only recognised to
the extent that it is probable that there will be sufficient taxable profits
against which to utilise the benefits of the temporary differences and
they are expected to reverse in the foreseeable future.
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3. SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
Taxation (continued)

The carrying amount of deferred tax assets is reviewed at the end of
each reporting period and reduced to the extent that it is no longer
probable that sufficient taxable profits will be available to allow all or
part of the asset to be recovered.

Deferred tax assets and liabilities are calculated at the tax rates that
are expected to apply in the period when the liability is settled or
the asset is realised, based on tax rates (and tax laws) that have been
enacted or substantively enacted by the end of the reporting period.
The measurement of deferred tax liabilities and assets reflects the tax
consequences that would follow from the manner in which the Group
expects, at the end of the reporting period, to recover or settle the
carrying amount of its assets and liabilities.

For the purposes of measuring deferred tax liabilities or deferred
tax assets for investment properties that are measured using the fair
value model, the carrying amounts of such properties are presumed
to be recovered entirely through sale, unless the presumption is
rebutted. The presumption is rebutted when the investment property
is depreciable and is held within a business model whose objective
is to consume substantially all of the economic benefits embodied
in the investment property over time, rather than through sale. If the
presumption is rebutted, deferred tax liabilities and deferred tax assets
for such investment properties are measured in accordance with
the above general principles set out in HKAS 12 (i.e. based on the
expected manner as to how the properties will be recovered).

Current and deferred tax is recognised to profit or loss, except when
it relates to items recognised in other comprehensive income or
directly in equity, in which case the current and deferred tax are
also recognised in other comprehensive income or directly in equity
respectively. Where current tax or deferred tax arises from the initial
accounting for a business combination, the tax effect is included in
the accounting for the business combination.

Revenue recognition
Revenue is measured at the fair value of the consideration received

or receivable and represents amounts receivable for goods sold and
services provided in the normal course of business, net of discounts.
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3. SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
Revenue recognition (continued)

Income from properties developed for sale is recognised when the
significant risks and rewards of ownership of the properties are
transferred to buyers, which is when the construction of relevant
properties has been completed and the properties have been
delivered to the purchasers and collectibility of related receivables is
reasonably assured. Profit or loss arising from the outright sale of an
entire development property prior to completion is recognised when
a binding sales contract becomes unconditional and the risks and
rewards of the ownership have been transferred to the buyer.

Deposits received from sales of properties prior to meeting the above
criteria for revenue recognition are carried in the consolidated
statement of financial position under current liabilities.

Sales of other goods are recognised when goods are delivered and
title has passed.

Income from golf course operation and hotel and property
management is recognised when services are provided.

Interest income from a financial asset is accrued on a time basis, by
reference to the principal outstanding and at the effective interest
rate applicable, which is the rate that exactly discounts the estimated
future cash receipts through the expected life of the financial asset to
that asset’s net carrying amount on initial recognition.

Dividend income from investments is recognised when the Group’s
rights to receive payment have been established.

Foreign currencies

In preparing the financial statements of each individual group entity,
transactions in currencies other than the functional currency of that
entity (foreign currencies) are recognised at the rates of exchanges
prevailing on the dates of the transactions. At the end of the reporting
period, monetary items denominated in foreign currencies are
retranslated at the rates prevailing at that date. Non-monetary items
carried at fair value that are denominated in foreign currencies are
retranslated at the rates prevailing on the date when the fair value
was determined. Non-monetary items that are measured in terms of
historical cost in a foreign currency are not retranslated.
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3. SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
Foreign currencies (continued)

Exchange differences arising on the settlement of monetary items,
and on the translation of monetary items, are recognised in profit or
loss in the period in which they arise, except for exchange difference
arising on a monetary item that forms part of the Company’s net
investment in a foreign operation, in which case, such exchange
differences are recognised in other comprehensive income and
accumulated in equity and will be reclassified from equity to profit
or loss on disposal of foreign operation. Exchange differences arising
on the retranslation of non-monetary items carried at fair value are
included in profit or loss for the period except for differences arising
on the retranslation of non-monetary items in respect of which gains
and losses are recognised directly in other comprehensive income, in
which cases, the exchange differences are also recognised directly in
other comprehensive income.

For the purposes of presenting the consolidated financial statements,
the assets and liabilities of the Group’s entities are translated into
the Group presentation currency (i.e. Hong Kong Dollars) at the rate
of exchange prevailing at the end of the reporting period, and their
income and expenses are translated at the average exchange rates
for the year, unless exchange rates fluctuate significantly during the
period, in which case, the exchange rates prevailing at the dates
of transaction are used. Exchange differences arising, if any, are
recognised in other comprehensive income and accumulated in
equity under the heading of exchange translation reserve (attributed
to non-controlling interests as appropriate).

On the disposal of a foreign operation (i.e. a disposal of the Group’s
entire interest in a foreign operation, or a disposal involving loss
of control over a subsidiary that includes a foreign operation, a
disposal involving loss of joint control over a joint venture that
includes a foreign operation, or a disposal involving loss of significant
influence over an associate that includes a foreign operation), all of
the exchange differences accumulated in equity in respect of that
operation attributable to the owners of the Company are reclassified
to profit or loss. In addition, in relation to a partial disposal of a
subsidiary that does not result in the Group losing control over
the subsidiary, the proportionate share of accumulated exchange
differences are re-attributed to non-controlling interests and are not
recognised in profit or loss. For all other partial disposals (i.e. partial
disposals of associates or joint ventures that do not result in the
Group losing significant influence or joint control), the proportionate
share of the accumulated exchange differences is reclassified to profit
or loss.
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3. SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
Foreign currencies (continued)

Goodwill and fair value adjustments on identifiable assets acquired
arising on an acquisition of a foreign operation on or after 1st January,
2005 are treated as assets and liabilities of that foreign operation
and translated at the rate of exchange prevailing at the end of the
reporting period. Exchange differences arising are recognised in the
exchange translation reserve.

Goodwill and fair value adjustments arising on identifiable assets
acquired arising on an acquisitions of foreign operations prior to 1st
January, 2005 are treated as non-monetary foreign currency items of
the acquirer and reported using the historical exchange rate prevailing
at the date of the acquisition.

Retirement benefit costs

Payments to defined contribution retirement benefit plans, state-
managed retirement benefit schemes and the Mandatory Provident
Fund Scheme are recognised as an expense when employees have
rendered service entitling them to the contributions.

Non-current assets classified as held for sale

Non-current assets and disposal groups are classified as held for
sale if their carrying amount will be recovered principally through
sale transaction rather than through continuing use. This condition
is regarded as met only when the sale is highly probable and the
asset (disposal group) is available for immediate sale in its present
condition. Management must be committed to the sale, which should
be expected to qualify for recognition as a completed sale within one
year from the date of classification.

When the Group is committed to a sale plan involving loss of control
of a subsidiary, all of the assets and liabilities of that subsidiary are
classified as held for sale when the criteria described above are met,
regardless of whether the Group will retain a non-controlling interest
in its former subsidiary after the sale.
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3. SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
Non-current assets classified as held for sale (continued)

When the Group is committed to a sale plan involving disposal of
an investment, or a portion of an investment, in an associate or joint
venture, the investment or the portion of the investment that will be
disposed of is classified as held for sale when the criteria described
above are met, and the Group discontinues the use of the equity
method in relation to the portion that is classified as held for sale
from the time when the investment (or a portion of the investment) is
classified as held for sale. Any retained portion of an investment in an
associate or a joint venture that has not been classified as held for sale
continues to be accounted for using the equity method. The Group
discontinues the use of the equity method at the time of disposal
when the disposal results in the Group losing significant influence
over the associate or joint control over the joint venture.

After the disposal takes place, the Group accounts for any retained
interest in the associate or joint venture in accordance with HKAS
39 unless the retained interest continues to be an associate or a
joint venture, in which case the Group uses the equity method (see
the accounting policy regarding investments in associates or joint
ventures above).

Non-current assets (and disposal groups) classified as held for sale
are measured at the lower of the assets’ (disposal groups’) previous
carrying amount and fair value less costs to sell.

4. CRITICAL ACCOUNTING JUDGEMENTS AND KEY
SOURCES OF ESTIMATION UNCERTAINTY

In the application of the Group’s accounting policies, which are
described in note 3, the Directors are required to make judgements,
estimates and assumptions about the carrying amounts of assets
and liabilities that are not readily apparent from other sources.
The estimates and associated assumptions are based on historical
experience and other factors that are considered to be relevant. Actual
results may differ from these estimates.

The estimates and underlying assumptions are reviewed on an
ongoing basis. Revisions to accounting estimates are recognised in
the period in which the estimate is revised if the revision affects only
that period, or in the period of the revision and future periods if the
revision affects both current and future periods.
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4. CRITICAL ACCOUNTING JUDGEMENTS AND
KEY SOURCES OF ESTIMATION UNCERTAINTY
(CONTINUED)

Critical judgements in applying the Group’s accounting
policies

The following are the critical judgements, apart from those involving
estimations (see below), that the Directors have made in the process
of applying the entity’s accounting policies and that have the most
significant effect on the amounts recognised in the consolidated
financial statements.

Allowance for bad and doubtful debts

The policy for allowance for bad and doubtful debts of the Group and
the Company is based on the evaluation of collectability and aging
analysis of accounts and on management’s judgement. A considerable
amount of judgement is required in assessing the ultimate realisation
of these receivables, including the current creditworthiness and
the past collection history of each customer and borrower. If the
financial positions of customers and borrowers of the Group were
to deteriorate, resulting in an impairment of their ability to make
payments, additional allowances may be required.

Deferred taxation on investment properties

For the purposes of measuring deferred tax liabilities or deferred tax
assets arising from investment properties that are measured using
the fair value model, the Directors have reviewed the investment
property portfolios of the Group and its joint ventures and concluded
that investment properties held by the Group and its joint ventures
are not held under a business model whose objective is to consume
substantially all of the economic benefits embodied in the investment
properties over time, rather than through sale. Therefore, in measuring
the deferred taxation on investment properties of the Group and
its joint ventures, the Directors have determined that the “sales”
presumption that the carrying amounts of investment properties
measured using the fair value model are recovered entirely through
sale is not rebutted. As a result, the Group has recognised the deferred
taxes on changes in fair value of investment properties as the Group is
subject to LAT on disposal of its investment properties.
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4. CRITICAL ACCOUNTING JUDGEMENTS AND
KEY SOURCES OF ESTIMATION UNCERTAINTY
(CONTINUED)

Key sources of estimation uncertainty

The following are the key assumptions concerning the future, and
other key sources of estimation uncertainty at the end of the reporting
period, that have a significant risk of causing a material adjustment to
the carrying amounts of assets and liabilities within the next financial
year.

Valuation of inventories of properties

Inventories of properties are stated at the lower of the cost and net
realisable value. The estimated net realisable value is estimated
selling price less estimated selling expenses and estimated cost of
completion (if any), which are estimated based on best available
information.

Fair value measurements and valuation processes

Some of the Group’s assets and liabilities are measured at fair value
for financial reporting purposes. The Directors has to determine
the appropriate valuation techniques and inputs for fair value
measurements.

In estimating the fair value of an asset or a liability, the Group uses
market-observable data to the extent it is available. Where Level
1 inputs are not available, the Group engages third party qualified
valuers to perform the valuation. The Directors work closely with
the qualified external valuers to establish the appropriate valuation
techniques and inputs to the model.

The Group uses valuation techniques that include inputs that are
not based on observable market data to estimate the fair value
of certain types of financial instruments. Notes 5 and 20 provide
detailed information about the valuation techniques, inputs and key
assumptions used in the determination of the fair value of various
assets and liabilities.
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4. CRITICAL ACCOUNTING JUDGEMENTS AND
KEY SOURCES OF ESTIMATION UNCERTAINTY
(CONTINUED)

Key sources of estimation uncertainty (continued)
Estimated useful lives of property, plant and equipment

In applying the accounting policy on property, plant and equipment
with respect to depreciation, management estimates the useful lives
of various categories of property, plant and equipment according
to the industrial experiences over the usage of property, plant and
equipment and also by reference to the relevant industrial norm. If
the actual useful lives of property, plant and equipment is less than
the original estimate useful lives due to changes in commercial
and technological environment, such difference will impact the
depreciation charge for the remaining period.

Taxation

At 31st December, 2014, a deferred tax asset of HK$4,563,000 (2013:
HK$4,563,000) in relation to unused tax losses has been recognised
as set out in note 46. No deferred tax asset has been recognised on
the remaining tax losses of HK$705,749,000 (2013: HK$756,915,000
(restated)) and other deductible temporary differences of
HK$734,188,000 (2013: HK$711,099,000) as it is not probable
that taxable profit will be available against which the tax losses and
deductible temporary differences can be utilised. The realisability of
the deferred tax asset mainly depends on whether sufficient future
profits or taxable temporary differences will be available in the future.
In cases where the actual future profits generated are less than or
more than expected, a material reversal or recognition of deferred tax
assets may arise, which would be recognised in the statement of profit
or loss for the period in which such an event takes place.
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4. CRITICAL ACCOUNTING JUDGEMENTS AND
KEY SOURCES OF ESTIMATION UNCERTAINTY
(CONTINUED)

Key sources of estimation uncertainty (continued)
Land appreciation tax

PRC LAT is levied at progressive rates ranging from 30% to 60%
on the appreciation of land value, being the proceeds of sales of
properties less deductible expenditures including sales charges,
borrowing costs and all property development expenditures.

The Group is subject to LAT in the PRC. The details of implementation
have been announced by local tax bureaux in certain major cities,
however, the Group has not finalised its LAT calculation and
payments with local tax bureaux in those cities in PRC. Accordingly,
significant judgements are required in determining the amount of
land appreciation and its related taxes. The Group recognises these
liabilities based on management’s best estimates according to the
understanding of the tax rules. Where the final tax outcome of these
matters is different from the amounts that were initially recorded,
such differences will impact the income tax provisions in the period
in which such determination is made.

5. FINANCIAL INSTRUMENTS

5a. Categories of financial instruments

#EH
THE GROUP

EAF
THE COMPANY
2014 2013
FExT THAT
HK$’000  HK$'000

2014
FEx
HK$’000

PI ]
TAT
HK$'000

THEE Financial assets
ARPERE Available-for-sale investments 729,189 219,472 - -
BIEEEIRE Held-for-trading investments 23,092 25,489 = -
EEEBERERR Financial assets designated as at fair

BEEEZEMEE value through profit or loss - 252,838 - -
BERREWREEFR(BIE  Loans and receivables (including bank

RIT4EF RIS - & balances and cash, and pledged

FYEEAZ $8175)  bank deposits) 3,990,857 3,870,073 8,023,056 8,304,772
THEE Financial liabilities
REEA AT E 2 Financial liabilities measured at

TRAE amortised cost 7,863,022 7,866,688 446,300 555,730
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5. FINANCIAL INSTRUMENTS (CONTINUED)
5b. Financial risk management objective and policies

The Group’s major financial instruments include available-for-
sale investments, held-for-trading investments, amounts due from
associates, joint ventures and non-controlling shareholders, loans
receivable, trade, bills and other receivables, financial assets designed
as at fair value through profit or loss, other principal protected
deposits, pledged bank deposits, bank balances and cash, trade, bills
and other payables, dividend payable to non-controlling shareholders,
interest-bearing and interest-free borrowings and membership
debentures. Details of these financial instruments are disclosed in
respective notes. The risks associated with these financial instruments
and the policies on how to mitigate these risks are set out below.
The management manages and monitors these exposures to ensure
appropriate measures are implemented on a timely and effective
manner.

Market risk

The Group’s activities expose primarily to the financial risks of
changes in interest rates and foreign currency exchange rates and
change in prices of equity financial instruments (see below).

There has been no change to the Group’s exposure to market risks or
the manner in which it manages and measures the risk.

(i) Interest rate risk management

The Group is exposed to fair value interest rate risk through the
impact of interest rate changes on fixed-rate loans receivable and
borrowings. The Group’s cash flow interest rate risk relates primarily
to variable-rate loans receivable, other principal protected deposits
and borrowings which carry interest at Hong Kong Interbank Offered
Rate plus a certain percentage. The Group will continue to maintain
a reasonable mix of floating rate and fixed rate borrowings and take
actions to hedge against any foreseeable interest rate exposure, if
necessary. The interest rates and terms of repayment of bank and
other borrowings of the Group are disclosed in note 42.

Interest rate sensitivity

At the end of the respective reporting periods, if interest rates
increased by 200 basis points in relation to the Group’s variable rate
loans receivable and other principal protected deposits and all other
variables were held constant, the Group’s profit would increase by
HK$119,000 (2013: HK$6,617,000).



XL EEERRAR
2014 3R

129

REMB®RWME

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

BE-TME+-A=+—AILFE
For the year ended 31st December, 2014

5. @ T H#)

5b. B EREZERERBEKE)

5 m A (4)
() F=mEBERE)
FRGRBE(E)

RERERR @ MAKEZZ BB FIRKE
20088 F M ETA HanE H s T~ - AjARE
B % A #8842 14,698,000/8 7T ( — T — =4 :
25,070,000/87C) °

EEERR  BMRES T TERRAENEE
% ARFRRERIL A RRFE AR ER

(i) SMERRER

SMNERRIER B €/ T A BEMREINEE R
BMKE AR AEREZEFEIZNGTE
ERUAEEEEER - MAKEETRITR
B EFIAINESIE (R K FE42%43) - AEH
BRI AT A IMNE SR R B - A - BRES
ZYERMEMAINERR - THEARTERER
HMEAINERS ©

REBREMR - AEBAARKEUINIEZE
BEENEWAEZREMENT

5. FINANCIAL INSTRUMENTS (CONTINUED)

5b. Financial risk management objective and policies
(continued)

Market risk (continued)
(i) Interest rate risk management (continued)
Interest rate sensitivity (continued)

At the end of the respective reporting periods, if interest rates
increased by 200 basis points in relation to the Group’s variable rate
borrowings and all other variables were held constant, the Group’s
profit would decrease by HK$14,698,000 (2013: HK$25,070,000).

In management’s opinion, the sensitivity analysis is unrepresentative
of the inherent interest rate risk as the year end exposure does not
reflect the exposure during the year.

(ii) Foreign currency risk management

Foreign currency risk is the risk that the value of a financial instrument
will fluctuate because of changes in foreign exchange rates. The
Group's operations are mainly in the PRC other than Hong Kong and
certain bank and other loans of the Group are denominated in foreign
currencies (see notes 42 and 43). The Group currently does not have a
foreign currency hedging policy. However, the management monitors
the related foreign exchange exposure closely and will consider
hedging significant foreign currency exposure should the need arise.

The carrying amount of monetary assets and monetary liabilities that
are denominated in a currency other than RMB at the end of the
respective reporting periods are as follow:

REE KA F]
THE GROUP THE COMPANY
2014 2013 2014 2013
F#ET FATT FHET T
HK$’000 HK$’000 HK$’000 HK$’000
HE Assets
xE7T United States Dollars 68,684 67,981 1,074,328 1,143,803
BT Hong Kong Dollars 926,102 785,966 7,067,616 6,801,644
BF Liabilities
=T United States Dollars 9,151 14,654 = -
BT Hong Kong Dollars 945,017 1,666,601 391,249 474,021
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5. FINANCIAL INSTRUMENTS (CONTINUED)

5b. Financial risk management objective and policies
(continued)

Market risk (continued)
(ii) Foreign currency risk management (continued)
Foreign currency sensitivity

The Group mainly exposes to the currency of United States (“United
States Dollars”) and Hong Kong Dollars.

The following table details the Group’s sensitivity to a 5% increase
and decrease in the RMB against the relevant foreign currencies.
The sensitivity analysis includes only outstanding foreign currency
denominated monetary items and adjusts their translation at the year
end for a 5% change in foreign currency rates. The sensitivity analysis
includes interest-bearing and interest-free borrowings as well as bank
balances and cash. A positive number indicates an increase in profit
for the year where the RMB strengthens against the relevant currency.
If there is 5% increase in RMB against the relevant foreign currencies,
the increase (decrease) in the profit for the year is shown as below:

AEH
THE GROUP

AQT
THE COMPANY
2014 2013
FHT = TAR
HK$’000 HK$’000

2014
FTERT
HK$’000

2013
THET
HK$’000

=TT United States Dollars
IR i A > Decrease in profit for the year (2,977) (2,666) (53,716) (57,190)
BIT Hong Kong Dollars
AN FE 5 R A0 Increase (decrease) in profit for
CR) the year 946 44,032  (333,818)  (316,381)

EEERS - MREDITTRERRAEINER
B AAFRERILTNRBREREANRER

In management’s opinion, the sensitivity analysis is unrepresentative
of the inherent foreign exchange risk as the year end exposure does
not reflect the exposure during the year.
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5. FINANCIAL INSTRUMENTS (CONTINUED)

5b. Financial risk management objective and policies
(continued)

Market risk (continued)
(iii) Other price risk

The Group is exposed to equity security price risk arising from equity
investments. The management will monitor the price movements and
take appropriate actions when it is required.

Equity price sensitivity analysis

The sensitivity analyses below have been determined based on the
exposure to equity price risks at the end of the reporting period.

If equity prices were 10% higher/lower:

— revaluation reserve would increase/decrease by HK$72,919,000
(2013: HK$21,947,000) for the Group as a result of the changes
in fair value of available-for-sale investments.

—  profit for the year would increase/decrease by HK$2,309,000
(2013: HK$2,549,000) for the Group as a result of the changes in
fair value of held-for-trading investments.

Credit risk

As at 31st December, 2014, the Company’s and the Group’s
maximum exposure to credit risk which will cause a financial
loss to the Company and the Group due to failure to discharge an
obligation by the counterparties or financial guarantees provided by
the Company and the Group is represented by the carrying amount
of the respective recognised financial assets as stated in the statement
of financial position and consolidated statement of financial position
and the amount of contingent liabilities disclosed in note 49(a). In
order to minimise the credit risk, the monitoring procedures are
carried out to ensure that follow-up action is taken to recover overdue
debts. In addition, the Group reviews the recoverable amount of
each individual trade and bills receivables and other receivables at
the end of each reporting period to ensure that adequate impairment
losses are made for irrecoverable amounts. With respect to financial
guarantees provided to banks to secure the banking facilities granted
to subsidiaries by the Company, the Directors consider the credit risk is
limited because the subsidiaries have strong financial positions. The
management considers the credit risk exposure to financial guarantee
provided to banks to secure the banking facilities granted to property
purchasers is also limited because the facilities are secured by the
properties and the market price of the properties is higher than the
guaranteed amounts. In this regard, the Directors consider that the
Group’s credit risk is significantly reduced.
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5. FINANCIAL INSTRUMENTS (CONTINUED)

5b. Financial risk management objective and policies
(continued)

Credit risk (continued)

The credit risk on liquid funds is limited because the counterparties
are banks with high credit ratings assigned by international credit-
rating agencies.

No loan receivable is due from a related party as at 31st December,
2014 and 31st December, 2013, the Group had a concentration of
credit risk as the loan receivables are advanced to a few independent
third parties. As at 31st December, 2014, the loans receivables will
be matured ranging from February 2015 to December 2018. Each of
the loans receivables is secured by properties and unlisted shares as
at 31st December, 2014 and 31st December, 2013. Subsequent to the
end of the reporting period, an aggregate amount of HK$25,316,000
was settled. The management considers the credit risk exposure is
limited as none of them have been past due.

The Group also has a concentration of credit risk on the amounts due
from joint ventures which are due from a few joint ventures engaged
in property development. The Group reviews the recoverable amount
of each individual debt at the end of each reporting period to ensure
that adequate impairment loss are made for irrecoverable amounts, if
any. The management considers the credit risk exposure is limited.

The Company and the Group have no other significant concentration
of credit risk, with exposure spread over a number of counterparties
and customers.

Liquidity risk

The Group monitors and maintains a level of cash and cash
equivalents deemed adequate by the management to finance the
Group’s operations and mitigate the effects of fluctuations in cash
flows. The management monitors the utilisation of bank borrowings
and ensures compliance with loan covenants.

Liquidity tables

The following tables detail the Group’s and the Company’s remaining
contractual maturity for its non-derivative financial liabilities and
financial guarantee arrangements. The tables have been drawn up
based on the undiscounted cash flows of financial liabilities based
on the earliest date on which the Group and the Company can
be required to pay. The tables include both interest and principal
cash flows. To the extent that interest flows are floating rate, the
undiscounted amount is derived from interest rate at the end of the
reporting period.
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ERMIAE) 5. FINANCIAL INSTRUMENTS (CONTINUED)
5h. BEREERERBEZ) 5b. Financial risk management objective and policies
(continued)
TR (E) Liquidity risk (continued)
REBEER(A) Liquidity tables (continued)
R R+=A
EERTEE =
FOREA REB 2R
ML 5FI= Repayable BeREAR Carrying
Weighted  on demand MBAEIF Total amount
average o less than 1£3(8A 3 months 1255 SEME  undiscounted at 31st
interest rate Tmonth  1-3 months to 1 year 1-5 years 5+ years cash flows December
BfAt T FXEFE
% K 0 $ HK$'000
K58 THE GROUP
—E-pmE 2014

3F1“T$W§ﬁﬁ Non-derivative financial liabilities
85 ZHELHEM  Trade, bills and other

ﬁéﬁﬁﬁﬁ payables = 2,812,558 = = = = 2,812,558 2,812,558
MERH Interest-bearing borrowings
-EE ~ fixed rate 7.03% 28,324 31,971 1,084,638 2,742,447 625,448 4,512,828 3,668,205
-28 ~ variable rate 2.80% 1,802 9,195 415,390 341,941 - 768,328 734,900
REER Interest-free borrowings - 593,482 - - - - 593,482 593,482
SHEEE Membership debentures = 32,040 = = 21,837 = 53,877 53,877
HEERAR Financial guarantee contracts - 2,519,736 - - - - 2,519,736 -
5,987,942 41,166 1,500,028 3,106,225 625,448 11,260,809 7,863,022
—B-Zf 2013

FITEBBEE Non-derivative financial liabilities
5 ZELHM  Trade, bills and other

Jﬂéﬁﬁ-ﬁﬂ payables - 3,050,113 - - - - 3,050,113 3,050,113
JEFERRRAR R Dividends payable to non-controlling
%8 shareholders - 8,877 - - - - 8,877 8,877
MEREHN Interest-bearing borrowings
-8 - fixed rate 6.84% 8,937 125,770 972,756 1,855,329 798,214 3,761,006 2,986,162
-58 ~ variable rate 3.22% 239,246 13,629 281,431 781,466 1315772 1,253,501
RBER Interest-free borrowings - 514,651 - - - - 514,651 514,651
QHEEE Membership debentures - 32,763 - - 20,621 - 53,384 53,384
BRERERF Financial guarantee contracts - 1,985,140 - - - - 1,985,140 -
5,839,727 139,399 1,254,187 2,657,416 798,214 10,688,943 7,866,688
ARH THE COMPANY
—2-mE 2014
FTEpRERE Non-derivative financial liabilities
EWEHEE?A Other payables = 16,249 = = = = 16,249 16,249
el m Interest-bearing borrowings
- variable rate 2.92% - - 381,568 - - 381,568 375,000
%8 {‘E.*%K Interest-free borrowings - 55,051 - - - - 55,051 55,051
HBERAR Financial guarantee contracts = 637,608 3,234 126,135 736,084 198,949 1,702,010 >
708,908 3,234 507,703 736,084 198,949 2,154,878 446,300
—Z-=F 2013
FITERBEE Non-derivative financial liabilities
HAfE(RR Other payables - 14,021 - - - - 14,021 14,021
ez Interest-bearing borrowings
-28 ~ variable rate 2.93% 1,112 2,117 92,687 381,518 - 487,434 456,437
REER Interest-free borrowings - 85,272 - - - - 85,272 85,272
BRERAR Financial guarantee contracts - 1,008,403 8,272 91,892 830,618 316,452 2,255,637 -

1,118,808 10,389 184,579 1,212,136 316,452 2,842,364 555,730
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5. FINANCIAL INSTRUMENTS (CONTINUED)

5b. Financial risk management objective and policies
(continued)

Liquidity risk (continued)

The table below summarises the maturity analysis of term loans with a
repayment on demand clause based on agreed scheduled repayments
set out in the agreements. The amounts include interest payments
computed using contractual rates. As a result, these amounts were
greater than the amounts disclosed in the “on demand” time band
in the maturity analysis contained in the table above. Taking into
account the Group’s financial position, the Directors do not consider
that it is probable that the bank will exercise its discretion to demand

immediate repayment. The Directors believe that such term loans
will be repaid in accordance with the following scheduled repayment
dates set out in the agreements:

R+=A

==

RERRE Z SREE

RERE Carrying

SR1EA 3EAZIE Total amount

Less than 123f8A 3 months 1255 #BB5E  undiscounted at 31st

1 month  1-3 months to 1 year 1-5 years  over 5 years cash flow  December

FERT FET BT FERL TET TERT FERT

HK$’000 HK$’000 HK$’000 HK$’000 HK$’000 HK$’000 HK$’000

2014 5,734 18,510 751,926 395,086 143,834 1,315,090 1,190,683
2013 8,764 19,011 619,704 939,327 - 1,586,806 1,475,797

BBtz MBERERZEESMHEROR
SGHRE  AEESIARBRBELHFTESE
MEBERNTALE - RERBEHRZE
H AEESARAZBR/REAEREZL
BE RBEBBAXN - AW - AR TFR
BIER - X T RENAIEMEMRE - &
RRZNTFARERNERERFEZEER
SRR RE N BB o

The amounts included above for financial guarantee contracts are the
maximum amounts that the Group or the Company could be required
to settle under the arrangement for the full guaranteed amount if
that amount is claimed by the counterparty to the guarantee. Based
on expectation at the end of the reporting period, the Group or the
Company considers that it is more likely than not that no amount will
be payable under the arrangement. However, this estimate is subject
to change depending on the probability of the counterparty claiming
under the guarantee which is a function of the likelihood that the
financial receivables held by the counterparty which are guaranteed
suffer credit losses.
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5b. B EMEEBRRBEE)
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AEEEEEER  UERAKEZEEKA
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K43 R 2 B3R~ IR 45 B 2 @ FE1E
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EETHEMAEAERE - (FREEHZ R
EXZEEARANEZERERNARHZR
o ARERBREBESZEAN VG ERFBX
MRS ~ BITHA R AR ) DA R FT g B =k
BOREEXM TOEBRBENERE -

AR - A B R T -
5c. $MIAZAAEENE

A FERHEASENPRE TR EMEELZ A
REENEM -

ETAEENEREENSREMRRAAE
EFfE - TRILEREMEENLABEN
MEENER (ERHERNETAANMAERDT
RERZ2E)  UREAABEFETHRH
AABRSHNEE  BAnEBEAESESR
RABERHPHER(FE—EF=R) °

5. FINANCIAL INSTRUMENTS (CONTINUED)

5b. Financial risk management objective and policies
(continued)

Liquidity risk (continued)

The amounts included above for variable interest rate instruments for
non-derivative financial liabilities are subject to change, if changes
in variable interest rates differ to those estimates of interest rates
determined at the end of the reporting period.

Capital risk management

The Group manages its capital to ensure that entities in the Group
will be able to continue as a going concern while maximising the
return to shareholders through the optimisation of the debt and equity
balance.

The capital structure of the Group consists of debts, which includes
the borrowings disclosed in notes 42 and 43, membership debentures
disclosed in note 45, net of bank balances and cash and equity
attributable to owners of the Company, comprising share capital and
reserves.

The Directors review the capital structure periodically. As a part of
this review, the Directors consider the cost of capital and the risks
associated with each class of capital. Based on recommendations
of the Directors, the Group will balance its overall capital structure
through the payment of dividends, new share issues and share buy-
backs as well as the issue of new debt or the redemption of existing
debt, if necessary.

The Group’s overall strategy remains unchanged from prior year.
5c. Fair value measurements of financial instruments

This note provides information about how the Group determines fair
value of various financial assets.

Some of the Group’s financial assets are measured at fair value at the
end of each reporting period. The following table gives information
about how the fair values of these financial assets are determined
(in particular, the valuation techniques and inputs used), as well
as the level of the fair value hierarchy into which the fair value
measurements are categorised (levels 1 to 3) based on the degree to
which the inputs to the fair value measurements is observable.
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5. @RI E#) 5. FINANCIAL INSTRUMENTS (CONTINUED)
5c. EMTAECZAREBEFEE) 5c. Fair value measurements of financial instruments (continued)
R-Z—IF
+t=A=+-—~H
ZANREE
Fair value
as at 31st
SREE December, Fair value fHERORIEZH
Financial assets 2014 hierarchy Valuation techniques and key inputs
THETT
HK$’000
DERFFEEREZNPE LT 20,689 F—H& NEBRMSMmITISEEAR
pd v N Level 1 Quoted bid prices in an active market

Equity securities listed in the PRC
classified as held-for-trading

investments
DERAIHEERBEZRFELETZ 22,906 F—& WEBRMSMBRITIZEAE
PENCES Level 1 Quoted bid prices in an active market

Equity securities listed in the PRC
classified as available-for-sale

investments
DERAHHEREZNBS LD 551,250 £/ WEEDSEMHRZTSEAE
N Level 1 Quoted bid prices in an active market

Equity securities listed in Hong Kong
classified as available-for-sale

investments
PEAUHREERE 2 IEEMERES 13,690 FE-R BHIRB e RE - RKRURB L RERIEARH
Unlisted debt securities classified as Level 2 MR (R AP RE IR A B R A ZE B R ih
available-for-sale investments BIREHFER(RBTERZHFHEER

WE ) Tt o

Discounted cash flow. Future discounted
cash flows are estimated based on relevant
interest rates (from observable yield curves
at the end of the reporting period) and
contracted interest rates, discounted at a
rate that reflects the credit risk of various
counterparties.
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5. SRTHE &) 5. FINANCIAL INSTRUMENTS (CONTINUED)
5c. I EZAREBEIEE) 5c. Fair value measurements of financial instruments (continued)

RZEB-—NE+-A=+—BZ2AEEHA  Fair value hierarchy as at 31st December, 2014

2014
E—& ER E= et
Level 1 Level 2 Level 3 Total

FER FEx TR FTEx
HK$’000  HK$000  HK$’000  HK$’000

ERMEE Financial assets
HIEEERE Held-for-trading investments
—REBLASN BT — Equity securities listed
2 AN FE outside Hong Kong 20,689 = = 20,689
AR ERE Available-for-sale investments
—REBLASN T — Equity securities listed
Z R 7 outside Hong Kong 22,906 = = 22,906
—-REBLTZ — Equity securities listed
IR FE 5 in Hong Kong 551,250 = = 551,250
— MR AES — Unlisted equity funds — 13,690 - 13,690
574,156 13,690 - 587,846

RE-B-—=F+=-A=+—RH2Z2AREEHRH Fair value hierarchy as at 31st December, 2013

2013
F—& E-& E=R st

Level 1 Level 2 Level 3 Total
T3 FET FETT FETT
HK$’000 HK$’000 HK$’000 HK$’000

TREE Financial assets
HIFEERE Held-for-trading investments
—REBAIN LT — Equity securities listed
Z RS 5 outside Hong Kong 23,086 - - 23,086
AR ERE Available-for-sale investments
—REBAIN BT — Equity securities listed
Z IR 5 outside Hong Kong 26,178 - - 26,178
—JFELETRAES — Unlisted equity funds - 28,211 - 28,211
26,178 28,211 - 54,389

HEEFEBIARIZ A A EE  Financial assets designated as at
BIEZ & E fair value through profit or loss
—EBEER — Structured deposits - 252,838 - 252,838
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5. @R THE®)
5c. ERT A AREEERE)

RAFEER > WEEE—RRE R ZHENA
B o

EERR  WEBHEKANAGEWBRRTH
TREEMEBABBNEREAEREEAABENXN
BHR%F -

6. DEPER

AEERAFERZWAETBEREETBEMEE
ZEB > ERLTESFBHME - NEEER
MECETENNAERER  NEXER Y
ERE - EE - HEREENE AR REE
MRk EMEE(TERREEEREERN
SRRMSEE) - R RERTARF
HITESHERDEMTERBEZAKEN 2
WML E DR IR UL QA E B XS ©

HE - HERBEENE - 2R REEDRHE
ENBNAFERIL - AT 2FHN D MEHIL
BEERNDRIERLEXEB(RNNE13AEEFE
it ) W ET %R -

REBEE  AEEZA 2R/ MELN B2
HBUA - 45 - EERBBENOTIT

5. FINANCIAL INSTRUMENTS (CONTINUED)

5c¢. Fair value measurements of financial instruments (continued)

There were no transfers between Levels 1 and 2 in the current year.

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

6. SEGMENT INFORMATION

The Group’s revenue for the year was derived mainly from activities
carried out and located in the PRC other than Hong Kong. The
Group’s basis of organisation is determined based on four main
operations: property development, property investment, manufacture,
sales and trading of cement, clinker and construction materials
and other operations, that comprises mainly hotel and property
management and golf course operation. Similarly, the Group’s
reportable and operating segments, reported to the Executive
Directors of the Company for the purposes of resource allocation and
performance assessment, also focused on these four main operations.

An operating segment regarding the manufacture, sales and trading
of cement, clinker and construction materials was discontinued in
the current year. The segment information reported below does not
include any amounts for the discontinued operations, which are
described in more detail in note 13.

The following is an analysis of the Group’s segment revenue, results,
assets and liabilities by reportable and operating segments for the year
under review:

2014
TET

2013
THT
HK$’'000

HK$’000

FEQEER Continuing operations
HER BT Sales of completed properties 451,627 487,177
HEWA Rental income 441,785 418,168
=SERARIISEERA Income from golf course operation 31,096 28,174
S R EE R Income from hotel and property
WA management 107,277 96,328
1,031,785 1,029,847

A 2{NEEDFEAIRE 7 HB 2 BEHE K
B

There are no intersegment sales and transfers among the reportable
and operating segments.
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6. TERER#E)

AEERAFERZWAREETZREETHE
PR E 2 %% EFANEEHEME - A%
ZQ%EH&J\ %F BERABRAIZHN

MERR
Property

Property

6. SEGMENT INFORMATION (CONTINUED)

The Group’s revenue and assets for the year were derived mainly
from activities carried out and located in the PRC other than Hong
Kong. An analysis of the Group’s segment revenue, results, assets and
liabilities by reportable and operating segment is as follows:

HitEE
Other &6t

development  investment  operations Consolidated
THET THERT THT THET
HK$’000 HK$’000 HK$'000 HK$’000

HE-_Z-—NF For the year ended
+=-A=+—H 31st December, 2014
LFE
BREKEEY Continuing operations
ZEUA SEGMENT REVENUE
HoMEE External sales 451,627 441,785 138,373 1,031,785
ES RESULTS
7 EbE A (E1R) Segment profit (loss) 1,052,883 664,552 (108,083) 1,609,352
HAp A ez Other income and gains 114,118
KREEDHZLEER Unallocated corporate expenses (126,444)
BEKE Finance costs (191,361)
JE(RE e DR A Share of profit of associates 1,263 = - 1,263
Elhe g Share of (loss) profit of
(B18)5 7 joint ventures (11,783) 100,159 (15,935) 72,441
REFECEEBY Profit before tax from
BE AR T continuing operations 1,479,369
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6. DEER#)

6. SEGMENT INFORMATION (CONTINUED)

MERR
Property

development
TERr
HK$’000

Property Other
investment  operations
TER TER
HK$’000 HK$'000

=i
Consolidated
FET
HK$’000

R-E—IF As at 31st December, 2014

T=ZB=+—H
FEREER Continuing operations
EE ASSETS
DEEE Segment assets 12,255,813 10,066,718 196,297 22,518,828
N AN Ey Interests in associates 3,974 - - 3,974
REEREI#ER Interests in joint ventures 519,759 896,022 (4,225) 1,411,556
NN Amounts due from associates 2,563 - - 2,563
BEPERK Amounts due from joint ventures 994,967 = 46,744 1,041,711
KeEDBZ CEEE Unallocated corporate assets 3,553,027
SELEER Consolidated total assets for

EHREE continuing operations 28,531,659
&8 LIABILITIES
SEaE Segment liabilities 3,344,630 222,590 91,372 3,658,592
REDE XA E Unallocated corporate liabilities 9,395,263
FHEGEEB 2 Consolidated total liabilities for

Xt =i continuing operations 13,053,855
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6. DEER () 6. SEGMENT INFORMATION (CONTINUED)

MERR
Property

YERE
Property
investment
FTHERT
HK$’000

Hit&E
Other &t
operations Consolidated
TER T
HK$'000 HK$'000

development
TERr
HK$’000

BE-Z-NF
+-A=+—HLFE

BERERY
Htrgs

BRERD BRI
BRIDHEE

FEMBAEZEM
FrE R
HEMEHNE - BER
R ER
BERIVEFE
BRERAMEL
RAEERS
REMEDABEL
il
ERTHEBFRZ
R ERE
FEEERARAEBEZ
FRD
AHNEREZ
RERREH

K =Pa
vk ES ik

For the year ended
31st December, 2014

Continuing operations
OTHER INFORMATION

Amounts included in the measure
of segment profit or loss or
segment assets:

Addition to non-current assets

Depreciation and amortisation

Loss on disposal and write-off of
property, plant and equipment

Fair value gain on transfer of
inventories of completed
properties to investment properties

Increase in fair value of investment
properties

Reversal of write-down inventories
of completed properties

Net decrease in fair value of
held-for-trading investments

Impairment loss on available-
for-sale investment reclassified
to profit or loss

216,793
113,450

242

401,156

14,592

642

31,369
11,291

7,500
9,344

134

2,397

25,761

255,662
134,085

383

401,156

14,592

642

2,397

25,761
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6. DEER#)

BE_E2-=F1+2A

=t+—BLEFEES)

6. SEGMENT INFORMATION (CONTINUED)

For the year ended
31st December, 2013 (restated)

MEER

Property

development
FBT
HK$'000

MERE
Property
investment
FAT
HK$'000

Hit &
Other L
operations  Consolidated
THT TRT
HK$’'000 HK$'000

FEEEER Continuing operations
2 EBA SEGMENT REVENUE
HINHE External sales 487,177 418,168 124,502 1,029,847
ES RESULTS
7P (E1E) A Segment (loss) profit (57,621) 720,731 (80,985) 582,125
H A A R ez Other income and gains 67,040
KEEDH I LEER Unallocated corporate expenses (124,921)
BE KA Finance costs (172,359)
JEIEREE A EE A Share of profit of associates 14,346 - - 14,346
Bha e ERT Share of profit (loss) of
(B18) joint ventures 239,324 105,625 (20,114) 324,835
REFELEER 2 Profit before tax from
BRA AT ) continuing operations 691,066
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6. TERER#E)

6. SEGMENT INFORMATION (CONTINUED)

MEER MERE Hip &
Property Property Other At

development  investment operations  Consolidated
TR TAET THT TR

HK$’'000 HK$’'000 HK$’000 HK$'000

R=-B—=%+=A As at 31st December, 2013
=+—R(E5) (restated)
FEEEER Continuing operations
gE ASSETS
NEPBE Segment assets 12,672,746 9,103,110 356,257 22,132,113
NN R 3 Interests in associates 9,076 - - 9,076
REBDETRER Interests in joint ventures 679,773 783,338 17,553 1,480,664
il/NS USEN Amounts due from associates 2,563 - - 2,563
BELERK Amounts due from joint ventures 348,066 - 46,681 394,747
KeenH o EEE Unallocated corporate assets 2,927,491
BEREER Y Consolidated total assets for
BHBREE continuing operations 26,946,654
= LIABILITIES
SEEE Segment liabilities 3,475,908 373,897 201,356 4,051,161
PN IR A Y= Unallocated corporate liabilities 9,115,610
BELERES Consolidated total liabilities for
aftiaE continuing operations 13,166,771

280 B S RERERM 3R a A%
BEHE 2 - DR (BR)EBED
REAMB(EENER)  EPLESBEAM
WAz - BEKA - BEBEARREE
EREN(EBR) MR EZERER - 1)
EHRTARBATESHRERD I LHERER
REMZETE -

The accounting policies of the reportable segments are the same as
the Group’s accounting policies described in note 3. Segment profit
(loss) represents the profit earned by (loss from) each segment without
allocation of other income and gains, finance costs, share of profit
(loss) of associates and joint ventures and unallocated corporate
expenses. This is the measure reported to the Executive Directors of
the Company for the purposes of resource allocation and performance
assessment.
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6. TEHER#E)

BE-Z2-=F1+=#
=t+—-BLEEEEY)

6. SEGMENT INFORMATION (CONTINUED)

For the year ended
31st December, 2013 (restated)

FREERY Continuing operations
HpER OTHER INFORMATION

BRERD BRI

Amounts included in the measure

MEER

Property

development
TAET
HK$'000

MERE
Property
investment
FAT
HK$'000

Hip &8
Other
operations
TET
HK$’000

&t
Consolidated
TAT
HK$'000

BRI D BEE of segment profit or loss or

ABZERR segment assets:
IEREVEE ZIE Addition to non-current assets 267,311 27,357 65,708 360,376
e By Depreciation and amortisation 124,463 5,956 11,684 142,103
HEMHDE - Loss (gain) on disposal and

RS Bkt write-off of property, plant

B8 () and equipment 216 248 (39) 425
BRIMESFE Fair value gain on transfer of

ERERENEL inventories of completed properties

NRBERE to investment properties - 98,079 - 98,079
REMERREBEZ Increase in fair value of

12 investment properties - 381,092 - 381,092
BERIMEFEY Reversal of write-down inventories

RERE of completed properties 2,784 - - 2,784
RIERED Recoveries of bad and doubtful debts 66 - - 66
BEEEIRELAEMAZ  Netincrease in fair value of

el held-for-trading investments - - 7,707 7,707
AHERE Impairment loss on available-

FEREEN for-sale investment reclassified

DEEER to profit or loss - - 37,475 37,475
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6. TERER#E)

AEBZEBURTE - IAEAKEHINES
EEZWARBRGRERIERINOUERE
o ARBERERPEEIVNTE -
FEFFZER

AEBAREHEE—HIINEFERFZWAERE
B FERATO%IA L -

7. HiA R UKES

FREKEER
P B YA
—FF L
— bRt
RITIF A BUA
FEWE KA B
WA
rKE—EEEEEZ
MBHA
FHRRA
BRIYE
FEZRE
B[]
RIEFR
B[l
HlA

6. SEGMENT INFORMATION (CONTINUED)
Geographical information

The Group’s operations are located in the PRC. All of the Group’s
revenue from external customers is determined based on the location
at which the services were provided or the goods were delivered. The
Group’s major non-current assets are located in the PRC.

Information about major customers

No revenue from transaction with single external customer is
amounted to 10% or more of the Group’s revenue for the year.

7. OTHER INCOME AND GAINS

2014 2013
TR TAT

HK$'000 HK$’000
(E751)

(restated)

Continuing operations
Dividend income

— unlisted shares 831 3,442

— listed shares 909 836
Interest income on bank deposits 28,271 11,939
Interest income from loans

receivable 48,661 31,855
Interest income from a joint

venture 4,532 -
Subsidy income 899 595

Reversal of write-down of
inventories of completed

properties 642 2,784
Recoveries of bad and doubtful

debts - 66
Other income 29,373 15,523

114,118 67,040
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8. HE—EMBEARzWE

WEE-Z-—MF+=A=+—BILFERN
AR — A S A RS M R
B 2 AR R A E R R BRI S BRI
2 2 W2 F150% 2 1 2 SRR o i 8
% BHBARRARREZAELYE S
BB

ZBARRNEERZFEENT ¢

8. GAIN ON DISPOSAL OF A SUBSIDIARY

During the year ended 31st December, 2014, the Group disposed of
50% of its interests in a subsidiary which is incorporated in the British
Virgin Islands and its subsidiary is engaged in property development
and management of golf course in the PRC and a shareholder’s loan.
The subsidiary becomes a joint venture to the Group after disposal.
Details of the disposal are as follows:

The net assets of the subsidiary at the date of disposal were as follows:

TAET
HK$’000

HEFEE - Net assets disposed of:
mE - B KLRE Property, plant and equipment 188,291
SR ES Properties for development 1,289,157
TR BNEER Prepaid lease payments on land use rights 7,503
BERPMERE Inventories of properties under development 67,610
ERIVEFE Inventories of properties completed 682
HihFE Other inventories 345
B 5 LEMBKERR - e & Trade and other receivables, deposits and
TERTEK prepayments 10,317
BITEFRRE Bank balances and cash 9,164
R ERE R Shareholders’ loans (515,593)
H 5 Rk EAM AR Trade and other payables (155,772)
BEES Pre-sale deposits (10,476)
{OPSREEN Interest-bearing borrowings (61,974)
REFRIERE Deferred tax liabilities (513,513)
HEFEE Net assets disposed 315,741
FEIER A & Non-controlling interests (255,567)
& e Gain on disposal 1,229,526

REMBRRGT 2w
DERNBERE

Fair value of the remaining interests retained in
the subsidiary classified to interests in

Ly
NREE joint ventures 133,645
HEMSITIEEE - B Net proceeds on disposals, comprising 1,423,345
—RAARFEWIARERE — Cash consideration received in current year 35,954
—RARFEFEN—FRR — Settlement of a shareholder’s loan in
BEX current year 458,788
— AR WA ERRT £ 1) — Cash consideration received in prior year
ReRE as deposit 928,603

1,423,345
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8. HE—FEMNBARZWE @)

8. GAIN ON DISPOSAL OF A SUBSIDIARY (CONTINUED)

THAT
HK$'000

BEERHEMNZ

Exchange translation reserve transferred to

bE Y B (Hita) retained earnings (Note a) 6,511
HinREEH D RERE(MEb) Other reserves reclassified to profit or loss (Note b) 10,566
HEMELE ZFRERA Net cash inflow arising on disposal:

E(\ZISEHSZHXE’]ﬁin‘Q Cash consideration received in current year 35,954

RAFEREN—ERRER Settlement of a shareholder’s loan in current year 458,788

HEZRITEFRRS Bank balances and cash disposed of (9,164)
485,578

Wit Notes:

@ FEHENMBIRRAARNIEEEER - Rt
REXFEFERFRENBARARIELEZRE
R ERLE L I BREEN D REREHER

9. —ENBLARBEMEBRZER

REBE-ZE—NF+-_A=+—HLFE &
SE— F'EEJW% BEL AN NG A
BIp S RN ERR - SR EFEIEREE77,000
BIC 1,779,000/ T HOBE HO ¥ BN B E R
FhE A e

REBEZE-Z—NF+-_A=+—HILFE ' &
SRR FE1IE THE —RBRP R &
REMESTENELELENDII0%ER T
AEPENHE - BREEWET,100,000757T &
574,000/ TTHE K Z B E BN E R R A -

(@) Since the functional currencies of the disposed subsidiary and the Company
are the same, exchange differences accumulated in exchange translation
reserve relating to the disposed subsidiary are reclassified from exchange
translation reserve to retained earnings at the time of disposal.

(b)  Other reserves represented the fair value adjustment arising from acquisition of
additional interests of the subsidiary in prior years.

9. LOSS ON VOLUNTARY LIQUIDATION OF A
SUBSIDIARY

During the year ended 31st December, 2014, the Group voluntarily
liquidated a subsidiary, which is established in the PRC and is
inactive, resulting in a loss on voluntary liquidation of HK$77,000
and exchange translation reserve of HK$1,779,000 was released to
retained earnings.

10. GAIN ON DISPOSAL OF A JOINT VENTURE

During the year ended 31st December, 2014, the Group disposed of
its entire 40% interests in a joint venture, which is established in the
PRC and is engaged in property management, to the joint venture
partner for cash proceeds of HK$1, resulting in a gain on disposal of
HK$1,100,000 and exchange translation reserve of HK$574,000 was
released to retained earnings.
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1. BB 11.FINANCE COSTS
2014 2013
THET THETT
HK$’000 HK$’000
(&51)
(restated)
FEEEER Continuing operations
MEMT : Interest on:
|ITEN Bank loans 249,526 224,044
HaER Other loans 2,236 1,901
BERZHE Loans arrangement fee 27,010 8,675
FEMB G ERESD Imputed interest expenses on
HEHNE non-current membership
& debentures 1,502 2,620
280,274 237,240
B BT Less: amount capitalised
BERPYE on properties under
Gl development (88,913) (64,881)
191,361 172,359
12. %8 12.TAXATION
2014 2013
THET THETT
HK$’000 HK$’000
(&51)
(restated)
FEEEER Continuing operations
B The charge comprises:
REARRIE Current tax
—HRAPEMEH — PRC Enterprise Income Tax 176,250 64,111
— LR ER — LAT 32,188 86,171
208,438 150,282
BEFE (BREEH) (Over) under provision in
BEIR prior years
— R EBEMRET — PRC Enterprise Income Tax 529 2,293
— LR ER - LAT (6,749) (1,145)
(6,220) 1,148
202,218 151,430
EERIR Deferred tax 141,463 252,493

343,681 403,923
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12. B\ (&)

REBEBREZEE QAR ZMEEALELM
FERTORF] - B B BB FIEBE LB
PESRASHRENE R RERRETER
B o

RIBRBECEMENERPRCEMSHEE
MR - T NF—A— B PENE
NAMNFEA25% °

TIIRE R 2 B R TR AR R P B A S 5k 71 P
Rl HERE - LHIRERRBRERNRET
R FFRRBEIRIE REHE

RV BBEERGIEERDZHE BN
2008 15% - B=FENF—H—HXK - R
B 2 M B RRIFTEE SR FIEERE
BB AESMRT R EMEHIEARETE
EMEFREAFIR27IEERINRRELER
INBRIEREEHMAFEI KRR INEILE
ERIECEAPEEEEN - KDIRAF
ZEFEFRTE X H 5,247,000 7T 29,308,000
BT (B EORRABE _T—NE+—
A=+—HLIFERHE-_FT—=F+_A1
=t+—HIEFEZHFEABTZERA °

12. TAXATION (CONTINUED)

No provision for Hong Kong Profits Tax has been made as the group
companies operating in Hong Kong do not have any assessable profits
for both years. The PRC Enterprise Income Tax is calculated at the
rates applicable to respective subsidiaries.

Under the Laws of the PRC on Enterprise Income Tax Law and
Implementation Regulation of the Enterprise Income Tax Law, the tax
rate applicable to the PRC subsidiaries is 25% from 1st January, 2008
onwards.

The provision for LAT is calculated according to the requirements
set forth in the relevant PRC tax laws and regulations. LAT has been
provided at ranges of progressive rates of the appreciation value, with
certain allowable deductions.

According to a joint circular of the Ministry of Finance and State
Administration of Taxation — Cai Shui 2008 No. 1, dividend
distributed out of the profits generated by its subsidiaries incorporated

[//

in the PRC to “non-residential” investors since 1st January, 2008
shall be subject to PRC Enterprise Income Tax and which held by
the PRC entity pursuant to Articles 3 and 27 of the Income Tax Law
Concerning Foreign Investment Enterprises and Foreign Enterprises
and Article 91 of the Detailed Rules for the Implementation of the
Income Tax Law for Enterprises with Foreign Investment Enterprises
and Foreign Enterprises. Deferred tax charge of HK$5,247,000 and
HK$29,308,000 (restated) on the undistributed earnings has been
recognised in the consolidated statement of profit or loss for the year

ended 31st December, 2014 and 31st December, 2013 respectively.
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12. B\ (&)

AEEBES HEESIBERAEN 2 R
L

12. TAXATION (CONTINUED)

The tax charge for the year can be reconciled to the profit per the
consolidated statement of profit or loss as follows:

2014
TET

HK$’000

2013
TET
HK$'000
7

(restated)

FREEER Continuing operations
BREERT R A Profit before taxation 1,479,369 691,066
HER TSR ER25%:TE 2 FiIA Tax at the domestic income tax
—E—=1F :25%) rate of 25% (2013: 25%) 369,842 172,767

FEIRBtE NRI NA LR RN Tax effect of share of profit of

AR 2 associates and joint ventures (18,426) (84,795)
AR 2 Tax effect of expenses not

HmEs e deductible for tax purpose 50,200 52,379
FERBUAZ Tax effect of income not taxable

TRIER & for tax purpose (18,989) (20,321)
RIERTIEEER Tax effect of tax losses and

Ht AR ERER 2 other deductible temporary

FHIE R 2 differences not recognised 146,215 136,627
BB AR ERTIEEE & Tax effect of utilisation of taxes

HA IR E losses and other deductible

ER A temporary differences

- previously not recognised (78,308) (44,608)
MEBARTEBE L Effect of different tax rates of

TE subsidiaries (180,809) (4,281)
ROIEER 2 Withholding tax on undistributed

AR earnings 5,247 29,308
THIR(ETR 2 2 Effect of LAT 74,994 166,545
BEFEGBEREE) (Overprovision) underprovision

=R in prior years (6,220) 1,148
Hith Others (65) (846)
RELHIEXZ H Tax charge for the year 343,681 403,923

AEBERERAZBARE I ASEEIELE M
B2 BR(BIPBEEEMBHHREK) o

The domestic tax rate (which is PRC Enterprise Income Tax rate) in the

jurisdiction where the operation of the Group is substantially based is

used.
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13. BRI XK

RZE—=F+_A+tH AEEE—FBL
F=HEMEEHZ  BRELE BB AA
#56.06%Em + 2 E%532,800,00075 7T
MZWB AR ZH THEEESEARHHER
& o ZMBARZRMIE R ER M - M
ZHBRARERBRLUEM ESHEEEREE
KR - AR KRR - BB KR MR TR
e R-E—MMFE—HA_-+N\H  KARIKE
RIRREFR AN L BAZERBBIEEER
= MERSER-E—MNE= AMAE o

KEERIENEE - SHEREENE « AR
EEYBOREXENARRBENEINT o
REBERANLERETCES - UEHZT
EBRERIEEERT

AHBAEE  HER
BEKE - AR K

13.DISCONTINUED OPERATIONS

On 7th December, 2013, the Group entered into a sale and purchase
agreement with an independent third party in relation to the disposal
of approximately 56.06% interests in a subsidiary at the cash
consideration of HK$532,800,000 and the remaining interests in the
subsidiary are classified as an available-for-sale investments. The
shares of the subsidiary are listed on the Main Board of the Stock
Exchange and the subsidiary is engaged in the manufacture and
sales of cement, clinker and slag, trading of cement and provision
of technical services with operations in Shandong and Shanghai, the
PRC. On 28th January, 2014, the ordinary resolution for approving the
sale and purchase agreement was duly passed by the shareholders of
the Company at an extraordinary general meeting and the transaction
was completed on 4th February, 2014.

The profit for the period from discontinued manufacture, sales and
trading of cement, clinker and construction materials operations is set
out below. The comparative figures in the consolidated statement of
profit or loss have been restated to re-present the manufacture, sales
and trading of cement, clinker and construction materials operations as
discontinued operations.

E-F-MF
—AWA
L
Period ended

P —
=t—H
R

Year ended

4th February,
2014

TERr
HK$’000

31st December,
2013

BT
HK$'000

Profit of manufacture, sales and
trading of cement, clinker and

BEMMHCEES 2 construction materials
B A operations for the period 2,880 46,382
& — AP E A )2 Yias Gain on disposal of a subsidiary 160,388 -
HEWE 2B Tax on gain on disposal (42,571) -
120,697 46,382
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13. B IEREEK &) 13.DISCONTINUED OPERATIONS (CONTINUED)

£ECHEREEKE AR KEEYEHEE  The results of the manufacture, sales and trading of cement, clinker
E¥BR-_T—NF—A—HBHZ2=-_ZF—WF=H and construction materials operations for the period from 1st January,
NHHEMNEE(ERREREEBER)INT 2014 to 4th February, 2014, which have been included in the

consolidated statement of profit or loss, were as follows:

BE-Z-NFE FHE-_T-=F
“AMHE +=Z—A=+—H

LEHAR EFE
Period ended Year ended
4th February,  31st December,
2014 2013
FTET FHIT
HK$’000 HK$’000
LN Revenue 80,991 703,468
SHEM A Cost of sales (72,791) (632,911)
HAA Other income 3,236 41,881
=i Expenses (6,947) (50,066)
BRI AR T Profit before taxation 4,489 62,372
BR Taxation (1,609) (15,990)
REAR&EF Profit for the period 2,880 46,382
RECRIEEERBZ Profit for the period from discontinued
AEEENBIETIER operations included the following:
ERNENE G Depreciation of property,
neE plant and equipment 1,784 21,414
T A RAEEN Amortisation of prepaid lease
i3 payments on land use rights 83 999
BTEM Staff costs (including
(BEEFH2) Directors’ emoluments) 2,574 19,816
Gl Auditor’s remuneration 63 961
BEIRAEE Cost of inventories recognised as
RIE expenses 72,791 632,912
R K W Net exchange gain - 1,849
BEREMEEERY Urban land use tax included in other
AT B A operating expenses 3 31
HERTHEDE  BERREZ Loss on disposal and write-off of
EiE property, plant and equipment - 5,699
AR MET 2 REHE Operating lease charges in respect of

b= land and buildings 41 537
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13.BERILREXK#Z)

REEHEEHAR  £FE HEREENKE -
AR REEYHREEEB R AEEBRFLER
R ER41,102,0008 (= —=F : X
64,462,000/ 7T ) * FE1% & FE R 14,452,000
BIL(ZZF— =% : H 105,664,000 7T )
N ph Rt & ¥ 415,856,000 T (ZE—=
F 1 432,527,000/ 7T) °

HE  HEREENKE ARREZEVMHLE
EBRHLERZFEENT ¢

13.DISCONTINUED OPERATIONS (CONTINUED)

During the period up to the date of disposal, manufacture, sales and
trading of cement, clinker and construction materials operations
contributed HK$41,102,000 (2013: paid HK$64,462,000) to the
Group’s net operating cash flows, paid HK$4,452,000 (2013:
contributed HK$105,664,000) in respect of investing activities and
paid HK$15,856,000 (2013: paid HK$32,527,000) in respect of
financing activities.

The net assets of the manufacture, sales and trading of cement, clinker
and construction materials operations as at the date of disposal were as

follows:

THAT
HK$'000

HEFEE Net assets disposed of:
Yz - BB R Property, plant and equipment 420,071
WIEME -« BERREZ Deposit for acquisition of property, plant and
e equipment 86,418
TibfE At 2 FERNTEER Prepaid lease payment on land use rights 39,102
BERTYHETE Inventories of properties completed 4,315
EFE Other inventories 56,295
FEWE K Loans receivable 34,502
B9 ZBENEMEIWERER - He & Trade, bills and other receivables, deposits and
TERT X prepayments 394,191
EEABERRAABEREZ Financial assets designated as at fair value
TREE through profit or loss 254,237
HMRABIEFR Other principal protected deposits 326,642
FRYEIR Z SRITER Pledged bank deposits 8,490
RITEFRRE Bank balances and cash 16,821
H5  RHRIEMENERER Trade, bills and other payables (159,318)
HIEAE Tax liabilities (90,471)
FEIEIE IR R AR B Dividend payable to non-controlling shareholders (8,877)
REMER Interest-free borrowings (90)
BB Interest-bearing borrowings (102,430)
BELEFIEEE Deferred tax liabilities (39,530)
HEFEE Net assets disposed 1,240,368
eI e e Non-controlling interests (636,706)
W Gain on disposal 160,388

REMBRRBTZ
BaEoBAAHEE
REZRRER

Fair value of the remaining interests
retained in the subsidiary classified as
the available-for-sale investments (231,250)

HEMSRIFE - 815

Net proceeds on disposals, comprising 532,800
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13.CRILERE XK #)

13.DISCONTINUED OPERATIONS (CONTINUED)

THT
HK$’000

—RAFERBHER S KE — Cash consideration received in current year 479,520

—RUARIFEWEIERET M — Cash consideration received in prior year as
WeRE deposit 53,280
532,800

BEERTHENZER
TR (M)

Exchange translation reserve transferred
to retained earnings (Note) 52,908

BEERTHEN 2 RS

Other reserve transferred to retained earnings (16,035)

HEMELZFREMRA

Net cash inflow arising on disposal:

RAFEFZRBR R KE Cash consideration received in current year 479,520
HEZRITEFRRE Bank balances and cash disposed of (16,821)
462,699

Wit Note:

ER SN E QR EARBNDEEEER
RFBREERENE AR AR ZELZ5 -
HEE S B REEE RET -

RERE
R EE

Since the functional currencies of the disposed subsidiary and the Company are the
same, exchange differences accumulated in exchange translation reserve relating to
the disposed subsidiary are transferred from exchange translation reserve to retained
earnings at the time of disposal.
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14 RNEER A 14.PROFIT FOR THE YEAR

2014 2013
i T
HK$'000 HK$'000

(7))

(restated)

REFELEEB L Profit for the year from continuing
TERRM operations has been arrived at after
REIGYNE charging (crediting):
ER G Depreciation of property, plant and
neE equipment 30,368 31,519
o BTMCRBERYE Less: amount capitalised in properties
o] under development 4,562) (4,003)
25,806 27,516
3 Amortisation of:
HiEE — MEER Other assets - properties interests 844 -
FuRREME Properties for development 106,088 112,740
THEREL Prepaid lease payments on
BREER land use rights 1,347 1,847
FEMEELS Total depreciation and amortisation 134,085 142,103
STER(ERESME) Staff costs (including Directors’
(H77t) emoluments) (Note)
-HeRAMER - Salaries and other costs 171,879 148,509
- RINENER - Retirement benefits costs 15,755 14,107
- ERMERERTYE — Less: amount capitalised in properties
| under development (21,902) (21,228)

BETERAS Total staff costs 165,732 141,388
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14 REEGR (&)

14.PROFIT FOR THE YEAR (CONTINUED)

2014
TR

HK$’000

2013
TR
HK$'000
)

(restated)

EREMERRZ Be A Gross rental income from investment
Fat] properties (441,785) (418,168)
A RERESE Less: direct operating expenses from
BEWAZ investment properties that
RENZED generated rental income during
EREEERR the year 98,983 83,174
(342,802) (334,994)
BEMEE Auditor’s remuneration 5,969 4,698
BERAMZEERZ Impairment loss on available-for-sale
AfEEREL investments included in other
RIEEE operating expenses 25,761 37,475
BFEZRAEERRE Cost of inventories recognised as expenses 350,430 269,333
RN BR M) Net exchange loss (gain) 430 (981)
BERAMBEERY Urban land use tax included in other
AL R operating expenses 121,864 79,453
HEREENE  BEREHEZ Loss on disposal and write-off of property,
B plant and equipment 383 424
AR REF2 Operating lease charges in respect of
LEHEBA land and buildings 7,215 5,401
ElEaetERR Share of tax of joint ventures (included in
(CBREEREEEREEFA) share of profit of joint ventures) 188,762 312,032

Note:

BT BRI NEENGE G ERENT15%MiE51@FT  The staff costs do not include the apportionment of management fee as disclosed in

WENEREE MY ETEERIEARFIZEERE T note 15 and note 51(a) to the consolidated financial statements for certain Directors
ZEIBREAER - as well as management personnel who are not Directors or staff of the Company.
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15. EEf < 15.DIRECTORS’ EMOLUMENTS
B ENT+—(ZF—=%F: +=fz)& The emoluments paid or payable to each of the twelve (2013:
EZMEmT thirteen) Directors were as follows:
2014
e/
R & & HEE BIRER
Hingd HBREz%D FTEIHR
Salaries/ Performance  Retirement
EEWE  service fees related benefits
Directors’ and other incentive scheme #Et
{3 benefits payments contributions Total
TERT TET FTET FET FTERT
HK$’000 HK$’000 HK$’000 HK$’000 HK$’000
(Hi7ta)
(Note a)
RIBH Song Zengbin 10 2,000 1,000 = 3,010
(B Patrick Lee Seng Wei 10 2,686 2,683 120 5,499
5H Ma Sun 10 3,199 1,010 282 4,501
B2 Edwin Lo King Yau 10 963 1,474 45 2,492
IR Tao Tsan Sang 10 1,657 921 153 2,741
RIS Lee Seng Hui 10 4,427 6,175 48 10,660
HRE Moses Cheng Mo Chi 10 - - _ 10
T E Lee Shu Yin 10 = = = 10
=) oo Francis J. Chang Chu Fai
(K15tb) (Note b) 10 79 = = 89
SHE(HFEb)  Jin Hui Zhi (Note b) 10 79 = = 89
ZREEA (HfaEh)  Ngai Wah Sang (Note b) 10 102 = = 112
G (Hfatb)  Lisa Yang Lai Sum (Note b) 10 79 - _ 89

120 15,271 13,263 648 29,302
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15. 25EMe (&) 15.DIRECTORS’ EMOLUMENTS (CONTINUED)

e/

PRI E K 3] RIRAER

H it R K AR

Salaries/  Performance Retirement

EEME  service fees related benefits
Directors’ and other incentive scheme 4Bt
fees benefits payments contributions Total
TAETT TETT THET THET TAT
HK$’000 HK$’000 HK$'000 HK$'000 HK$'000

(Hiita)
(Note a)

RIEH Song Zengbin 10 2,000 2,000 - 4,010
TR Patrick Lee Seng Wei 10 2,809 2,780 119 5,718
|58 Ng Qing Hai* 1 106 70 5 182
;4= Ma Sun 10 3,134 1,103 276 4,523
Bath Edwin Lo King Yau 10 926 1,155 43 2,134
gL Tao Tsan Sang 10 1,579 842 146 2,577
R Lee Seng Hui 10 3,765 5,259 40 9,074
BRE Moses Cheng Mo Chi 10 - - - 10
FHE Lee Shu Yin 10 - - - 10
HisiE Francis J. Chang Chu Fai 10 79 - - 89
SEE Jin Hui Zhi 10 79 - - 89
nEL Ngai Wah Sang 10 102 - - 112
HBE% Lisa Yang Lai Sum 10 79 - - 89
121 14,658 13,209 629 28,617

* H-E—=F—A—H&Z-_Z2—=%—A+/\H- *  From 1st January, 2013 to 18th January, 2013.
Hiat - Notes:

@ SEENZFENBHAERSZNTHEBESEZEM (@ The amounts represent the actual discretionary bonus in respect of the

A—FEERBNERS - preceding year approved and paid to respective Directors during the year.
(b) BMBILIFEHITES H AEFELE ©82E (b) The service fee of each of the Independent Non-Executive Directors, namely
A RELSERBRRKEIZRBER T —= Mr. Francis J. Chang Chu Fai, Mr. Jin Hui Zhi, Mr. Ngai Wah Sang and Ms.

FHe Lisa Yang Lai Sum, remain the same as 2013.
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15. EEM &)

FREXEBTARFTHRAR 2BE - &R
A EREE 2 S BREERTRERRMIRG
2 -

REBEZE_Z-—MFE+_A=+—HILFERE
ZEE-ZF+A=1+—HILFE UEE
ENEEMAME -

ETEEN - FHEEARREREGEB LA
AR E2EMBARWIME - ZRRAAE
BREETERYE  YRAKRERZEEETLE
W HRRBNEETZEREAERE TARMH
RISWERER - ZERE BB EMES1()FrH
BoEEES -

T2 ERBNIREEEBA BN AEBR SR
FIft 2 HEEE WA HpEELMES -
BB &5 512,523,000 (-2 — =4
10,595,000/87T) * WE BIFEE LKA -

16. BEEREREEAEHE

EEME

AEBRAUGEEME A LEENV(ZS—=
F:AM)ANEBESRITHRES - EBieB
BIER MM FEISHR - Efp—f(ZT—=
F ) AL ZBEIT

15.DIRECTORS’ EMOLUMENTS (CONTINUED)

Mr. Patrick Lee Seng Wei performs the function of the chief executive
of the Company and his emoluments disclosed above include those
for services rendered by him as the chief executive.

None of the Directors waived any emoluments in the years ended
31st December, 2014 and 31st December, 2013.

Certain Directors received remuneration from a company, or a wholly-
owned subsidiary of such company which has significant beneficial
interests in the Company. Such company provided management
services to the Group and charged the Group a fee, which has been
included in management fee as disclosed in note 51(a), for services
provided by those Directors as well as other management personnel
who were not Directors and staff of the Company.

The above-mentioned management fee is calculated by reference to
the time devoted by the management personnel on the affairs of the
Group and can be apportioned to the Directors mentioned above. The
total of such apportioned amounts, which has been included in the
above table, is HK$12,523,000 (2013: HK$10,595,000).

16.EMPLOYEES” AND SENIOR MANAGEMENT’S
EMOLUMENTS

Employee’s emoluments
Of the five individuals with the highest emoluments in the Group,

four (2013: four) were Directors and the chief executive of the Group
whose emoluments are included in note 15 above. The emoluments

of the remaining one (2013: one) individual were as follows:

2014 2013

FET T

HK$’000 HK$’000

e M EMEF] Salaries and other benefits 2,340 2,324
HEEREAC Performance related incentive

_e payments 570 1,507

BRIKEFIETE Retirement benefits scheme
I contributions 117 107
3,027 3,938
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16. EERSREEAEME (2)

BEME (&)
FZALZMEDMHIT

16.EMPLOYEES” AND SENIOR MANAGEMENT’S
EMOLUMENTS (CONTINUED)

Employee’s emoluments (continued)
The emoluments of the individual were within the following bands:
2014 2013

EE2H BEEA

Number of Number of

employees employees

3,000,001/ 7T — 3,500,000 7T
3,500,001 7C — 4,000,000/ 7T

HK$3,000,001 to HK$3,500,000 1 -
HK$3,500,001 to HK$4,000,000 - 1

AEE 2 HHBERIZRITH S HMKTE RS
AEEARLERNRE ZRBET - NEMF
W AREYENEAME TZAB&RSH
Z AT E RSB F IMAREE 2 REN -

SREEAEME

AEBZESREBAE  EF+_mu(=ZE
—=F:F+=)AEE FEIHeERE
RALCZHTE BE_ZT—HF+_A=+—
BILFE  HHEAM(ZZT—=F: W) AL
ZHMemT

The remuneration policies of the Group are based on the prevailing
remuneration level in the market and the performance of respective
group companies and individual employees. During both years,
no emoluments were paid by the Group to the five highest paid
individuals as an inducement to join or upon joining the Group.

Senior management’s emoluments

Of the senior management of the Group, twelve (2013: thirteen)
were the Directors whose emoluments are included in the disclosure
above. The emoluments of the remaining five (2013: four) for the year
ended 31st December, 2014 were as follows:

e LHMER

HEERRL

BIREAETE
K

2014 2013

FET FAT

HK$’000 HK$’000

Salaries and other benefits 5,493 3,793
Performance related incentive

payments 5,194 3,726

Retirement benefits scheme
contributions 290 224

10,977 7,743
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16. EERSREEAEME (2

BREEAEME#E)

Hfe 2 0T

1,000,000/ T8k A T~

1,000,001 7T — 2,000,000/ 7T
2,000,0017%7T — 3,000,000/ 7T
3,000,0017%7T — 4,000,000/ 7T

16.EMPLOYEES” AND SENIOR MANAGEMENT’S
EMOLUMENTS (CONTINUED)

Senior management’s emoluments (continued)
Their emoluments were within the following bands:
2014

BEHE

Number of

2013
EE2H

Number of

employees

1
1
2

employees

HK$1,000,000 or below

HK$1,000,001 to HK$2,000,000
HK$2,000,001 to HK$3,000,000
HK$3,000,001 to HK$4,000,000

= NN |

BREBABKEYEBENAEREERD
MEBABZAANER ] —HRIEE -

17. BIRER
REBFERCRIREEEE

AR ARG 2 FRERRF VR T5IHE
S

27

AN ESRER
eyl il
(RRBIBRENS
ARER )

The biographies of members of the senior management are disclosed
in the section headed “Biographical Details of Directors and Senior
Management” in this annual report.

17.EARNINGS PER SHARE
From continuing and discontinued operations

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

2014
TExT

2013
THET

HK$’000 HK$'000

Earnings

Earnings for the purpose of
basic earnings per share (profit
for the year attributable
to owners of the Company)

1,284,522 337,564
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17. R BRI (&)

REFERCRILEEXRE)

17.EARNINGS PER SHARE (CONTINUED)

From continuing and discontinued operations (continued)

BE Number of shares
A E SRR Number of ordinary shares in
ERBNZ issue during the year for
REE D BT the purpose of basic earnings
TmREE per share 1,506,769 1,506,769
REFEREXY From continuing operations

ARBBREEZRERELEXRB 2 BRE
ABNTR TSI E

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

2014
FEx

BMBEETELT

HK$’000

Earnings figures are calculated
as follows:

RARIRERFE(GS Profit for the year attributable to

RE i F) owners of the Company 1,284,522 337,564
REDRIEREEB Profit for the year from

IS A discontinued operations (119,835) (32,893)
AT HE K B #5148 Earnings for the purpose of

REXBZ B8R basic earnings per share from

EARBIZ mH] continuing operations 1,164,687 304,671
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17. 8RER (&)
REDKRI QK

BRERBEREKEEB 2 ANFE & T
119,835,000/ 7L (=& —=4F : 32,893,000/%
o) R ESSRABFREIE BRI EER
ZBBRABNEZR7 ISEWN(ZZE—=F :2.18
Bl o

HE—_ZT—NUF+-_A=+—HBER=_Z—=F
T+ A=ZT—HIEFE  WEEZ2HNEREE
ar - AARHE-_Z—NF+_A=+—8
M—E-—=F+-A=+—HILEERLERE
BITIEIND BT B -

18. IR B

REEARBERD IR
BE
ENZF-=F2RERER
Fo SE(ZT—=%F:

17.EARNINGS PER SHARE (CONTINUED)
From discontinued operations

Earnings per share for the discontinued operations is HK7.95 cents
per share (2013: HK2.18 cents), based on the profit for the year from
discontinued operations of HK$119,835,000 (2013: HK$32,893,000)
and the denominators detailed above for earnings per share.

No diluted earnings per share has been presented for the years ended
31st December, 2014 and 31st December, 2013 as there were no
outstanding potential ordinary shares during the years ended 31st
December, 2014 and 31st December, 2013.

18.DIVIDEND

2014
TRT

2013
TR

HK$'000 HK$'000

Dividend recognised as distributions
during the year:

Final dividend for 2013 paid of
HK6.5 cents (2013: for 2012

BN ZE——F 2 8R4BI) paid of HK4 cents) per share 97,940 60,271
BHEARRER Final dividend proposed of

F1074L HK10 cents (2013: HK6.5 cents)

(ZZ2—=% : 8ke.5%1L) per share 150,677 97,940

EEgRRKBEBE _TNOF+ _A=1—
BEMBFEZRARESRI0BW(ZF
— =% : BR6.58 ) - RS AFRIR
RARBAERIT 2 BERBFAE L -

The final dividend of HK10 cents (2013: HK6.5 cents) per share in
respect of the financial year ended 31st December, 2014 has been
proposed by the Board and is subject to approval by the shareholders
at the forthcoming annual general meeting of the Company.
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19. 9% - BERKRE 19.PROPERTY, PLANT AND EQUIPMENT
EREZ
REEL EPEZ 5 il
THREF PR EERZE
Land and BEARS Leasehold
buildings  Golf course improvements,
in the PRC in the PRC EEIR  HERME furniture, HE
onmedium-  onmedium-  Construction Plant and fixtures and Motor
term lease term lease machinery equipment
F; 7 S
HK$'000 [
50 THE GROUP
KR CosT
R-E-=F-Hf—H At Tst January, 2013 469,675 201,771 102,132 214,473 124,152 49,479 1,161,682
[E 3 AR Exchange adjustments 11,705 5,483 2,586 5,464 1,623 1,073 27,934
BE Additions 1,505 - 74,999 1,544 9,033 8,206 95,287
BREERT Transfer from inventories of
NERE completed properties 10,337 - - - 9,092 - 19,429
Eipa Reclassification 3,07 114,181 (122,699) 453 4,970 2) -
HERGE Disposals and write-off (14) - - (5,663) (1,690) (8,581) (15,948)
R-E-=F+-f=t-H At 31st December, 2013 496,305 321,435 57,018 216,271 147,180 50,175 1,268,384
BE Additions 3,036 5,449 1,557 4 53,669 1,283 04,998
ERARRT Transfer from inventories of
NERE completed properties 33,246 - - - - - 33,246
ERTLANE Transfer to investment properties (43,694) - - - - - (43,694)
ENAE Reclassification - 23,779 (23,779) - - - -
HE Rt Disposals and write-off - - - - (2,614) (346) (2,960)
RHENBL AN Derecognised on disposals of
HHER subsidiaries (235,488) (193,560) (34,796) (216,275) (12,033) (9,067) (701,219)
R-E-ME+-A=+-H At 31st December, 2014 253,405 157,103 - - 186,202 42,045 638,755
ik DEPRECIATION
R-E-=#-f-H At Tst January, 2013 37,728 43,970 - 32,934 67,753 31,542 213,927
EH A% Exchange adjustments 954 1,488 - 841 778 624 4,685
TERAHR Provided for the year 12,859 5,699 - 12,195 15,723 6,457 52,933
R Reclassification - - - - (53) 53 -
NEERTHERR Eliminated on disposals and write-off 2) - - - (1,515) (7,279) (8,796)
RZF-ZF+-A=1-H At 315t December, 2013 51,539 51,157 - 45970 82,686 31,397 262,749
5 A% Exchange adjustments 7) - - - - - 7
RERHE Provided for the year 5,851 5,576 - 990 14,356 5,378 32,151
BRERANE Transfer to investment properties (1,772) - - - - - (1,772)
RHE R ERR Eliminated on disposals and write-off - - - - 2,317) (248) (2,565)
REERBATRHR Eliminated on disposals of subsidiaries (24,413) (14,024) - (46,960) (2,327) (5133) 92,857)
RZE-mE+-A=1-H At 31st December, 2014 31,198 42,709 - - 92,398 31,394 197,699
RAE CARRYING VALUES
RZE-BE+=A=1-H At 31st December, 2014 222,207 114,394 - - 93,804 10,651 441,056

RZE-=%+-A=+-H At 31st December, 2013 444,766 270,278 57,018 170,301 64,494 18,778 1,025,635
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19.43% - MERRE#E)

19.PROPERTY, PLANT AND EQUIPMENT (CONTINUED)

=18~ Ffh
HERRE
Leasehold
improvements,
furniture, bat:}
fixtures and Motor #st
equipment vehicles Total
FHBIT T FET
HK$’000 HK$’000 HK$’000
EN THE COMPANY
BAE COST
RZE—=F—H—H At st January, 2013 36,989 9,110 46,099
P 3 AR Exchange adjustments 937 236 1,173
BE Additions 1,378 1,072 2,450
& KT iE Disposals and write-off (21) (577) (598)
RZB—=F+=-A=+—H At 31st December, 2013 39,283 9,841 49,124
HE Additions 1,385 - 1,385
HE T Disposals and write-off (66) - (66)
R-ZE—ME+=-A=1+—H At 31st December, 2014 40,602 9,841 50,443
ik DEPRECIATION
W-_E—=%—H—H At 1st January, 2013 18,282 7,401 25,683
P& H F % Exchange adjustments 465 187 652
REEHE Provided for the year 532 1,059 1,591
RHE LT EER Eliminated on disposals and write-off (18) (577) (595)
RZE—=F+=-A=+—H At 31st December, 2013 19,261 8,070 27,331
REEFHR Provided for the year 574 711 1,285
P& R SE I R Eliminated on disposals and write-off (66) - (66)
R_E—NFE+-_A=1+—H At 31st December, 2014 19,769 8,781 28,550
SREE CARRYING VALUES
R-ZE-Dm&E+=-A=+—H  At31st December, 2014 20,833 1,060 21,893
R-ZE-=F+=-A=+—H At 31st December, 2013 20,022 1,771 21,793
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20. REW= 20.INVESTMENT PROPERTIES
AEE
THE GROUP
2014 2013
THExT FAT
HK$’000 HK$’000
DREE FAIR VALUE
n—H—H At Tst January 8,629,406 8,020,410
IE 5 Exchange adjustments - 205,949
BE Additions 19,728 20,909
HERTYMETE Transferred from inventories of
BA completed properties 521,195 83,436
W= - BB M Transferred from property, plant
REBEA and equipment 41,922 -
EREERDPYE Transferred to inventories of
ey properties under development (40,645) -
BB (E)HE Reclassified from (to) assets
BE held for sale 169,000 (169,000)
HE Disposals (298) (11,469)
[ Fair value gain on transfer of
FEER inventories of completed
EREMEZ properties to investment
AR EERER properties 401,156 98,079
RBRZANEE Increase in fair value recognised
2 in profit or loss 14,592 381,092
BR+=—A=+—H At 31st December 9,756,056 8,629,406
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20. REW= (#)

REEZEEMFEREBREBERTIYETFEZ
A —T—mWF+-_A=+—HEk=Z—=
F+ZRA=+—HZARBEINHEREEE
EAIREEMNB L S XA — THERT S
BAFRE BETHE - EHEBTEERA
AR ENER - ZHEXTEENKREE
FFABRTHSRAZHBERRKAEBN - 5t
BRIZEEMNYEMS @ MEZE—EmFERE
= RBEFEEZELEE  ERNIE B OGRM
BREAEMSHESHTE - IHEBRIYWET
EEREREMEIYENS MEDERE
BHBE - FHEREEARKRBRZIEEE
MEETRBSEETENZSEMESSIRE
BHARARMABERET - Wit kK%
FRE AR BER AT - WRME R THE
HEMNEE - BAFTEMAGELT 2L EE
@Jo

RIS RN AA BER - WEORSEREE
R AHENBE -

20.INVESTMENT PROPERTIES (CONTINUED)

The fair value of the Group’s investment properties at the date of
transfer from inventories of completed properties, 31st December,
2014 and 31st December, 2013 have been arrived at on the basis of
a valuation carried out on that date by Norton Appraisals Limited, a
firm of independent and qualified professional valuers not connected
with the Group. The valuation was principally based on investment
method by taking into account the current rents passing and the
reversionary income potential of tenancies. For the properties which
are currently vacant, the valuation was based on each of the property
interests by capitalisation of the hypothetical and reasonable market
rents with a typical lease term and also make reference to the direct
comparison approach. For the properties which were transferred
from inventories of completed properties to investment properties,
the valuation was based on direct comparison approach. The
valuations of investment properties held for undetermined future
use were arrived at by the adoption of the residual approach on the
basis that they will be developed and completed in accordance with
the latest development proposals and having taken into account the
construction cost that will extent to complete the development to
reflect the quality of the completed development. There has been no
change from the valuation technique used in the prior years.

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

FIEREWMEMKTE - WIREBLHDTM  Investment properties are all located in the PRC and comprise
K properties held under:
rEH
THE GROUP
2014 2013
THExT FAT
HK$’000 HK$’000
KEIMEL Long lease 5,000,400 4,301,800
R HATE A9 Medium-term lease 3,958,220 3,558,406
EHIFEAY Short lease 797,436 769,200
9,756,056 8,629,406
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20. BEYME#) 20.INVESTMENT PROPERTIES (CONTINUED)
TRIEEEHEREAABHETENHAZEN
AEREENNETEAIREYENARBE
(BFRIRAMEANMEERTERZE) RAAE
B 2MEIP AR BELEFIKFE(—E2=ZH)
MER o

The following table gives information about how the fair values
of the major investment properties are determined (in particular,
the valuation techniques and inputs used), as well as the fair value
hierarchy into which the fair value measurements are categorised
(Levels 1 to 3) based on the degree to which the inputs to the fair

value measurements is observable.

BEBRS YA
rEEFREFR EERER DABENBER
REWH DMREE FESEH EETBEZH Relationship of
Investment 4 5l Valuation Significant unobservable
Properties held Fair value techniques observable inputs for
by the Group hierarchy and key inputs inputs fair value
URERZME  F=R BREA(HMERZ) KAATELREYEELNREM R HEHREXRES -
Properties in Level 3 Investment method  FR#ER KA KEEEIW A EERE QA EBEBE

Southern China

(term and reversionary

B HEWNEEAE2.5%ZE6%

approach) Term yield, taking into account of The increase in the
yield generated from comparable term yield would

FEREA: properties and adjustment to reflect result in a decrease
the certainty of term income secured in fair value

(1) THEAlGR = and to be received, of 2.5% to 6%

Q) ERREE: Kk KFFARUDTSFEEHSRARAEL EHEREXHES -
BYENELTE - BHREXR3% ”Afﬁf S {EBE

3) ERIEMHTE E7%

BHE

The key inputs are:

Reversionary yield, taking into
account annual unit market rental
income and unit market value of the

comparable properties, of 3% to 7%

The increase in the
reversionary yield
would result in a
decrease in fair

(1) Term yield; value
(2) Reversionary MHBMUBERLBERETSELE I WHEELHESES
yield; and W.ﬁr]\uﬁ&ﬁfm.%l?ﬂﬁlﬂlu e AnfBEEES

3)

Market unit rent
of individual
unit

BB - MEXNPNRRE) o FHTISH
BUEAENFHOEBFTAEAARE
30TLEFF AT AARE3007T

Market unit rent compares with
direct market comparables and
taking into account of location and
other individual factors such as
road frontage, size of property and
facilities. The range of average market
unit rent is from around RMB30
sg.m./month to RMB300 sq.m./month

The increase in the
market unit rent
would result in
an increase in fair
value
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20. REW= (#)

fHETER
E-2 0

Valuation

rEBEFER
REW=

Investment

DREE
5

Properties held Fair value techniques

by the Group hierarchy and key inputs
MRERZME B BEA(HBERX)
Properties in Level 3 Investment method

Eastern China (term and reversionary

approach)

3) BRI EL 5
B

The key inputs are:
(1) Term yield;

(2) Reversionary
yield; and

(3) Market unit rent
of individual
unit

EEUEHESH
Significant
observable

inputs

RS AR B LB R EE A R Mt Ko [ Bk
P& LR Ko Y B AR BAUR A B0 BEE 1 O 78
B SR S1.75%E6.25%
Term yield, taking into account of
yield generated from comparable
properties and adjustment to reflect
the certainty of term income secured
and to be received, of 1.75% to
6.25%

e N- VAl %iffﬁi%)\&—létt

BMRMELME - ERREER2%
£6.75%
Reversionary yield, taking into

account annual unit market rental
income and unit market value of
the comparable properties, of 2% to
6.75%

MEEUHSHEREEMSEUE - I
%&aﬂ\hﬁ&ﬁﬁﬁﬂ%ﬂI%(WIJZZD ©
HER - MEXNRRE) - FEITE
BUBEENFHOEBFTAEAARE
15TESFITAKEAARRE6507T
Market unit rent compares with
direct market comparables and
taking into account of location and
other individual factors such as
road frontage, size of property and
facilities. The range of average market
unit rent is from around RMB15
sq.m./month to RMB650 sq.m./month

20.INVESTMENT PROPERTIES (CONTINUED)

BEIERSHEA
NABENBR
Relationship of
unobservable
inputs for

fair value

HBPRERES
DA BEBIE

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

ERkEXREs
DA EEBE

The increase in the
reversionary yield
would result in a
decrease in fair
value

MISELHESHS
AV LTS

The increase in the
market unit rent
would result in
an increase in fair
value
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20. REWM= (#)

rEBHAEHE
REME
Investment
Properties held
by the Group

RREIL 2%
Properties in
Northern China

DREE
&5

Fair value

hierarchy

FE=/

Level 3

TIAN AN CHINA INVESTMENTS COMPANY LIMITED
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20.INVESTMENT PROPERTIES (CONTINUED)

REFER
ER2H
Valuation
techniques
and key inputs

BEA(HBERX)
Investment method
(term and reversionary
approach)
TE2ER:

(1) A=

2) EREEE &

3) BERIEMHNTS
B

The key inputs are:
(1) Term yield;

(2) Reversionary
yield; and

(3) Market unit rent
of individual
unit

EEUEESH
Significant
observable

inputs

REET AR B LB R E £ RO Ml e R iR
P& IR Ko Y B AE BAUR A O BEE 1 O 8
B HHKEERR3.5%E6.5%

Term yield, taking into account of
yield generated from comparable
properties and adjustment to reflect
the certainty of term income secured
and to be received, of 3.5% to 6.5%

KETABMMSFERSWRARAIELL
BYENENTE  EHEREER4%
?:70/0

Reversionary yield, taking into
account annual unit market rental
income and unit market value of the

comparable properties, of 4% to 7%

MSEMHSHRERTSEUE - I
,%%aJr)\uE&EﬁMIE‘JI%WUZZD -
HER - MEXNRERE) - FITE
BUBEENFOEBFTAEAARE
16TLE&FFIIKE A ARK2807T
Market unit rent compares with
direct market comparables and
taking into account of location and
other individual factors such as
road frontage, size of property and
facilities. The range of average market
unit rent is from around RMB16
sg.m./month to RMB280 sq.m./month

BEBRS YA
’L.\ REENBER
Relationship of
unobservable
inputs for
fair value

IR G
DAEEYE -

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

ERkEXRER
DA EEBER

The increase in the
reversionary yield
would result in a
decrease in fair
value

BB -
@ﬁfﬁtm

The increase in the
market unit rent
would result in
an increase in fair
value
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20. BEYE#) 20.INVESTMENT PROPERTIES (CONTINUED)
BErERSHH
rEBEFER fHETER DABENBER
REY* AREE FEZH EEABEZY Relationship of
Investment & 51 Valuation Significant unobservable
Properties held Fair value techniques observable inputs for
by the Group hierarchy and key inputs inputs fair value
URBMNEBEERN E=R BMEDA FEREEMSLEATFANEREML MHEMHEERY
#RIAR Level 3 Residual approach BERENTHEMBEEERNFEF & AABEYES-

Development site
in Huizhou
Huiyang District

2)

The

(1)

2)

BREARN K&
i

key inputs are:

Market unit sales
rate; and

Developer’s profit
and risk rate

TTARARES5, 502G FITRKARE
9,0007T

Market unit sales rate, using market
direct comparable and taking into
account of location and other
individual factors from RMB5,500/sq.m.
to RMB9,000/sq.m.

BRERHNMER R (SR EY
EREE)B15%

Developer’s profit and risk rate,
taking into account of the progress of
the property, of 15%

The increase in the
market unit sales
rate would result
in an increase in
fair value

TR m A
B =R 38 0 1 4 B
D BERD
The increase in
the developer’s
profit and risk rate
would result in a
decrease in fair
value
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21. SR RYWE

REPBZME - ZHEAE

21.PROPERTIES FOR DEVELOPMENT

PROPERTIES IN THE PRC, AT COST

5 H
THE GROUP

2014
TRT
HK$000

2013
TAT
HK$'000

R—R—B &% Balance at 1st January 7,004,842 7,409,627
[ 5 A% Exchange adjustments - 133,083
BE Additions 195,349 258,892
EsER Transferred from deposits for

MEZRE acquisition of properties for

BA development 18,457 -
HRERRRME Transferred to inventories of

78 properties under development (438,283) (799,057)
RERINMERE Transferred from inventories of

BA completed properties - 2,297
ikl EYNGIES Derecognised on disposal of a

EUBRER subsidiary (1,449,791) -
WtZA=+—Hz4&% Balance at 31st December 5,330,574 7,004,842
BHERAE AMORTISATION AND IMPAIRMENT
R—A—Bz#&# Balance at Tst January 492,306 395,304
[E 1 % Exchange adjustments = 6,678
RNEEEEGH Amortisation for the year 106,088 112,740
BREERPYE Transferred to inventories of

=E properties under development (13,216) (22,416)
P& — B D B #R Eliminated on disposal of a subsidiary (160,634) -
RtZA=+—HAz&#% Balance at 31st December 424,544 492,306
REE CARRYING VALUES 4,906,030 6,512,536
AEEFERYE The Group’s properties for

B development comprise:
AP HELH Leasehold land in the PRC

REATEA Long lease 2,003,818 1,990,007

HERAR LY Medium-term lease 2,902,212 4,522,529

4,906,030 6,512,536
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1. 15%EBWE =) 21.PROPERTIES FOR DEVELOPMENT (CONTINUED)

AEBEEBHGFERYECIEKAANAIEIR  The management of the Group had carried out impairment assessment

EE BREEITRER G - AT IEFETIE  on the properties for development based on the lower of cost and net

BR-F—FE+ - A=+—HB&BIHEM  realisable value for properties for development. The net realisable

BEMEE e values were determined based on independent professional valuations
at 31st December, 2014.

22, L AR AL EER 22.PREPAID LEASE PAYMENTS ON LAND USE RIGHTS
AEE
THE GROUP
2014 2013
FET THT
HK$’000 HK$’000
REE T HFAE S The Group's prepaid lease
TERHEERBLRE payments on land use rights
comprise:
RABEZHELH Leasehold land in the PRC
KHATE A Long lease 36,237 39,700
AR ERTRAY Medium-term lease 22,210 69,953
58,447 109,653
MEHREMMIEL 2 DTAT - Analysed for reporting purposes as:
IEMENEE Non-current asset 56,854 106,848
MENEE Current asset 1,593 2,805

58,447 109,653
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23. R B QB 2R R M E AT R

23.INTERESTS IN SUBSIDIARIES AND AMOUNTS DUE
FROM SUBSIDIARIES

LN
THE COMPANY

2014
TR
HK$’000

2013
TATT
HK$’000

FLETIRER Unlisted investments and
BRI A capital contribution 5,069,464 5,069,464
B - BEDRIE Less: accumulated impairment (132,124) (132,124)
4,937,340 4,937,340

IR RRFEEET - RERNERKTE
B-RTE-—OF+-_A=+—H BHRK
BAERI|ERRR+ —EAREE - PTAZK
SR RIERB M EGENER2.91% °

TEMBRARAR-_T—WFE+-_HA=1+—HBz
BRI RES3 ©

24 RE DT 2R

RIELMEERRIRE

Amounts due from subsidiaries are unsecured, interest-free and
repayable on demand. As at 31st December, 2014, the amounts are
not expected to be repaid within twelve months from the end of the
reporting period. The balances are therefore shown as non-current
and carried at imputed interest rate of 2.91%.

Details of the principal subsidiaries at 31st December, 2014 are set
out in note 53.

24.INTERESTS IN ASSOCIATES

#&H
THE GROUP

2014
FEx
HK$’000

2013
THAT
HK$’000

Cost of investment in unlisted

A (HTaE) associates (Note) 7,203 7,203
FEME U IE& 2 Share of post-acquisition
B R EAM profits and losses and other
2 EWER comprehensive income,
B S net of dividends received (3,229) 1,873
3,974 9,076
HisE - Note:

REE QR E 2 A BIER B FE BN & QR
BEHE 7 B8 46,0008 T (2 —=4F : 46,000/ 7T) °

Included in the cost of investment in associates is goodwill of HK$46,000 (2013:
HK$46,000) arising on acquisitions of associates in prior years.
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24, NERE AT 2R (E) 24.INTERESTS IN ASSOCIATES (CONTINUED)
ERIFEEAN B E R R ZERER - Aggregate information of associates that are not individually material:
2014 2013
FEx FA&T
HK$’000 HK$’000
REE RIS 2R The Group’s share of profit 1,263 14,346
REEEG 2 EMEE The Group’s share of other
Wz comprehensive income = -
REBENL 2 2B The Group’s share of total
4RE comprehensive income 1,263 14,346
25. REE R ER 25.INTERESTS IN JOINT VENTURES
rEH
THE GROUP
2014 2013
FET FATT
HK$’000 HK$’000
RIELTEERRERE L Cost of investment in unlisted
XA (Bfata) joint ventures (Note a) 621,149 755,961
FEME B 2 Share of post-acquisition profits
i A N A and other comprehensive
e income, net of dividends
B S received 663,824 724,703
BERERR Amounts due from joint ventures
(Hfath) (Note b) 165,190 38,607
JBt  SRERER Less: allowance for doubtful debts (38,607) (38,607)

1,411,556 1,480,664
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5. REELEIERE) 25.INTERESTS IN JOINT VENTURES (CONTINUED)
P /N

THE COMPANY
2014 2013
FHET F#T
HK$’000 HK$’000

RIELTELERE Y Cost of investment in unlisted

PR joint ventures 11,182 11,182

FEELELER_ZT—NUEFT_HA=1—H Details of the principal joint ventures at 31st December, 2014 and
RZZE—=F1+Z_A=+—HB2&8#&HR 31st December, 2013 are set out in note 54.
BtEES4 e

Mzt Notes:
() REBELEREZAABRERBEFERESE (@ Included in the cost of investment of joint ventures is goodwill of HK$409,000
T EFTE £ ZEHE409,0008 T(ZE—=%F : (2013: HK$409,000) arising on acquisitions of joint ventures in prior years.

409,000787T) °

b) EECEGITENREHARET-_MEARNEER (b) The joint ventures are not expected to repay the advances within twelve

o HBIESER BN &5 - ©%0126,583,0008 T4 months from the end of the reporting period and the balances are classified
BRI ERK - R T 2EABKEREER as non-current. The amounts of HK$126,583,000 are unsecured and interest-
o bearing. The remaining amounts are unsecured and interest-free.

TXHHABBASEERAEMESAMNY  Summarised financial information in respect of each of the Group’s
EEREE - NBBERMEARIEESBE  material joint ventures is set out below. The summarised financial
BRELRBENEECETHHRAAM TS information below represents amounts shown in the joint venture’s
#H © financial statements prepared in accordance with HKFRSs.

BEMETIREREINZSHEAMBEHR A The joint ventures are accounted for using the equity method in these

Bk © consolidated financial statements.
ERGELECUBERNBE Summarised financial information of material joint ventures
AZE G (FE)BERA A AXZE 0w (FE)BERAL A
2014 2013
FEIT FAT
HK$’000 HK$’000
MBEE Current assets 12,513,531 9,767,765
SEMBNEE Non-current assets 5,939,998 5,620,149
nEAaE Current liabilities (8,863,679) (6,796,307)

ERBEE Non-current liabilities (7,251,625) (6,229,679)
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5. REELEIERE) 25.INTERESTS IN JOINT VENTURES (CONTINUED)
BEAGELECHMEERBREZ) Summarised financial information of material joint ventures
(continued)
AZETEH(KE)ERA (&) AL ET55 (5K B) B R 2 & (continued)
Ltz EEREBERERENTIER : The above amounts of assets and liabilities included the following:
2014 2013
TExT FHT
HK$’000 HK$’000
ReMReEFBEE Cash and cash equivalents 1,559,679 1,627,118
nEEEAaE Current financial liabilities
(TBREEIHR (excluding trade and
H fth FETBRFK) other payables) (3,423,766) (1,961,980)
EnEEmaE Non-current financial liabilities
(TBREEIH R (excluding trade and
Hh FEAT BRFR) other payables) (6,589,962) (5,622,603)
WA Revenue 2,121,698 3,402,550
N A Profit for the year 237,057 766,074
RFEEZHEfb2HE Other comprehensive income
Wz for the year 27,409 55,905
REEZEEWER Total comprehensive income
#aza for the year 264,466 821,979
RAFE R B R, Dividends received from
(REE)BRAF REHHEH(EE)BR AR

BB WEUR during the year = 186,065
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25. REE LR B E) 25.INTERESTS IN JOINT VENTURES (CONTINUED)
BEAGELECHMEERBREZ) Summarised financial information of material joint ventures
(continued)
fﬁﬂ’ﬁﬁ(ﬁ@)ﬁ/ﬁﬁ‘ A (%) AL B 5% (5 B) B MR 2 & (continued)
AR AN EEATIER The above profit for the year included the following:
2014 2013
FET TET
HK$’000 HK$’000
e R Depreciation and amortisation 58,092 58,484
FLEMA Interest income 9,805 12,536
MEEHR Interest expense 126,310 106,159
FriSiiZ Income tax expense 343,654 621,969

B E R B EG A P HRERPERAKX  Reconciliation of the above summarised financial information to
LI (SE) AR A RS REELER the carrying amount of the interest in X Z 3 (£ 3 ) R A A

recognised in the consolidated financial statements:

2014 2013
TERT FHET
HK$’000 HK$’000

KEZHEH (EE)BRAFIH Net assets of X Z ZH5 ik

BEFE (REDERAR 2,338,225 2,361,928
Ja ¢ FEVERR MR Less: Non-controlling interests (88,769) (65,386)
RREHW(EE)ERAFZ Shareholder’s equity of

PR an ALY (KE)BRAF 2,249,456 2,296,542
REBNRLZ BN (EE) Proportion of the Group’s

BIRARI50%H %A ownership interest of 50%

a2 B0 in RIS (RE)BRAT] 1,124,728 1,148,271
EARIBZRZ S Share of unrealised profit on

RER & A inter-company transactions (4,380) (4,380)
RFRAaERZHE Gain on disposal of subsidiary

—fEM B ARz W recognised in sub-consolidation (902) (902)
REBRRLZ I (L) Carrying amount of the Group's

BRARIZEHZ interest in KL EAEH (£ E)

RHEe BRAA] 1,119,446 1,142,989
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5. NEE I ER (2 25.INTERESTS IN JOINT VENTURES (CONTINUED)
EXGELEXCHBERBE®) Summarised financial information of material joint ventures
(continued)
FINXZERERERRERL A FIXLZEEREREERL A]
2014 2013
FTET FHETT
HK$’000 HK$’000
mENEE Current assets 3,273,672 1,559,804
B EE Non-current assets 4,946 5,881
nENBE Current liabilities (1,017,423) (5,065)
ERBALE Non-current liabilities (1,683,293) (946,298)
Pz EERBESBEBEATIEAR - The above amounts of assets and liabilities included the following:
2014 2013
FTET FHETT
HK$’000 HK$’000
ReMReEEER Cash and cash equivalents 233,746 153,420
nBERAas Current financial liabilities
(TBREHR (excluding trade and other
HADFERBRF) payables) (515,965) (12)
FRBERAE Non-current financial liabilities
(TEEEHR (excluding trade and other
HAth T BRFR) payables) (1,683,544) (946,298)
WA Revenue 2,161 643
KEEFEEGE Loss for the year (36,421) (50,679)
RER 7B EE Other comprehensive income for
W the year = 16,420
REEEEWER Total comprehensive expense for
4R the year (36,421) (34,259)
RARFERBERINRELEEZE Dividends received from
REERBR AT RINKRLEEREERARAF

EUER R during the year - _
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5. REELEIERE) 25.INTERESTS IN JOINT VENTURES (CONTINUED)

EXGELECHBERBE2)

Summarised financial information of material joint ventures
(continued)

YA LHEFRERRBER LA (8)
ERANFEEEBREEATEAR

RIYNX 2R E R H R 2 &l (continued)

The above loss for the year included the following:

2014 2013

FTHET FAETT

HK$’000 HK$’000

HrE N Depreciation and amortisation 1,110 1,829

FEMA Interest income 2,857 3,156

MEER Interest expense 40 24,160

PSS Income tax expense - -
BB E R R B S I IR T R AR Reconciliation of the above summarised financial information to the

RAa
RINRLZEEREERAB AR ZEEMIRE  carrying amount of the interest in RYIRLZHREREHRAR A
B recognised in the consolidated financial statements:

2014 2013

TR THAT
HK$’000 HK$’000

RINRLERREER
BERARNEEFE

Net assets of J®YI| KL ELZERE
BERARAA 577,902 614,322

AEEPRRNRLZEEREHR

Proportion of the Group’s

BRRAS0%M A EEEZ

ownership interest of 50% in

BBt RYNRLERIREERBRAT] 288,951 307,161
RAFAREEZ Exchange differences arising on

b 5 Z5E capital injection (402) (402)
A EYNS | SdE Share of unrealised profit on

RER & A inter-company transactions = 133
REBRRYRLEERE Carrying amount of

BRAERDAIZERZ the Group’s interest in

ARE SRR RINKRELEREEERABR AT 288,549 306,892
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25. REERE I ERE W) 25.INTERESTS IN JOINT VENTURES (CONTINUED)
EXGELEXCHBERBE®) Summarised financial information of material joint ventures
(continued)
Foo Chow Holdings Limited Foo Chow Holdings Limited
2014
THERT
HK$’000
MENVE B Current assets 198,586
EMBEE Non-current assets 1,733,561
RBBE Current liabilities (1,190,145)
EREEE Non-current liabilities (703,632)
PRz EERBELREBEATER The above amounts of assets and liabilities included the following:
2014
TERT
HK$’000
ReMReFEEAR Cash and cash equivalents 108,907
nBTHaE(TEREES R Current financial liabilities
EAfth BT RRFR) (excluding trade and other payables) (1,025,076)
EnBeRAE(TBRES R Non-current financial liabilities
A FERHRRR) (excluding trade and other payables) (126,583)
WA Revenue 1,901
NEEEE Loss for the year (61,723)
RER 7 B2 EKE Other comprehensive income for the year 131,324
rEEEZHERERE Total comprehensive expense for the year 69,601
AR Z K B Foo Chow Holdings Dividends received from Foo Chow Holdings

Limited 89 2 YA E. Limited during the year =
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. NEEDERERE)

EXGELECMBENBE®)

Foo Chow Holdings Limited(4&)
BRARFEEERBEATER :

25.INTERESTS IN JOINT VENTURES (CONTINUED)

Summarised financial information of material joint ventures
(continued)

Foo Chow Holdings Limited (continued)
The above loss for the year included the following:

2014

TERT

HK$’000

TE R Depreciation and amortisation 23,771
MEWA Interest income 27
MEBE Interest expense 10,080
PG Hi s Income tax expense -

bt BA TS B R B B AR A B A IR R RE R AR
Foo Chow Holdings Limited 2 &z &) BR EI (B ¥}
BE -

Foo Chow Holdings Limited#) & 2 )F&
B IFVERR s

Reconciliation of the above summarised financial information to
the carrying amount of the interest in Foo Chow Holdings Limited
recognised in the consolidated financial statements:

Foo Chow Holdings Limited < & &Rz

2014

FET

HK$’000

Net assets of Foo Chow Holdings Limited 38,370
Less: Non-controlling interests (312,894)
Shareholder’s equity of Foo Chow Holdings Limited (274,524)

A& EH Foo Chow Holdings Limited
2Rz 7 BRE & RR (AR R E50%H)
HARERED 27D

Carrying amount of the Group’s interest
in Foo Chow Holdings Limited (Proportion of
the Group’s ownership interest of 50%) (137,262)
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. NEEDERERE)

ERIFFEA B EREZERER -

25.INTERESTS IN JOINT VENTURES (CONTINUED)

Aggregate information of joint ventures that are not individually

material:
2014 2013
FExT FHIT
HK$’000 HK$’000
AEE B 2 EiE The Group’s share of loss (8,637) (19,725)
REEESLZ The Group’s share of
Hib2miizs other comprehensive income 1 1,181
REEESLZ The Group’s share of
2HEE B total comprehensive expense (8,636) (18,544)
26. A HEHERE 26.AVAILABLE-FOR-SALE INVESTMENTS

EN 3L
THE GROUP

2013
TR
HK$'000

2014
TR
HK$’000

REELTZ Equity securities listed in
A TE 7 Hong Kong 551,250 -
REBAIN ETHZ Equity securities listed outside
N =L o Hong Kong 22,906 26,178
SF EARARE Unlisted equity securities 141,343 165,083
SEFTRAES Unlisted equity funds 13,690 28,211
729,189 219,472

REBEBREBAIMETT EHZRAZBFARA
BEIK ZEFREZIAABEIREEHER
DR TIBE AREETE -

Equity securities listed in and outside Hong Kong are stated at fair
value which is determined based on the quoted market bid price
available on the relevant exchanges.
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26. AL ERE (7)

FFEMRAE IR T B R AR B AINK IR
REPTETZIFEMBRAESZZRE - ML
TMRAZSHEREER LN LTRAES 2
BRE o FFEMBRARSF TR AR ER S 4
RZBEEBEIE ARz AREERBTZ
HERK  REFRRALFIFZILAEBED

O

FETEAESUREMRZAABENE -
RIBAER 23 - AEEA# B —ETDR90
BT ERREEE DB AZKBERE LR
NEEFEBREL - SFEEHBRARSZ AR
EERERIREREREN -

27 BERBERERH

REARME - BEROEE —EBLELE
ReBu((EERLEM]) HheE—FR
MEBERDHZMBLRR - R-T—OF+—
A=1T—RZEBREENEETHIEM

MEER

26.AVAILABLE-FOR-SALE INVESTMENTS (CONTINUED)

Unlisted equity securities represent investments in unlisted equity
securities issued by the entities established in the PRC and outside
Hong Kong and unlisted equity fund represent investments in unlisted
equity fund established in Hong Kong. Unlisted equity securities
are stated at cost less impairment at the end of the reporting period
because the range of reasonable fair value estimates is so significant
that the Directors are of the opinion that their fair values cannot be
measured reliably.

Unlisted equity funds are measured at fair value at the end of the
reporting period. Based on the relevant agreements, the Group can
require the relevant investment manager to redeem the units at net
asset value by giving a written redemption notice not less than 90
business days. The fair value of the unlisted equity funds are provided
by the relevant investment managers.

27.GOODWILL AND IMPAIRMENT TESTING ON
GOODWILL

For the purpose of impairment testing, goodwill has been allocated to
an individual cash-generating unit (“CGU"), including a subsidiary in
property development segment. The carrying amount of goodwill as
at 31st December, 2014 allocated is as follows:

AEH
THE GROUP

2014
FTExT
HK$’000

2013
THET
HK$’'000

Property development 640 640

REE_Z—NF+_A=+—RHLFEAN "
AEBEEERTEEmECEARESENMI
REEREZ BN -

During the year ended 31st December, 2014, management of the
Group determines that there is no impairment of its CGU that contains
goodwill.
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28.M¥EFE

AEB2MEFENRTE - FIEMERE
BRARAISRFEIREESR - BREE
794,222,00078 70 ( —Z — =4 : 342,636,000
B 2 BERFYERFIIEARSHRT=
EARER -

AEEEEEEMEGFEC RN AR AIEIRF
BEZREEETRENG - T2 FEBE
R-E—NF+-A=+—HNBYEEME
METE °

28.INVENTORIES OF PROPERTIES

The Group’s inventories of properties are situated in the PRC. All of
the inventories of properties are stated at the lower of cost and net
realisable value. Properties under development with carrying amount
of HK$794,222,000 (2013: HK$342,636,000) are expected not to be
realised within twelve months from the end of the reporting date.

The management of the Group had carried out impairment assessment
on the inventories of properties based on the lower of cost and net
realisable value for inventories of properties. The net realisable values
were determined based on independent professional valuations at
31st December, 2014.

29. Htp iz & 29.OTHER INVENTORIES
rEE
THE GROUP
2014 2013
THET THET
HK$’000 HK$’000
JR&Y Raw materials - 38,844
ERm Work in progress - 187
SIRK i Finished goods 10,040 27,607
10,040 66,638
30. B N TR 30.AMOUNTS DUE FROM ASSOCIATES
A NFIRZEEET @B RPEESTE Amounts due from associates are unsecured, interest-free and
B o repayable on demand.
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3. EELEX

BRGERFZEBEREREBRKTEE - &
%850,633,0008 L ( —E—=F : &) B ER
HEB T EEAERERK

EEERRARIRBESHRET_@EAAA
Yem e

32. IR BRI

FFEBRBERRREEER - REMNEERT

33. EIRE R

Het

B

fl

o

RZE—NF+_A=+—H BREXK
823,771,000 7t (= ZF — =4 : 341,007,000
BT AN E - EREE R IR EAER
FFENFE%EI8%(ZE—=4F : 8%%&
20%) R-ZE—RAF=ZRAE-_T—\F+=
A(ZZ2—=F: ZZ2—NF+—A&=%
—hHFNR)EE - ZKRME437,780,000%5
TT(ZZT— =4 : 322,257,000/8 ) D E A
ERBERERIRN -_ZE—-N\F+-_A(=ZZ
—=F: —_T—RAFERAENA)EEREF
FERRE12%(ZT—=4F : 8%ZE12%) °

RZZE—NF+_A=+—H BREXK
5,970,000/ 7c( =& — =4 : 5,500,000 7T )
ARG RE B IER - FAE AR BRITRE
FEI4A%(ZF—=F : FBFETREFRSM
4%) RZE—RAF_A(ZZE—=F : R=&
—EFE=RA)EE -

RZZE—NWE+_A=+—H BEREX
63,291,000 TL(ZF—=F : &) ' FAXA
12% @ REEBYN _T—RENAEE -

31.AMOUNTS DUE FROM JOINT VENTURES

Amounts due from joint ventures are unsecured and repayable on
demand. The amounts of HK$50,633,000 (2013: Nil) are interest-
bearing and the remaining amounts are interest-free.

The management expects the amounts would be recoverable within
twelve months from the end of the reporting period.

32.AMOUNTS DUE FROM NON-CONTROLLING
SHAREHOLDERS

Amounts due from non-controlling shareholders are unsecured,
interest-free and repayable on demand.

33.LOANS RECEIVABLE

At 31st December, 2014, loans receivable of HK$823,771,000 (2013:
HK$341,007,000) bear interests ranging from 8% to 18% (2013:
8% to 20%) per annum, are secured by properties, debentures and
shares mortgage and repayable between March 2015 to December
2018 (2013: November 2014 to August 2015). The carrying amount
of HK$437,780,000 (2013: HK$322,257,000) is classified as non-
current loans receivable and is repayable in December 2018 (2013:
May to August 2015) and carries a fixed interest rate of 12% (2013: 8%
to 12%) per annum.

At 31st December, 2014, loans receivable of HK$5,970,000 (2013:
HK$5,500,000) bear interests at Hong Kong Inter-bank Offered Rate
plus 4% (2013: Hong Kong Inter-bank Offered Rate plus 4%) per
annum, are secured by share mortgage and repayable in February
2015 (2013: February 2014).

At 31st December, 2014, loans receivable of HK$63,291,000 (2013:
Nil) bear interest of 12% per annum, are unsecured and repayable in
June 2015.
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33. BERER =)

R-ZT—=%+-"F=+—8 A&£EEFFH
—IEETE R ZETEREE AT
Zlp A% A AR #25,000,0007T (FHE B
31,646,000/ 7T ) WA AREEZ BN
ZEAAEUNEREEEAIRIT - ZEEME
34,208,000/ T DB AR EKRE RN =
T—NF+— AREAEREEERERFE
BEF11.16% - IFHEZETLEFNHBRERN
HEHRERHE -

34.B5 - EEREMEBWIRN - &2
RENK

& W 2 77 T B FE MR R IR R R B B 175 58 E 160K
HRIEBE -

BT HEWMEFARKRBYMERENHE WA
RRAEBZEOGRZN  ARE—RETE
F=1tHEZ—F0ERRY -

RImERR - BHREBRRURRZ Rk DT
e

33.LOANS RECEIVABLE (CONTINUED)

At 31st December, 2013, the Group had a trust loan representing
units that were denominated in Renminbi (“RMB”) with an aggregate
principal amount of RMB25,000,000 (equivalent to HK$31,646,000)
in a trust scheme. The trust scheme was secured by pledged assets.
The carrying amount of HK$34,208,000 was classified as current
loans receivable and was repayable in November 2014 at par by
the trust and carries effective interest of 11.16% per annum. The
subsidiary held these trust loan had been disposed of during the
reporting period.

34.TRADE, BILLS AND OTHER RECEIVABLES,
DEPOSITS AND PREPAYMENTS

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

Except for the proceeds from sales of properties and rental income
from lease of properties which are payable in accordance with the
terms of the relevant agreements, the Group generally allows a credit
period of 30 days to 1 year to its customers.

The following is an aged analysis of trade and bills receivables at the

end of the reporting period:

REH

THE GROUP
2014 2013
FET THT
HK$’000 HK$’000
=EARN Within 3 months 8,700 283,933
mZENEA Between 4 and 6 months 588 57,296
+t=+=1@A Between 7 and 12 months 365 10,671
Bl @A Over 12 months 2,160 6,127
11,813 358,027

R-ZT—m&E+-/F=+—8 HtEkk
REFE—T896,886,000/8 7T (ZT—=4F:
96,886,000/ 70) MIESAIEZNIRE=F
B HIEE 2 V¥ ZRIRIEBRRE KT
ﬁjz o

As at 31st December, 2014, other receivables included a deposit
of HK$96,886,000 (2013: HK$96,886,000) which was paid for
acquisition of properties held for sale from a third party and the
transaction has not yet completed at the end of the reporting period.
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BG.EEEZBAERBAANEEREEZ

EE A
T

35.FINANCIAL ASSETS DESIGNATED AS AT FAIR
VALUE THROUGH PROFIT OR LOSS

rEE
THE GROUP

2014
FEx
HK$’000

2013
THAT
HK$’000

Exchange rate linked

structured deposits = 252,838

REE_Z—NF+_A=+—HLEFE &
5= B4R TR AR PE R M AE R IETER IR
EOEIH R IER Z [ERANEBETR - 58
ZERBETRNWNBRARNREHANE H T

& o

=]

REE-Z—=F+-"A=+—HLEFE &
EEEZEBITEILAARENE - K& H8
A AR ¥ 492,000,000t (18 & 7 622,785,000
B B HBBEN T —EAZ+ @A 2l
IRARIE R BN EFRE TR -

REBEE_ZE—=F+-_A=+—HLEFE "
KN 2% A AR ¥ 538,000,000 T (HE R
681,013,000/ 70) 2 BEMUFRE I HEIAA
R#553,611,0007T (18 7700,774,0007% 7T)
o BREE—_T—=F+-_A=+—H1t
FESRIETEBESREAABEREZ S
MEEZ AR BERZEARKS,357,0005T (HH
110,578,000/ L) c RZZE—=F+=AH
=t+—H  ETEBBESEREAARBEEEZ
SREELBIEINHEN TS NF—_A%
—E-FEEAZEBMEER

During the year ended 31st December, 2014, the Group had not
entered into new principal protected exchange rate linked structured
deposits and no exchange rate linked structured deposits had matured
and been redeemed. The subsidiary held these structured deposits had
been disposed of during the reporting period.

During the year ended 31st December, 2013, the Group entered into
new principal protected exchange rate linked structured deposits that
were denominated in RMB with the aggregate principal amount of
RMB492,000,000 (equivalent to HK$622,785,000) with banks with
maturity periods ranging from one month to twelve months.

Structured deposits with aggregate principal amount of
RMB538,000,000 (equivalent to HK$681,013,000) had matured and
been redeemed at RMB553,611,000 (equivalent to HK$700,774,000)
during the year ended 31st December, 2013 and resulted in fair
value gains on financial assets designated as at fair value through
profit or loss of RMB8,357,000 (equivalent to HK$10,578,000) for
the year ended 31st December, 2013. The balance of financial assets
designated as at fair value through profit or loss as at 31st December,
2013 represented structured deposits with maturity dates ranging from
February 2014 to July 2014.
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B.IEEEBERRIAEBEREZ
TREE®E)

HS IR R E TR TRET
SURTTROE KRB TLE) - HOEREERES -+ %
SRR AR RS A 2 B
RIEZ SREE -

R-ZE—=F+-A=+—H  #HBAETE
FREBRREAABEREZSMEE B
UERZ AR BEMBREEZRETEERA
A (—HEAEETEBEZBIREERE
EHEMPZBERTFHEZELESE  BS
ARBE_E—=F+_A=1+—HILtFE -
BRIETEBESFEEAABEREZERME
EZ AR BERVZEARE2,742,0007T (HE 7
3,471,000 7T) °

36. HtRARHFRK

MR AN RE
EZNCEZY)
HAb TR (Aathb)

35.FINANCIAL ASSETS DESIGNATED AS AT FAIR
VALUE THROUGH PROFIT OR LOSS (CONTINUED)

Interest rates of these structured deposits varied depending on the
movement of exchange rate between the United States Dollars and
the Euro or the United States Dollars and the Australian Dollars. Such
structured deposits were designated as financial assets at fair value
through profit or loss on initial recognition.

The fair values of structured deposits classified as financial assets
designated as at fair value through profit or loss as at 31st December,
2013 had been arrived at the basis on the valuation carried out
at that date by Norton Appraisals Limited, a firm of independent
and qualified professional valuers not connected with the Group,
and resulted in fair value gains on financial assets designated as
at fair value through profit or loss of RMB2,742,000 (equivalent to
HK$3,471,000) for the year ended 31st December, 2013.

36.OTHER PRINCIPAL PROTECTED DEPOSITS

rEE
THE GROUP

2014
TR
HK$’000

2013
TAT
HK$’000

Interest rate linked structured
deposits (Note a) -
Other deposit (Note b) -

221,386
103,940

- 325,326
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“EMFE+-A=+—HILFE

For the year ended 31st December, 2014

36. Eftt R ABER(2)

(b)

RRBBEBUETR

REZE-ZT-—MOF+-A=+—HILFE  F~&H
A FER] LT IR A B R S0 A i 1 T ok S B A
HAEEEERCIHNELD - HERSEBUT
FHHBRARBEHADREE -

REE_ZT—=F+_A=+—HLFE  ~%£H
B—RRITAI L AARKGE - NeBBAARKE
237,000,000 7T (#8 & 7 300,000,000 7T ) + EIHA
HENT—EAZ+=EA ' FENTR410%E
4.80% < RANEY T R0 AERE 1T K ©

REBEE-Z—=F+-A=+—HLEFE A&
w8 & AR 237,000,000t (48 E 7 300,000,000
B EBUETARERARELD - RZF—=F
T A=+ —BZA&SEIHAN T E—HFN
AEZT—MFENAZEBEFTR -

ZE BB F R E fE_LERTT R R AR A
REEMTIE - ZEBBUETRRDBRESRLE
WK TR e A2 e SE A AR B B

HAF®

REZE-ZT-—MF+-A=+—HILFE  F~&H
ENREMTRRBEEMFRCEHALED - 55
ZEMERNME AN REHACHHE -

REE-_ZT—=E+_A=+—RALFE  ~A£H
BEZRRITAIRARE AAREE - A& 85
A AR 110,000,000 (FHE#139,241,0007457T)
ZHMEFR - FHSEENT—EAZ+ @A - F
FIRNT4.50%F5.25% ° ZEFREDIEAEER
Ko FEURGRIB R SR B SR AR AN B BR o

REBE-Z—=F+-A=+—RALEE A&
A AR®30,000,0007T (A5E 737,975,000/ 7T)
ZHMGERERHRER R —=F+=A
=+—H EfFERZEREISHA AT —UF
NAZ—BEFER -

TIAN AN CHINA INVESTMENTS COMPANY LIMITED

36.OTHER PRINCIPAL PROTECTED DEPOSITS

(CONTINUED)

Notes:

@)

(b)

Interest rate linked structured deposits

During the year ended 31st December, 2014, the Group had not entered
into new principal protected interest rate linked structured deposits and no
interest rate linked structured deposits had matured and been redeemed. The
subsidiary held these structured deposits had been disposed of during the
reporting period.

During the year ended 31st December, 2013, the Group entered into principal
protected interest rate linked structured deposits that were denominated in
RMB with the aggregate principal amount of RMB237,000,000 (equivalent to
HK$300,000,000) with a bank with maturity periods ranging from one month
to twelve months and carried interest ranged from 4.10% to 4.80% per annum.

During the year ended 31st December, 2013, structured deposits
with aggregate principal amount of RMB237,000,000 (equivalent to
HK$300,000,000) had matured and been redeemed. The balance as at 31st
December, 2013 represented structured deposits with maturity dates ranging
from April 2014 to June 2014.

Interest rates of these structured deposits varied depending on the movement of
the SHIBOR. Such structured deposits were classified as loans and receivables
and stated at amortised cost.

Other deposit

During the year ended 31st December, 2014, the Group had not entered into
other deposits and no other deposits had matured and been redeemed. The
subsidiary held these other deposits had been disposed of during the reporting
period.

During the year ended 31st December, 2013, the Group entered into
other deposits that were principal protected and denominated in RMB
with the aggregate principal amount of RMB110,000,000 (equivalent to
HK$139,241,000) with banks with maturity periods ranging from one month to
twelve months and carried interest ranged from 4.50% to 5.25% per annum.
Such deposits were classified as loans and receivables and stated at amortised
cost.

During the year ended 31st December, 2013, other deposits with aggregate
principal amount of RMB30,000,000 (equivalent to HK$37,975,000) had
matured and been redeemed. The balance of other deposit as at 31st
December, 2013 represented a deposit with maturity date in June 2014.
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37. HEEERE

37.HELD-FOR-TRADING INVESTMENTS

TEE
THE GROUP

2014 2013
TR TR
HK$’000 HK$’000

REBAIN EHZ Equity securities listed outside
IR AR Hong Kong 20,689 23,086
FE EIRAE S Unlisted equity securities 2,403 2,403
23,092 25,489

REBUINET ZRAFZ TR A A EED
R REREZDABEDNREEEIZMAHM
HeTIBEABEE °

FEMBRABSFIEIRE NP BIKL 2 AR
TTZIELEMBAES - AREZIFLMEHFIR
KRABRERRERR 2 BEBEFE  BEE
ARBEZGABERN  #EEARLEFE
7 DA BETRE A SEHETE

Equity securities listed outside Hong Kong are stated at fair value
which is determined based on the quoted market bid price available
on the relevant exchanges.

Unlisted equity securities represent investments in unlisted equity
securities issued by the entities established in the PRC. They are
measured at cost less impairment at the end of the reporting period
because the range of reasonable fair value estimates is so significant
that the Directors are of the opinion that their fair values cannot be
measured reliably.
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3. P EAFELEERES

R-ZE—Z=ZF+A++tH AEHFEF=
FEINT —HhEBEHZE BREEEHS
RNEEREMNUARK67,470,000 ¢ (HHZE R
85,405,000 L) B ERELE—RHKEY
EREZHBRARIZE2HER - R=-F—I
F+ZA=+—8 ' AEEERIZREAR
#& 55,000,000 7T ( #8 % 7 69,620,000 /& 7T )
(ZZ—=%F : AR#¥45,000,0007T (HHER
56,962,000/87L)) * ZEEBENES - B
REAMEMERRA - RBEHR - KPHAT
K o ARTBHZRZETERHESHRET =
HAARNTEK  RZE—NFE+-_A=+—8 -
BRI ZEENBEFILSBEAFE -

RAMERENZMNB AR EERBER =
=+ _A=+—HIBEARKEEERER
BIRTX) - ERLEBR D BwmKRPIRER
BRAKBREASEMERIREAN(RKE6)
RZZB—=F+ZA=+—H8 HEZWEL
AZWAERBHERREEER B EZFERE
B it REREXBIOERFTEXGEAR
TERER B HER

WO BRHFEZREEAZIREERAEM
P

38.ASSETS AND LIABILITIES CLASSIFIED AS HELD FOR
SALE

On 17th October, 2013, the Group entered into a sale and purchase
agreement with a third party. Pursuant to the sale and purchase
agreement, the Group agreed to sell its entire interest in a subsidiary,
which is engaged in property investment for a cash consideration
of RMB67,470,000 (equivalent to HK$85,405,000). As at 31st
December, 2014, the Group received a deposit of RMB55,000,000
(equivalent to HK$69,620,000) (2013: RMB45,000,000 (equivalent to
HK$56,962,000)) and included in trade, bills and other payables. The
transaction has not been completed at the end of the reporting date
and the assets and liabilities of the subsidiary ceased to be classified
as held for sale as at 31st December, 2014 as the transaction is not
expected to be completed within twelve months from the end of the
reporting period.

As at 31st December, 2013, the assets and liabilities attributable to
the subsidiary in this note had been classified as assets and liabilities
held for sale (see below). The operations were included in the
Group’s property investment as appropriate for segment reporting
purposes (see note 6). The proceeds of disposal were expected to
exceed the net carrying amount of the relevant assets and liabilities
at 31st December, 2013. Accordingly, no impairment loss had been
recognised upon the classification of these operations as held for sale.

The major classes of assets and liabilities comprising the disposal
group classified as held for sale are as follows:

rEE

THE GROUP
2014 2013
TExT FAT
HK$’000 HK$’000
wEMZE Investment properties - 169,000
B5  ZELEMEIEER Trade, bills and other receivables = 246
w7 LIRS Bank balances and cash = 78,764
PEAFEEE Assets classified as held for sale = 248,010
B5  EERIHEMENERR Trade, bills and other payables = 87,366
Bt BE K Interest-bearing borrowings - 73,418
EEFRIAEE Deferred tax liabilities = 10,457

SRERTEEEZ Liabilities associated with assets

EFEAE classified as held for sale = 171,241
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39.E% - RERHEMEMNRK

RBEMR - EHREBRANER(BEEE
5 BERLEGEMERERA)REEZAHZ
Sz BREe DATANT

39.TRADE, BILLS AND OTHER PAYABLES

The following is an aged analysis of trade and bills payables by age,
presented based on the invoice date, which are included in trade,

bills and other payables, at the end of the reporting period:

rEH

THE GROUP
2014 2013
FEx FAT
HK$’000 HK$’000
=EAA Within 3 months 628,944 192,648
EWNEPE Between 4 and 6 months 18,254 68,641
+=+ 1A Between 7 and 12 months 8,537 4,386
fBdT—{EA Over 12 months 314,500 304,997
970,235 570,672

RZE—NOF+_A=+—0H ~EEREE
HEWNBARMEERERMERERTY
¥ 220084 51,232,736,0008 L (2 —=
F :2,116,309,00087L) * BERE S « £i&
MEMEMERRA - ZEXZFRIME R MK
FohK ©

As at 31st December, 2014, the Group has received
HK$1,232,736,000 (2013: HK$2,116,309,000) deposits for disposal
of properties for development and properties under development
through disposal of subsidiaries, which are included in trade, bills and
other payables. The transactions have not yet completed at the end of
the reporting period.
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40. IR A

HE

RZZE—=F—A—BK
—EF—=F+=—A=+—H

40.SHARE CAPITAL

AEBRART
THE GROUP AND THE COMPANY
LERBHYE mE

Number of Nominal
ordinary shares value
FAET

HK$’000

Authorised:

At 1st January, 2013 and
31st December, 2013

—BREE0.20/87T — Ordinary shares of
2 &R HK$0.20 each 2,000,000,000 400,000
R-ZE—mE+—-_A=+—H At 31st December, 2014 Note Note
EEITRHE - Issued and fully paid:

RZZE—=F—A—BK
—F—=F+=-A=+—H
— SR EE0.20/7T

2 &R

R I EE R
ERERARE
R RERER
&

At 1st January, 2013 and

31st December, 2013

— Ordinary shares of

HK$0.20 each 1,506,769,491 301,354

Transfer from share premium

reserve and capital

redemption reserve upon

abolition of par value - 3,487,460

R-_ZE-—mOF+-_A=+—H
—ER ) EE
ZE B

At 31st December, 2014
— Ordinary shares with
no par value 1,506,769,491 3,788,814

Bt . R -CE-MOFE=A=RAERNMEELAG
Pl EREDIF6228) » RERANRTHF
FERARRRNDEERNEE - WEBHTE
HEBHTRO BB FUEM AR RIBIR A
HENELZE -

Note: Under the new Hong Kong Companies Ordinance (Cap. 622 of the Laws of
Hong Kong), with effect from 3rd March, 2014, the concept of authorised
share capital no longer exists and the Company’s shares no longer have
a par value. There is no impact on the number of shares in issue or the
relative entitlement of any of the shareholders of the Company as a result of
this transition.
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41. & 41.RESERVES
AEE THE GROUP

H G AR RN B A RZEIMERSFTELS 2 Other reserves comprise the fair value adjustment on properties
MEAREEHE -

arising from acquisition of additional interests in subsidiaries.

EFRERT 2B AR - B2 AR RAEZNE The remittance outside of the PRC of retained earnings of the
¥ HuELPEENIN 250 FFEHZME  subsidiaries, associates and joint ventures established in the PRC is
MR A - WAR T2 S AR FTHEVRRE 24N subject to approval of the local authorities and the availability of

EEEME

foreign currencies generated and retained by these companies.

KEFZEZFZE Revaluation reserves of the Group
B Efhf#E
Property Investment
revaluation revaluation et
reserve reserve Total
FAIT FHIT FHIT
HK$’000 HK$’000 HK$’000
RZE—=F—HF—H At 1st January, 2013 9,246 4,382 13,628
FEME A ERE Share of change in fair
NRaBEZ value of available-for-sale
& investments - (28,368) (28,368)
AHEERE Impairment loss on
ZBIEEE available-for-sale
EoEE investment reclassified to
ko profit or loss - 37,475 37,475
R-E—=%F+-HA=+—H At 31st December, 2013 9,246 13,489 22,735
FRIERT R EIRE Share of change in fair
NABEZ value of available-for-sale
HE investments - 197,216 197,216
AHEERE Impairment loss on
ZBIEEE available-for-sale
EiboR D investment reclassified to
B profit or loss - 25,761 25,761
R HERE Deferred tax effect on share
ARBEZEH2 of change in fair value
ELERTE 2 of available-for-sale
= investments - (22,625) (22,625)
R-E—NFE+=-HA=+—H At 31st December, 2014 9,246 213,841 223,087
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a1.1%EE)

AT

41.RESERVES (CONTINUED)

THE COMPANY

RAEE ¥k EAEE 2 EREH
Share Special Capital  Exchange  ZEiH&H|

premium capital redemption translation  Retained H)
reserve reserve  reserve  reserve  earnings Total
TET TR TR TR TR TER
HK$'000 HK$'000 HK$'000 HK$'000 HK$’000 HK$’000

RZE—=%—HF—H At 1st January, 2013 3,352,781 1,417,669 134,679 1,404,644 4,665,588 10,975,361
BEMESERER Exchange difference arising on translation - - 284,438 - 284438
AEEHF Profit for the year - - - - 1,188,591 1,188,591
BESE Dividend recognised as distribution - - - - (60,271) (60,271)

RZE—=%+-A=1—H At31st December, 2013

3,352,781 1,417,669 134,679 1,689,082 5,793,908 12,388,119

TEEBR Loss for the year - - - - (71918 (71,918)
RER AR AR Transfer upon abolition of par value

BRI EER under the new Hong Kong Companies

b Ordinance (3,352,781) - (134,679 - - (3,487,460)
REE Dividend recognised as distribution - - - - (97,940) (97,940
R=E-ME+=B=+—F At31st December, 2014 - 1,417,669 ~ 1,689,082 5,624,050 8,730,801

RZZE—NF+_A=+—8H KAFAHIK
FREZFHEARFRAH1,218,521,00078 7T
(ZZE—=% :1,388,379,000/&7T) °

BEEENITRESSERN ST FIER
AREIRRDAERRTE © shEERR G EE
MEAZ ERBARSKERNEE  EAQFR
—EENFE=ZANBZABEEEER  HRH
HBTREEEBSPEAER R-_ZE—NE+_-A
=t+—B ARFAR-_ZTTME=FNED7TF
HE2ZBER 1B 14,064,0008 (T —=
& 1 14,064,0008 T AEE °

The Company’s reserves available for distribution to shareholders
as at 31st December, 2014 represent the retained earnings of
HK$1,218,521,000 (2013: HK$1,388,379,000).

When sanctioning a reduction in nominal value of the Company’s
shares in 2004, the High Court of the Hong Kong Special
Administrative Region stipulated that the credit arising on the
reduction be transferred to a special capital reserve, and that reserve
was not to be regarded as distributable until all of the liabilities of
the Company as at the date of the order, 9th March, 2004, were
settled. At 31st December, 2014, liabilities of the Company included
HK$14,064,000 (2013: HK$14,064,000) in respect of liabilities in
existence at 9th March, 2004.
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42.INTEREST-BEARING BORROWINGS

42 H-j-zl_:\ftter

rEE PN
THE GROUP THE COMPANY
2014 2013 2014 2013
THET FABT FTExT FAT
HK$’000 HK$’000 HK$’000 HK$’000
RITER Bank loans 4,351,862 4,156,082 375,000 456,437
EAth &R Other loans 51,243 83,581 = -
4,403,105 4,239,663 375,000 456,437
B Secured 3,711,242 3,218,044 = -
S Unsecured 691,863 1,021,619 375,000 456,437
4,403,105 4,239,663 375,000 456,437
BRASFALATEE + Carrying amount repayable:
—F R Within one year 585,473 685,899 = 10,000
ZR—F More than one year, but not
BERERRME exceeding two years 900,872 650,398 = -
ZIRE More than two years, but not
BABBRF exceeding five years 1,198,727 758,906 = -
ZRREF More than five years 527,350 668,663 = -
3,212,422 2,763,866 - 10,000
BEMRENREE Carrying amount of bank loans that
EFHIRITERZ contain a repayment on demand
BRMEE clause:
—FANEE Within one year 741,488 567,523 375,000 71,437
ZR—F More than one year, but not
BTHEBMRE exceeding two years 43,375 736,442 = 375,000
ZIME More than two years, but not
(ERN RS exceeding five years 297,228 171,832 - -
MEREEF More than five years 108,592 - — -
1,190,683 1,475,797 375,000 446,437
4,403,105 4,239,663 375,000 456,437
O BIRSRENBEF  Less: Amounts due within one year
—FANEH shown under
TF current liabilities (1,776,156) (2,161,696)  (375,000)  (456,437)
—FRIHz 58 Amount due after one year 2,626,949 2,077,967 = -
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42 Mt E &R (&) 42.INTEREST-BEARING BORROWINGS (CONTINUED)
AEBEH Y TBEXRALOFET2EEE  The exposure of the Group’s fixed-rate borrowings and the contractual
(HEFHEEBR)WAT : maturity dates (or repricing dates) are as follows:
2014 2013
THET THETT
HK$’000 HK$’000
ERMER Fixed-rate borrowings:
—FR Within one year 1,090,506 1,329,895
MER—F In more than one year but not
BB RAF more than two years 894,172 277,947
MRERMF - In more than two years but not
BB =% more than three years 613,913 314,740
RER=F - In more than three years but not
(ES S more than four years 273,195 192,193
RERIUE - In more than four years but not
BNEARF more than five years 269,069 202,724
RERRAF In more than five years 527,350 668,663

3,668,205 2,986,162

Rl - AR EEERZBEBRITERST  In addition, the Group has variable-rate borrowings which carry

EM—FERNBDL - BEN2.25%E2.70%(= interest at Hong Kong Interbank Offered Rate plus a certain
T—=%F :0.95%=E3.50%)5t HF|E * WHF—  percentage that ranging from 2.25% to 2.70% (2013: 0.95% to 3.50%).
NR=AREMEE - Interest is repriced every one and three months.

ARERRZERFE(BIGHETZHE)E  The ranges of effective interest rates (which are also equal to
BT contracted interest rates) on the Group’s borrowings are as follows:

2014 2013

GRS Effective interest rate:
TRIER Fixed-rate borrowings 5.00% to 10.00%  5.00% to 10.00%
FRER Variable-rate borrowings 2.37% t03.14%  2.38% t03.63%
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42. Mt RER (&) 42.INTEREST-BEARING BORROWINGS (CONTINUED)

AEEM SR RmER NI EHEE The carrying amounts of the Group’s interest-bearing borrowings are
denominated in the following currencies:

BT
AER#%  Hong Kong et
RMB dollars e
FAT FATT FAT
HK$’000 HK$’000 HK$’000
—E-MmE 2014
RITREMER Bank and other loans 3,663,205 739,900 4,403,105
—T—=F 2013
SRITREMER Bank and other loans 2,975,787 1,263,876 4,239,663
ux%fﬁ FEATTIS MR B Z—HFZE The loans bear interest at market rates and will be matured from
“ERFRH G ffxlﬁﬁﬁﬁﬁé$%qﬂlﬁﬁ 2015 to 2026. The proceeds were used to finance the acquisitions of
EIEEEE S properties and operating activities of the Group.
43. REMER 43.INTEREST-FREE BORROWINGS

rEH BN
THE GROUP THE COMPANY

2014 2013 2014 2013
FER TAT TR TAT
HK$’000  HK$'000  HK$’000  HK$'000

R B FEFERR AR Advances from non-controlling

N shareholders 577,213 494,325 — -
JER &R ER Amounts due to joint ventures 9,207 6,899 - -
FETH = A A IE Amounts due to associates 7,062 13,427 = -
VNI EENGIE ) Amounts due to subsidiaries - - 55,051 85,272

593,482 514,651 55,051 85,272

IRESREL A TER © Carrying amount repayable:
HARBBE On demand or within one year
JEERK e —F K shown under current liabilities 593,482 514,651 55,051 85,272
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43. REBRE)

AEEREBREEER T EHEE

43.INTEREST-FREE BORROWINGS (CONTINUED)

The carrying amounts of the Group’s interest-free borrowings are

denominated in the following currencies:

BT

AR%  Hong Kong #et

RMB dollars Total

FHT THET AT

HK$’000 HK$’000 HK$’000
—E-mF 2014

S BER Interest-free borrowings 593,467 15 593,482
—T=F 2013

B EER Interest-free borrowings 508,697 5,954 514,651

ZEEEMIER A RREERTEE -
44, —RAFE ZEER S WA

R-BE_FRA-+H AEFEE—FH
Pt —BgEMEEN—MHAH=-TF2
HEHZ  EHhEzArRERASEREEZ
REMENEEBER197,933,0008 7T © AR
BEYMGEAEEAH A AFZEERERS M
BRTFHREWESAINEERERS - ¥
HE_ZZHAF+-_A=+—HLFER -
AEBHZEZEFETIER  AREBEFE
ZIEYEREEERIEE] /67,308,000
T MB N EREPENEFEEHES TSR
Do BWERY - BOBAASERE L RER
Fi130,625,000/8 T DA —RHEF ZELE

BB - UHEREGFAEFHTEFNA
BREFABRAERESRA - R-F—M
FH_A=1t—8  BR—FAFARRZ—

2P ZIRER S WA E9, 104,000 (==
—=1F :9,104,00080) EBELEE D - BiE
REMEMIRRA -

45 EREREE

SHEEZESBARES  LRELE
BASR - TFRE MMAUAREHNEE
ARG AEE RIEE 2 KN ©

Eln mﬂ}

ik
N

The amounts are unsecured, interest-free and repayable on demand.
44.DEFERRED RENTAL INCOME FROM A TENANT

On 26th May, 2002, the Group entered into a tenancy agreement
with a tenant in respect of leasing of an investment property for a
period of 20 years. Pursuant to the agreement, the tenant agreed to
bear the costs of fitting out works of the investment property at an
agreed amount of HK$197,933,000 payable on behalf of the Group
in lieu of paying operating lease rental to the Group for a period of 6
years, and paying a monthly operating lease rental over the remaining
lease period. During the year ended 31st December, 2005, the Group
revised the terms of the lease and determined with the tenant that the
costs of fitting out works of the investment property to be borne by the
Group would be revised to HK$67,308,000 and the annual operating
rental payable by the tenant for the remaining period would be
reduced. Taking consideration of the substance of the arrangements,
the reduction of costs of fitting out works to be borne by the Group
of HK$130,625,000 was reclassified as deferred rental income from
a tenant and is released to the profit or loss as rental income on a
straight-line basis over the remaining lease term of 17 years. At 31st
December, 2014, deferred rental income from a tenant to be released
within one year of HK$9,104,000 (2013: HK$9,104,000) has been
included in trade, bills and other payables.

45.MEMBERSHIP DEBENTURES

Membership debentures represent golf guarantee fees which are
refundable to members 20 years after joining the golf club or can be
used by members to set off against the cost of purchasing villas at the
golf course.
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46. IR T IH

RAFRERBAEFEERNIRELEHREE

46.DEFERRED TAXATION

The following are the major deferred tax liabilities and assets

MEEREEFHMOT : recognised and movements thereon during the current and prior
years:
RRALE
-RE EHBEHA
AR NERZ
Adjustments RAMER
toconformto  K2kEF| Elimination of
EBAH the Group's 2B inter-company
Business accounting ~ Withholding  charges in
combinations Eft% policies taxon  properties
) Revaluation of undistributed HEER Hity
(Note a) properties earnings Tax losses Others
TAL TAL ST j TAL
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
L33 THE GROUP
RZE-=F—-H—B Atlstjanuary, 2013 1,000,402 1,528,726 (137,802) 60,555 (26,751) (4,563) 136 2,420,703
EHHZ Exchange adjustments 1,519 38,510 (767) 187 - - - 39,449
REREBZ(EE)  (Credit) charge to profit or
il loss for the year (1,503) 224,937 (1,240 29,806 - - 68 252,068
Eipa Reclassified to held for
e sale - 9,111) (1,346) - - - - (10,457)
R-B-=F
+-A=1-H At 31st December, 2013 1,000,418 1,783,062 (141,155) 90,548 (26,751) (4,563) 204 2,701,763
REREREEE)  (Credit) charge to profit or
Mk loss for the year (1,038) 75,819 72,617 5,413 - - 80 152,891
RERERE Charge to reserve for the
% year - - 22,625 - - - - 22,625
ENOR Reclassified from held for
BEE sale - 9,111 1,346 - - - - 10,457
AWBAEZHER  Eliminated on disposal of
BRIEEEE and voluntary liquidation
ik of subsidiaries (602,764) - 57,946 (8,244) - - - (553,062)
R-E-mE
+-A=t+-H At 31st December, 2014 396,616 1,867,992 13,379 87,717 (26,751) (4,563) 284 2,334,674
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46. IETETLIE (47)
Hiit -

@ HEAHBAANHAERAEALHERLAE
T 2 B £ R BUARE -

(b) A THIE R R R IR IR AN G B HE B U A R ) 26 3%
BRAABRNMe 2 BREERRBELRBEMEEZ
R EANIEYE  SF D IEEN 2B EMm
BUESEMTERYE R ERE 2 ANEER
ZHHEMELE Y BRER BB E -

(© EEHFAHNBRRINERTYX BRIVES
BERBREVERARZ ARIRERAMEEZRRER
BMARE -

AT RERIAEEE R B BERELRE IR
E2TRRMELES - AT RBLERBLHA
1EBI SR R E R AT

46.DEFERRED TAXATION (CONTINUED)

Notes:

(@) This represents the tax effect of the temporary differences arising from the
fair value adjustments to the carrying amounts of assets and liabilities upon
acquisition of subsidiaries.

(b) This includes the tax effect of the temporary differences arising from the
adjustments to management accounts of certain subsidiaries to conform to
the Group’s policies of revenue recognition and capitalisation of property
development cost, which includes tax effect of the temporary difference arising
from PRC Enterprise Income Tax saving on LAT and amortisation of properties
for development and prepaid lease payments on land use rights.

(c) This represents the tax effect of the temporary differences arising from
the elimination of inter-company charges originally capitalised as cost of
properties under development, inventories of completed properties and
investment properties of subsidiaries.

For the purpose of presentation in the consolidated statement of
financial position, certain deferred tax assets and liabilities have been
offset. The following is the analysis of the deferred tax balances for
financial reporting purposes:

2014 2013

FET T

HK$’000 HK$’000

FELEFRTAEE Deferred tax liabilities 2,453,719 2,873,466
RIEFR IR & B Deferred tax assets (119,045) (171,703)
2,334,674 2,701,763

MRS IR - ANEEBEA AT R R F 2 R
B AR IEE 724,001,000 L (— 2 — =4 :
775,167,00078 7T (E%))) » W RIBEEF 2
18,252,000/ 7L ( =& — =4 : 18,252,000/
L) EMRARERIBEE - ARNEEEAR
AOm A - B EBLER T 2 FEIEET18705,749,000
BIT(ZZE—=% :756,915,000/8 7T (&%) ) 1
RELEREEE - AERBBEHEEBN =
T — N F DA BT X 8 i B HA 2 B518 670,725,000
BIL(ZZT—=4% : 724,100,000/ 7T ) o EAfth
SRR AMEFR BRR A ©

At the end of the reporting period, the Group has unused tax losses
of HK$724,001,000 (2013: HK$775,167,000 (restated)) available for
offset against future profits. A deferred tax asset has been recognised
in respect of HK$18,252,000 (2013: HK$18,252,000) of such losses.
No deferred tax asset has been recognised in respect of the remaining
HK$705,749,000 (2013: HK$756,915,000 (restated)) due to the
unpredictability of future profit streams. Included in unrecognised tax
losses are losses of HK$670,725,000 (2013: HK$724,100,000) that
will gradually expire until 2019. Other losses may be carried forward
indefinitely.
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46. IEFEBLIE ()

RIEHR  ANEEEMA THR 2 TRER
734,188,000/ 7L( —Z—=4 : 711,099,000
ETL) o SRR IR KT BE G FE R B 5 F) K 88
AESAZANRAERER  WASEWERL
AR E R E ERRIE RIS E

47 HEZH
AEEHHES

RBEEHR  ETREDEF2HHEAS =+
FRABEANMERZMENE L2 BEFE
YREARTERAR RN SEENENE
S - ARAZHEETHIZRA (S HERIZETR)
ZELEGFR - ABFZESTIIRETE
o HtiREMEZHERH —ETFRAE
RN B TABEABOEBLERE - XEEH
ETAREE € XMEh RO BEHEESIT

46.DEFERRED TAXATION (CONTINUED)

At the end of the reporting period, the Group has other deductible
temporary differences of HK$734,188,000 (2013: HK$711,099,000).
No deferred tax asset has been recognised in relation to such
deductible temporary difference as it is not probable that taxable
profit will be available against which the deductible temporary
differences can be utilised.

47.LEASE ARRANGEMENTS
The Group as lessor

At the end of the reporting period, certain investment properties are
leased out for a period of 20 years from the date of commencement
of operation of a lessee that occupies the properties, with a renewal
priority at the end of the lease at the open market value. The rentals
are calculated at a certain percentage of the revenue (net of value
added tax) of the lessee, with a minimum annual rental. Other
investment properties were leased out for periods ranging from 1

to 10 years and the majority of the leases did not have any renewal
priorities given to the lessees. The Group had contracted with tenants
for the following future minimum lease payments:

rEE

THE GROUP
2014 2013
FHET T
HK$/000 HK$’000
R—FZA Within one year 311,588 279,890

RE_FEERF In the second to fifth years

(BIEER™MT) inclusive 325,341 305,885
REFZ% After five years 58,617 64,889
695,546 650,664

RAHB R AW AR EAFE 5 & EER
Hsk B & £46,783,0008 L ( — T — =4 :
39,100,000 7T ) ©

Contingent rents which linked to the lessee’s turnover recognised
in income for the year amounted to HK$46,783,000 (2013:
HK$39,100,000).
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47 HEZH &) 47.LEASE ARRANGEMENTS (CONTINUED)
AEEREES The Group as lessee

RIMER - NEBEAZBSIZATERERIE At the end of the reporting period, the Group had commitments for

TABUHEN 2R ETNEBYE - BENE  future minimum lease payments under non-cancellable operating

W2 ARRERS - leases in respect of rented premises and plant and equipment which
fall due as follows:

2014 2013

FEx T

HK$’000 HK$’000

R—F2ZA Within one year 4,535 5,589
RE_FEFRF In the second to fifth years

(BiEERME) inclusive 6,019 12,977

REF 2% After five years = 2,447

10,554 21,013

LEHSBRANEAEEHNETHAEY  Operating lease payments represent rentals payable by the Group for
¥ HEREREZENES - AHKETHME  certain of its office properties and plant and equipment. Leases are

EHA—Z_1+4 HeT&- negotiated for a term ranging from 1 to 20 years at fixed rentals.
48. EANEGE 48.CAPITAL COMMITMENTS

rEE Z N
THE GROUP THE COMPANY

2014 2013 2014 2013
FTERT THET TExT THET
HK$’000  HK$'000  HK$'000  HK$'000

EENEHZZER Capital expenditure in respect of

XA - contracted commitments for:
—BERARZ — acquisition of land use rights in

{5 Rt the PRC 724,612 390,344 - _
—@EYWE  WEK - acquisition of property, plant and

B equipment - 396,844 - _
—BERBEAERE - acquisition of investment property

2B from a joint venture 181,361 - = -
—EERHNE — acquisition of available-for-sale

"B investment = 100,731 = -
—EARET — capital contribution to joint

amp ventures 75,949 506,329 — -
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49. HEEE 49. CONTINGENT LIABILITIES

@ AEERAATNR-_Z—WME+—A
=t+—BR-EBE—=Ft+-A=1+—
B2 #RETF

(@) At 31st December, 2014 and 31st December, 2013, the
Group and the Company had guarantees as follows:

F&E Z NG|
THE GROUP

THE COMPANY
2014 2013 2014 2013
TET TAT Tz TAT

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

R TMERBEEZ
I E R AIRTT

Guarantees given to banks in respect
of mortgage loans granted to

TEH R property purchasers 106,710 62,409 - -
ML THEAREEA  Guarantees given to banks in respect

ZRITIEEMRTT of banking facilities granted and

TEHHEAR - utilised by:

=G — subsidiaries - - 1,702,010 2,255,637

g — joint ventures 1,634,165 631,591 89,862 49,313
LA ERERG Guarantee given to banks in respect

BHAREAR of banking facility granted to

RITRE M but not yet utilised by

RITTELER joint ventures 778,861 1,291,139 209,241 -

b BH-—HeLEtEFAMEBEEE (b) A portion of a property for development that is held by a

#2,9200008 L (=ZF — =% :
2,997,000/ 70 ) S H TR ELE
WEMMEETRE L AL - 2
HELERE2IHBEETRL
HE R - BT 28D L e AR EE
BRTEREIN BB — ¥R
B ek ETEFME -

HAEE—RWNBARAFZAEMER
8 /440,699,000 8 (=T —=4F :
41,972,000 70) B —FERYHEIE
WEMEEETTRE T AT - 2R
ABAREE 2 T DR E#EITE
B B —BHLwEFREE
BREARMRBFFT I - BB —Fr 1
BEREETK °

AREBE R bl R e B R EE i
BEZEZAE  HLERIBEAHEL
i BREBNERTRZATE R
BERER  AEECHEBREE
HEE - WRBER LR 2B
MATRE T & EAE -

joint venture with carrying value of HK$2,920,000 (2013:
HK$2,997,000) is under idle land investigation by the local
authority. The piece of land owned by the joint venture
was held under several land use right certificates. The
development of more than half of the piece of land was either
completed or under development, except for a portion which
is retained for the remaining development of the whole
project.

Another property for development that is held by a
subsidiary of the Group with carrying value of approximately
HK$40,699,000 (2013: HK$41,972,000) is also under idle
land investigation by the local authority. This piece of land
owned by the subsidiary has been developed by several
phases and more than half was completed, except the last
portion which is under the planning approval by the local
authority.

The Group is currently working diligently to prevent the
possible classification as idle land, including negotiating
the feasibility of development plans with local authorities.
Based on legal advices, the Group has assessed the issue and
considers that the idle land confiscation may not materialise.
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49.

()

KBEE®E)

REE-ERANEZ —MANEEER
TﬁKEIW%@Thﬁiééé'ET
REAFERNNERR  RARIGHES

RIEHR R R E A $£493,899,0008 L (= F
—=4F  4E) o WIEPRIDATEETF © Z
R ERFBAREEF o $%laﬁ%
HREETHHREBREEZER %

AR AREEEC EXARHT -

BURFY I MENEETEZESRAEE
r— A B A T%ﬁ?@ﬁkﬁi@ﬁ
0 BRROEPEREEEES RIS

%M3mom%xﬁ_;*:¢-%9&h
ﬁ*ﬁ%%%gﬁﬁ% ZERGERPEH
bRt o EAKBERBEEER -
HETBRE#RTTEIRABLBERE, &
REREHAEBNM BRI EBEKRT
o,

49. CONTINGENT LIABILITIES (CONTINUED)

(c)

A former property management company of an investment
property of the Group initiated legal proceeding against
subsidiaries of the Group claiming for outstanding management
fees, utilities charges and late charges of approximately
HK$3,899,000 (2013: Nil) which are being disputed. The cases
are under trial by the court in the PRC. The Group has assessed
the claims and obtained legal advice, and considers that it is too
early to assess the possible liability at this stage.

The owners committee of a property in Shenzhen issued
proceeding against a subsidiary of the Group as the property
developer, claiming for the initial housing maintenance fund
together with interest amounted to approximately HK$4,340,000
(2013: Nil) and also provide a space for the use of property
management. The case is under trial by the court in the PRC.
The Group has assessed the claims and obtained legal advice,
and considers that the final outcome of the claim will not have
material effect on the financial position of the Group.
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50. R IKEFIFHE

AEE2ERBERERA BRI S 2 ER
FRE B ([ BRI 8] )) RARIR R TR S 156
MR-TTZF+ - AR BB EI([ 81
T8 - ZFA B EERAEE 2 EED
FRA  AXRATEZEEESHES - #
SRR RTEIKAL AT - RASBERRGTEIKE
ZEBFIEBEES BERAG B REER
BEHE - AR _ZETZEF T _A—H3MN
BMABZEEFR2EBRESHE -

HRaEetalkg  EERAEBZHK
BRERESABEHESZ25% AFIMELERA
30,000 (BE-ZE—ME A —HB##E - H
25,000787C M) - MBETHAZEAH BB
30,0008 7T * ANEE IV 1EH 5% TR o

BERAEE 2T AHRAERE RN ERHE
B - HEENAEBZTIHRFE BEEZH
KR EERFE Z20%E5%  mAEEEES%
E10%ZHH - MEREEREFAEREE
HRER AR DB R IRETE - EZ H#HK
BREAER  EHERRERE REEZZ
—=F+ - A=t—"HLEFERAERNRZZE—MO
F+-A=+—HULFER  WERBEMH
ERIE &5 - RIREEIAR W EAREER
£H BB 3 SR R A 21 T AR EE 2 AR 3R AT 3000 SR FE £+
HIREH -

RRBRP B B AR ES T R E
BT E 2 B B ERABHEEIZKE - I
BRAZERREEF S ZETEDL - FR
ZERRENGFEZES - AREZE—BER
QEAEONERRE S S hall s

Rz NWNF+_A=+—BILFE
A AEEEXNFZ2RARBRGEHRZA
39,086,000/8 70 (—ZE— =4 : 37,128,000/8
JL) °

50.RETIREMENT BENEFIT PLANS

The Group participates in both a defined contribution scheme which
is registered under the Occupational Retirement Scheme Ordinance
(“ORSO Scheme”) and a Mandatory Provident Fund Scheme (“MPF
Scheme”) established under the Mandatory Provident Fund Ordinance
in December 2000. The assets of the schemes are held separately from
those of the Group, in funds under the control of trustees. Employees
who were members of the ORSO Scheme prior to the establishment
of the MPF Scheme were offered a choice of staying within the ORSO
Scheme or switching to the MPF Scheme, whereas all new employees
joining the Group on or after 1st December, 2000 are required to join
the MPF Scheme.

For members of the MPF Scheme, both employees’ and the Group's
contributions are calculated at 5% of the employee’s monthly
relevant income, with the mandatory cap of HK$30,000 (increasing
from HK$25,000 since 1st June, 2014), and the Group will make 5%
top-up contribution if an employee’s monthly basic salary exceeds
HK$30,000.

The ORSO Scheme is funded by monthly contributions from the
employees at rates ranging from 0% to 5% and from the Group
at rates ranging from 5% to 10% of the employee’s basic salary,
depending on the length of service with the Group. Where there are
employees who leave the ORSO Scheme prior to vesting fully in the
contributions, the contributions payable by the Group are reduced
by the amount of forfeited contributions. During the year ended 31st
December, 2013 and 31st December, 2014, there was no forfeited
contributions used to set off contributions. At the end of the reporting
period, no forfeited contributions, which arose upon employees
leaving the ORSO Scheme, are available to reduce the contributions
payable in future years.

The employees of the Company’s subsidiaries established in the PRC
are members of state-managed retirement benefit schemes operated
by the PRC government. These subsidiaries are required to contribute
certain percentage of payroll costs to the retirement benefit schemes
to fund the benefits. The only obligation of the Group with respect to
the retirement benefit schemes is to make the specified contributions.

During the year ended 31st December, 2014, the Group made
contributions to the retirement benefits schemes of HK$39,086,000
(2013: HK$37,128,000).
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51. EREANT 2R Z RERR

AEBERBREALZEARS REHRIAT :

@ BEREATENZ
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gAME(FB)BRAT

(& HhE ) &

HIfB AR K

HEREZERRAR
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Z MR E]

— AR E YR A
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— [AIZR SR EUER Y
BEE

— AR SR B UER Y
MEEM

— [AIZR SR B UER Y
ERLHE

— AR SR B UER Y
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— H R

—NERAZ i)

(b) EaiEr —FHEAR
FEEBR AR ([FBE]) M

HE{B AR

(H7at ii)

— [ AN S B URER /Y
R

— REEBREAY
HAEREWA

— R EEBREAY
HERYE
IR
ON

— HAbFERBR K

51.RELATED PARTY TRANSACTIONS AND BALANCES

The Group had material transactions and balances with related parties

as follows:

(@) A major shareholder with
significant influence
Allied Properties (H.K.) Limited
(“APL") and its subsidiaries
and its ultimate holding
company and subsidiaries
of its ultimate holding
company
— Rent, property
management and
air-conditioning fees
charged to the Group
— Management fee
charged to the Group
— Interest expenses
charged to the Group
— Loan arrangement fee
charged to the Group
— Sundry expenses
charged to the Group
— Other payable
- Loan payable (Note i)

(b) A subsidiary of APL
Sun Hung Kai & Co. Limited

(“SHK”) and its

subsidiaries (Note ii)

— Insurance charged to
the Group

— Leasing agency income
earned by the Group

- Rental and property
management fee
income earned by
the Group

— Other payable

2014

Tz
HK$’000

2,940
21,480
2,237
108
108

5,866
44,977

1,279

15

4,958
4,216

2013
TAT
HK$’000

3,350
20,400
1,901
92

194

5,160
38,690

1,510

222

1,452
5,274
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51.BEBEALTZRE RE&RGE)

€ AEEZHBRRZ
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HEEE
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BIEEHZ
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— [AIZR SR B AR Y
FREMREREN
— E RN

e ETEEEEAR
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51.RELATED PARTY TRANSACTIONS AND

(CONTINUED)

(c) Non-controlling shareholders
of the Group's subsidiary

— Management fee charged
to the Group

— Loan payable (Note iii)

(d) A partnership of which a
Non-Executive Director of
the Company is a partner
— Legal and professional fees

charged to the Group
— Other payable

(e) Key management personnel
compensation
— Salaries and other
short-term benefits
— Post-employment costs

(f) Associates and joint ventures
— Rent earned by the Group
— Interest income earned
by the Group

— Dividend received or
receivable by the
Group (Note iv)

— Property management fee
charged to the Group

- Financial guarantee
granted and utilised
by the Group

— Other payable

2014

TR
HK$’000

90

1,394

30,493
677

759

4,532

139,263

3,707

1,634,165
5

BALANCES

2013
TATT
HK$'000

90
9,873

1,565
81

33,884

766

741

80,406

2,196

631,591
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51.EBEALTZRE KRR

BRARBIEBEME L RIKERARII L ZE
FIATBURTS & & TR ARG 0 #h s - 7N A ELEgE
BHEZREERARKBaE —FNBA
AEI S 2 D E AR A REEIIBE B A
Al 2 R RIS 12 R E WD - A
EOBREATZ RS I RERAR BRI
RAEFLTRAUARENETHERER
5 o

AEBETIEEEBABR —FKHEBEALRA
BREmEE 2 AR E 2 BB D FUEE
T o ZAAMAKEIRHEERY - WRAE
Bz EABRRAEMY EARE TR EEE
ANEBPRERGERER ZERCBRER
MR @B AT EEEF -

Tz EBRBIREREABNAEBEEA
NEZHEGE  TAoEE LR FEEE
BAB - OB &% A14,390,0008 T(=F
—=%F : 12,870,000/ 7T) » WEBIEE L2
FEEREABFHMA -

() ENERBEEMER  FAEXE60%ILFR
—T-RELAEE-

(i) BEMWEHARAETEATES  MIBE/BHE
WEN—HHEAT -

(i) ENERAEERER  FHXHI23%WTFRZ
T—NE+—RBE+-AFEE -

(ivy ZEBMERAREECER_ZE—NF+=A
=+—HLEFESTIRRE139,263,0008 (=T
—=14F : 80,406,000/ 70) + EPAEBRAFE
2 W HL6,316,00058 7T ( —ZZF —=4F : 192,279,000
BIL) c AEBTEHEYRREHRRRN|EBRE
+=EAAKEZ -

51.RELATED PARTY TRANSACTIONS AND BALANCES
(CONTINUED)

Apart from the renewed sharing of administrative services and
management services agreement entered into by the Company with
the ultimate holding company of APL, sub-leasing agreements entered
into by the Company with the ultimate holding company of APL and
a subsidiary of APL and insurance brokerage services agreement
and leasing agreements entered into by the Group with subsidiaries
of SHK, none of the above related party transactions constitutes a
discloseable connected transaction as defined in the Rules Governing
the Listing of Securities on the Stock Exchange.

Certain key management personnel of the Group received
remuneration from a company, or a wholly-owned subsidiary of such
company, which has significant beneficial interests in the Company.
Such company provided management services to the Group and
charged the Group a fee, which has been included in management
fee as disclosed in part (a) of this note, for services provided by those
personnel as well as others who were not key management personnel
of the Group.

The above-mentioned management fee is calculated by reference
to the time devoted by the management personnel on the affairs of
the Group and can be apportioned to the above key management
personnel. The total of such apportioned amounts, which has been
included in the key management personnel compensation above, is
HK$14,390,000 (2013: HK$12,870,000).

Notes:

(i) The loan payable bears interest at 6.0% per annum, is unsecured and
repayable in July 2015.

(i)  APL has significant influence on the Company and SHK is a subsidiary of APL.

(iii) The loan payable bore interest at 9.23% per annum, was unsecured and
repayable between November to December 2014.

(iv) The associate and joint ventures declared dividend of HK$139,263,000 (2013:
HK$80,406,000) during the year ended 31st December, 2014, while the Group
received HK$6,316,000 (2013: HK$192,279,000) in the current year. The
balance of dividend receivable is expected to be received by the Group within
twelve months after the end of the reporting period.
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52. EEEKH
RZE—WOE+=A=+—8H"

@ AEBEHEBEETHERARFEZME -
BMEREE FEBUE BRAY
¥ BERIVERE BREDEER®E
&9 Bl A214,851,0008 T ( — & — =
F : 326,148,000 % 7T ) * 1,765,562,000
B (ZF — = F : 1,390,970,000 /&
JT) ~ 1,394,118,000/8 T ( — T — =4 :
1,590,401,000 & 7T ) ~ 2,709,057,000
BIL(ZZF— =% : 556,210,000 7% JT )
% 7,233,815000 8 T ( =& — = F
7,072,113,000% 7T ) 45 IR1T1E A A S B &
BERTTIE B 2 I -

(b) NEBEGIRMEEA1,458,0008 L (==
— =14 : 1,452,000870) 25 R EE
AEMERZ T

(c) AEEEERMEES139,0008T(ZE—=
F 139,000/ 70) ZIRITHERIERMEE
RERIIBER 2 -

(d) AEEEEEER63,801,0008T( ==
—=F  EI)IZREMEEEMEERER
IRITEE 2 -

W=B-=F+-A=+-A"

(a) AEEKREEASRA5,680,00087T
11,393,000 7T 52 425,236,000/ 7T 2 $R1T
TR BUEERR—ERB AR 2 #Ee
BTIRITEAAEBARBITEE ZIME -

(b) ANEEBREEARDRE6,766,00075 T %
79,212,000 7T 2 $R1717 5k R H AR AR
T REBERA IR 2 KT -

52.PLEDGED ASSETS

At 31st December, 2014,

()

Property, plant and equipment, properties for development,
properties under development, inventories of completed
properties and investment properties of certain subsidiaries with
carrying values of HK$214,851,000 (2013: HK$326,148,000),
HK$1,765,562,000 (2013: HK$1,390,970,000), HK$1,394,118,000
(2013: HK$1,590,401,000), HK$2,709,057,000 (2013:
HK$556,210,000) and HK$7,233,815,000 (2013:
HK$7,072,113,000) respectively were pledged to banks for
banking facilities granted to the Group.

Properties for development with carrying value of HK$1,458,000
(2013: HK$1,452,000) were pledged against other loans.

Bank deposits with carrying value of HK$139,000 (2013:
HK$139,000) were pledged against mortgage loans granted to
property purchasers.

Investment properties with carrying value of HK$63,801,000
(2013: Nil) were pledged to bank for banking facility granted to
the property purchaser.

At 31st December, 2013,

(a)

Bank deposits, bills receivable and interest in a subsidiary of
certain subsidiaries with carrying values of HK$5,680,000,
HK$11,393,000 and HK$425,236,000 respectively were pledged
to banks for banking facilities granted to the Group.

Bank deposits and other principal protected deposits with
carrying value of HK$6,766,000 and HK$79,212,000 respectively
were pledged against the bills payable.
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53. X EBE A RS
531 BAR—RER

53.PARTICULARS OF PRINCIPAL SUBSIDIARIES

53.1General information of subsidiaries

BEAEHBEIN  TAEXIEWNBARHESRS  Particulars of principal subsidiaries which are incorporated and are
Ay WEEBEEBLEEE - 715 operating principally in Hong Kong except where otherwise indicated

LI

HERREE

Name of subsidiary

2R AR AT
Allied Cement Holdings Limitedvsv

REHEEABERARD
Beijing Nanhu Huayuan Apartment
Co., Ltd.

CBHREBRAH
CBI Investment Limited

RERLZFHEREHR AR
Changchun Tian An Real Estate
Development Co., Ltd.

BMRLHTERBRAR
Changzhou Tian An City
Development Co., Ltd.

FMRZBESEXRBRAF
Changzhou Tian An Landmark
Co., Ltd.®

EMRZTHEEERARLAFO

Changzhou Tian An Yuan Cheng
Real Estate Development
Company Limited®

B AR A R0 & i)
Cheerchoice Limited® & i

are as follows:

BERTEBRRE
AfMERZE D
Percentage of issued
BRTHE ordinary share capital/
EERRAE registered capital
EREEMELR ARQF*

Paid up issued ME D RS
ordinary share held by rEEENL
capital/Paidup  the Company*/ attributable TEEH
registered capital subsidiaries to the Group Principal activities
2014 2013 2014 2013

% % % %

HK$9,900,000 - 75 - 75 REER
Investment holding

US$15,600,000 100 100 100 100 PEERREE
Property development
and investment

HK$159,117,629 99.97 99.97 99.97 99.97  REER
Investment holding

RMB50,000,000 100 100 100 100  EERE
Property development

US$2,650,000 100 100 100 100  EERE
Property development

US$8,000,000 100 100 100 100 PEERREE
Property development
and investment

US$32,300,000 100 100 100 100  EERE
Property development

US$1 100 100 100 100 WERE
Property investment
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531 BAR—RER (&)

MERRERE

Name of subsidiary

ERERARAT
Chinaland Management Limited

BHMEEE(LE)BRAR
Cornell Properties Services
(Shanghai) Co., Ltd.(

NERLEMERBERR AR
Dalian Tian An Property
Development Co., Ltd.

RNEXLZEREKREAR QRO
Dalian Tian An Tower Co., Ltd.(®

ETEHBERARY

Grandview Square Limited®

ETSEARARY
Grand Kings Limited®

Grand Rise Investments Limitedi

ETERSARAR
GRP VI Limited?

EETRAF B ERAT
Huiyang Danshui Xinyangcheng
Construction Company Limited®

EBERARDFY

Jack Rock Development Limited i

53.PARTICULARS OF PRINCIPAL SUBSIDIARIES

(CONTINUED)

53.1General information of subsidiaries (continued)

ERITHE
BERRE
ERRERER
Paid up issued
ordinary share
capital/Paid up
registered capital

HK$200

US$620,000

US$6,800,000

US$29,000,000

HK$2

HK$2

US$1

HK$3,756

HK$50,000,000

HK$604,108,798

BRTEBRRE
AMER BRI
Percentage of issued
ordinary share capital/
registered capital

AT
WEARRE
held by FEBEEMS
the Company*/ attributable
subsidiaries to the Group
2014 2013 2014 2013
% % % %
100* 100* 100 100
100 100 100 100
60 60 60 60
100 100 100 100
100 100 100 100
100 100 100 100
100 100 100 100
100 100 100 100
100 100 100 100
- 68.40 - 68.40

FEER

Principal activities

REER
Investment holding

MEEEMREER

Property management
and investment
holding

MERR

Property development

MEFRIIKE
Property development
and investment

MERE

Property investment

MERE

Property investment

AR
Investment holding

MERE

Property investment

MEBRIRE
Property development
and investment

AR

Investment holding
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53. T EME A RIS Z)

531 B AR —RER#)

ERITHR
BERRE
EHRERER
Paid up issued
ordinary share
capital/Paid up
registered capital

MEATAE

Name of subsidiary

EREREBRAR HK$2
Join View Development Limited
Kylie Nominees Limited HK$2

HRAMEFARAFD
Nanjing Tiandu Industry Co., Ltd.®

US$13,500,000

HRAEEEABAF
Nanjing Tianning Real Estate
Co., Ltd.

US$41,000,000

AR RUERRBAERAT
Nantong Tian An Cyberpark
Development Company Limited

RMB121,621,830

LESEEZEAR AR
Shanghai Greentree | Company
Ltd.

RMB275,933,200

EEYESERR AR
Shanghai Greentree Il Company
Ltd. (i

RMB266,315,300

BEEREERR AR
Shanghai Haibo Real Estate
Limited

RMB260,000,000

PEEERELEBR AR
Shanghai Haiguang Real Estate
Holdings Limited

RMB37,000,000

ERTEBRRE
AMER BRI
Percentage of issued
ordinary share capital/
registered capital

LN
WEARRE
held by A
the Company*/ attributable
subsidiaries to the Group
2014 2013 2014 2013
% % % %
100 100 100 100
100 100 100 100
100 100 100 100
100 100 100 100
100 100 100 100
100 100 100 100
100 100 100 100
100 100 100 100
100 100 100 100

53.PARTICULARS OF PRINCIPAL SUBSIDIARIES
(CONTINUED)

53.1General information of subsidiaries (continued)

ETEXE

Principal activities

PR IRTS

Money lending services

REAE AR
Provision of nominee
services

MEBRERIE
Property development
and investment

MEER

Property development

MEER

Property development

MEBRERIE
Property development
and investment

MEBRERIE
Property development
and investment

MERE

Property investment

MERE

Property investment
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53. T EME A RIS Z)

531 BAR—RER (&)

WEAREE

Name of subsidiary

HEEREEERAT
Shanghai Haisen Real Estate
Limited(

LEBREXARAF
Shanghai Haiyi Real Estate Limited®

LBRIUEHAZESBRARD
Shanghai Sheshan Country Club
Company Limited®

LBRZRORERRARD
Shanghai Tian An Centre Building
Co., Ltd.®

LERZEEEAR AR
Shanghai Tianan Riverview
Co., Ltd.®

PEXRFEFEHERRATD
Shanghai Tianyang Real Estate
Co., Ltd.

Strait Investments (Shanghai)
Limitedti

BB AR
Sun Hai Tung Co., Ltd.i

FOBE(RE) AR AR
Sun Hung Kai (China) Limited®

53.PARTICULARS OF PRINCIPAL SUBSIDIARIES

(CONTINUED)

53.1General information of subsidiaries (continued)

CBRITHR
BERRE
EHREMER
Paid up issued
ordinary share
capital/Paid up
registered capital

RMB140,000,000

RMB66,000,000

US$36,240,000

Us$28,000,000

RMB50,000,000

RMB50,000,000

Us$47,500,000

Us$30,000,000

HK$2,000,000

BERTEERRE
AMERZBEAL
Percentage of issued
ordinary share capital/
registered capital

AT
HMEQREE
held by A EBEL
the Company*/ attributable TEXH
subsidiaries to the Group Principal activities
2014 2013 2014 2013
% % % %
100 100 100 100 MERE
Property investment
100 100 100 100 MERE
Property investment
100 100 100 100  #E#EE
Property development
98 98 98 98  MEFERNMRE
Property development
and investment
99 99 99 9  MEFRIRE
Property development
and investment
100 100 100 100 YEERIRE
Property development
and investment
99.99 99.99 99.99 99.99 KEEK
Investment holding
100 100 100 100  MEFRMREER
Property development
and Investment
holding
100* 100* 100 100 MERE

Property investment



TIAN AN CHINA INVESTMENTS COMPANY LIMITED
Annual Report 2014

216

REMBHRXKE
NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

HE-_Z-—NWE+-_A=+—HLFE
For the year ended 31st December, 2014

53.PARTICULARS OF PRINCIPAL SUBSIDIARIES
(CONTINUED)

53. T EME A RIS Z)

53.1General information of subsidiaries (continued)

531 B AR —RER#)

ERTEBRRE
AMER BRI
Percentage of issued
ordinary share capital/
registered capital

ERITAR
BERRA,

EHRERER

Paid up issued
ordinary share

AR/
MEARREE
held by

AEEESG

MEBARAE capital/Paid up the Company*/ attributable TEEK
Name of subsidiary registered capital subsidiaries to the Group Principal activities
2014 2013 2014 2013
0/0 0/0 O/D
TARERGERAF] HK$2 100 100 100 100 RERERS
T.A. Secretarial Services Limited Provision of secretarial
services
Tanya Nominees Limited HK$2 100 100 100 100 fREREARE
Provision of nominee
services
AL FEERBRAT HK$2 100* 100* 100 100 REZBRESFREER
Tian An China Enterprise Limited Investment holding and
securities dealing
REhEBERFHEREBRAR HK$2 100* 100* 100 100 KEERK
Tian An China Hotel and Property Investment holding
Investments Company Limited
RERECRINBRAR HK$360,000,000 100 100 100 100  MERERBEER
Tian An Investments (Shenzhen) Property investment
Co., Ltd.t and investment
holding
AL (L ERBRAF HK$2 100* 100* 100 100 &R
Tian An Pearl River Company Investment holding
Limited
Rz (L8 RABRAR US$30,000,000 100® 100 100 100  MEFRREER
([RZ L& )w REER
Tian An (Shanghai) Investments Property development
Co., Ltd. (“TASH")i and investment and

investment holding
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53.PARTICULARS OF PRINCIPAL SUBSIDIARIES
(CONTINUED)

53. T EME A RIS Z)

53.1General information of subsidiaries (continued)

531 BAR—RER (&)

ERTEBERRE
AMER BRI
Percentage of issued
ERTHE ordinary share capital/
EBRRE registered capital
EAEERER ARF*
Paid up issued MEARREE
ordinary share held by REBER
HEAT SR capital/Paid up the Company*/ attributable TEEHR
Name of subsidiary registered capital subsidiaries to the Group Principal activities
2014 2013 2014 2013
% % %

Az (R EXERARDAD HK$150,000,000 100 100 100 100 #EER
Tian An (Shenzhen) Enterprise Property development

Development Ltd.(
EHRCEBREFRARAFD RMB197,174,341 100 100 100 100 #MEER
Tianan Intelligent Park Properties Property development

(Wuxi) Co., Ltd.@
RERLZZHEEREFRATD  RMB550,000,000 100 100 100 100 #EER
Tianjin Tian An Science Parks Property development

Development Limited®
BHALLERBRARD US$5,000,000 95 95 95 95  MEZE
Wuxi Redhill Properties Co., Ltd( Property development
BHAEEFRARARD US$18,400,000 100 100 100 100 #MEER
Wuxi Tianxin Properties Co., Ltd. Property development
ERRBRERBROF US$12,000,000 88 88 87.97 8797 WEBERLE
Zhao Qing Golf and Development BRAIE

Co., Ltd.® Property development

and golf course
operation

ANELERMARREEAE RMB273,500,000 100 100 100 100 EER

LEBRAT Property development
FEBREBREMESR AT US$50,000,000 100 100 99.99 99.99 WFERE

Property development

EEBEFIbEERER AR RMB900,000,000 100 100 100 100  WMEERE

Property development
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53. T EME A RIS Z)

531 B AR —RER ()

() EBEFELEEF-

(i) AR BRI R B AL S E(E o
(i) FESRB MR BT B EMAKL -

(iv) ARREEBERLT LB60%ER © MR T 240%
e Bl — B A RIS -

(v ERSHREEMRZINEL LT  BEZARZ
E—SHBENEAMZREA -

vi) RER - BEHEBEIRERER QR X56.06%
i REZARZHBTERE S BEAELEER
ﬁo

(vii) RFEA - BEHEZMEB QR 2 —FIER A R50%1H
= RAREKRABAERE -

AEFPIEETDEESRAREAEE 2 RERE
EREATEZNBAR - EFERRIIHEAM
MBARZFHIEESTEBRILE -

BEARFRIIRA EMMHNE AR HEREEE
%O

53.PARTICULARS OF PRINCIPAL SUBSIDIARIES
(CONTINUED)

53.1General information of subsidiaries (continued)

Notes:

(i)  Operating principally in the PRC.

(ii)  Established and operating principally in the PRC.
(iii) Incorporated in the British Virgin Islands.

(iv) The 60% interest in TASH is held directly by the Company and the remaining
40% is held by a subsidiary.

(v) Incorporated in the Cayman Islands and is listed in Hong Kong, further details
are available in its published accounts.

(vi) During the year, approximately 56.06% interests in Allied Cement Holdings
Limited were disposed of and the remaining interests retained in that company
are classified as an available-for-sale investment.

(vii) During the year, 50% interests in the holding company of this subsidiary were

disposed of and it has become a joint venture.

The above table lists the subsidiaries of the Company which, in the
opinion of the Directors, principally affected the results or assets of
the Group. To give details of other subsidiaries would, in the opinion
of the Directors, result in particulars of excessive length.

None of the subsidiaries had any debt securities outstanding at the
end of the year.
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53. T EME A RIS Z)

SBEEERFEREZENFZEWE
NCIEES

TR B EAFEREROIEEHEA
Astts

53.PARTICULARS OF PRINCIPAL SUBSIDIARIES
(CONTINUED)

53.2Details of non wholly-owned subsidiaries that have
material non-controlling interests

The table below shows details of non wholly-owned subsidiaries of

the Group that have material non-controlling interests:

FEREGEERT
R ER EERRABML
TEEXHY Percentage of ownership of BH(BR)PRE
Place of incorporation issued ordinary share capital FERER itk ER gL
HEARER and principal place of held by non-controlling  Profit (loss) allocated to non-  Accumulated non-controlling
Name of subsidiary business interests controlling interests interests
2014 2013 2014 2013 2014 2013
TAL TAL TAL THL
% % HK$'000 HK$'000 HK$'000 HK$'000
R EERER AR REHS
Allied Cement Holdings Limited Cayman lslands = 25 862 21,713 = 635,844
EEYRARAA Bl
Jack Rock Development Limited Hong Kong - 31.60 (16,162) (21,296) - 271,729
ERFEERES  ERIEEANBAT
Individually immaterial subsidiaries with
non-controlling interests (12,837) (4,456) 32,633 45,462
(28,137) (4,039) 32,633 953,035

BRAEEE ARG E R ERNIER
BB AROMBERBER T o oI
BEREEERNEHAESE -

Summarised financial information in respect of each of the Group’s
subsidiaries that has material non-controlling interests is set out
below. The summarised financial information below represents
amounts before intragroup eliminations.
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53. T EMff B A BB #E) 53.PARTICULARS OF PRINCIPAL SUBSIDIARIES
(CONTINUED)
B2EBERFEZEREZWNIIEZEKE 53.2Details of non wholly-owned subsidiaries that have
NFFHEE) material non-controlling interests (continued)

%ﬁ %}j() BEBRERAGREN B AR Allied Cement Holdings Limited and its subsidiaries (Note a)
fita

2014
THET
HK$’000
MEVEE Current assets = 1,109,738
ERBEE Non-current assets = 516,258
mEAE Current liabilities = (319,332)
ERBEE Non-current liabilities = (96,356)
Bt A KRIEIR B TR A T Equity attributable to owners of
MRER MG 2 e Allied Cement Holdings Limited — 780,139
& RRIERBRATLZ Non-controlling interests of
MELRZ subsidiaries of Allied Cement
FEIERA S Holdings Limited = 430,169
RAEE Equity attributable to the
SEERZ non-controlling interests
FEPE AR R AR before fair value
JEfh 2 #Ews adjustments = 625,204
NABE Equity attributable to the
EkeSt non-controlling interests
FEVERR S after fair value
FEAG 2 adjustments = 635,844
WA Revenue = 703,468
& A Expenses = (51,866)
RNF R Profit for the year = 46,222
RNEEHEMEE Other comprehensive income
Weas for the year = 29,299
RFEREW R Total comprehensive income

Pk for the year = 75,521




22 1 iﬁzﬁiéﬁﬁﬁﬁﬁ’aﬁl

REMBHRXKE
NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS

BE-TME+-A=+—AILFE
For the year ended 31st December, 2014

53. X EMBARFE®) 53.PARTICULARS OF PRINCIPAL SUBSIDIARIES
(CONTINUED)

S2BMBEERFEREZWIIEZEKNE 53.2Details of non wholly-owned subsidiaries that have
YNCIES €= material non-controlling interests (continued)

BAEKEERERAGRENE L F Allied Cement Holdings Limited and its subsidiaries (Note a)

(Kifata) (&) (continued)
2014 2013
FEx T
HK$’000 HK$’000
VNN Profit attributable to owners of
FEL & A (Hfath) the Company (Note b) 2,018 24,669
FEtER Profit attributable to the
AR T non-controlling interests
(Hfztb) (Note b) 862 21,713
REE N (M aEb) Profit for the year (Note b) 2,880 46,382
NARIRERFE(S Other comprehensive (expense)
HEmzE(ER) income attributable to owners
Wz (H1aEb) of the Company (Note b) @3) 14,974
SRR R RS Other comprehensive income
Efh Al attributable to the non-
(HzEb) controlling interests (Note b) - 15,148
AEEzEMEAE(ER) Other comprehensive (expense)
Wz (f1atb) income for the year (Note b) 3) 30,122
KRR RIRREG Total comprehensive income
2HEWE attributable to owners of
B (HatD) the Company (Note b) 2,015 39,643
SRR RS Total comprehensive income
2HKE attributable to the
4aE non-controlling interests
(Htath) (Note b) 862 36,861
REE2EWER Total comprehensive income for

wmE (D) the year (Note b) 2,877 76,504
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53. T EME A RIS Z)

SBEEEARFEREENHZEWE
G E )

BEKEZRERRAIRARE R &
(Bfata) ()

53.PARTICULARS OF PRINCIPAL SUBSIDIARIES
(CONTINUED)

53.2Details of non wholly-owned subsidiaries that have
material non-controlling interests (continued)

Allied Cement Holdings Limited and its subsidiaries (Note a)
(continued)

2014
F

HK$’000

RAREZZY T Faged

Dividends paid to non-controlling

s interests = 13,077
FAREEXEEZ Net cash used in operating

REFE activities (41,102) (64,462)
REFREEB R EFE Net cash from investing activities 4,452 105,664

kE(AR)BEXBZ Net cash from (used in) financing
REFE activities 15,856 (32,527)
WEFORL)RA Net cash (outflow) inflow (20,794) 8,675
Hiaz - Notes:

a. RBE-Z-—NF+-A=+—RLFER - B
BRRERERATDREMBARSHIEE » AT
B RBELREA -

b. WELHEERHRBR_ZTAFRERBRAR
Y  BERERE LRz ENEER
RERTIYEFEZ AABERE - ZEHER
BIRE R AIORERARARRA

a. Allied Cement Holdings Limited and its subsidiaries have been disposed of
during the year ended 31st December, 2014 and the information shown is up
to the disposal date.

b.  The amounts have been adjusted for the fair value adjustments on property,
plant and equipment, prepaid lease payments of land use rights and inventories
of completed properties upon acquisition of subsidiaries in 2009. These
subsidiaries are currently held by Allied Cement Holdings Limited.
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53. T EMff B A TFEE) 53.PARTICULARS OF PRINCIPAL SUBSIDIARIES
(CONTINUED)

S2BMBEERFEREZWIIEZEKNE 53.2Details of non wholly-owned subsidiaries that have
YNCIES €= material non-controlling interests (continued)

EBEEREERAGRENBE 2 (Kta) Jack Rock Development Limited and its subsidiaries (Note a)

2014 2013
TERT FHET
HK$’000 HK$’000
MEVEE Current assets - 57,141
BN EE Non-current assets = 382,804
mENAE Current liabilities = (186,125)
EmEAE Non-current liabilities = (11,392)
AREBEFHBAZ Equity attributable to the
FEFER AR non-controlling interests before
&ML 2 #Ews fair value adjustments = 76,607
ARBEFARRL Equity attributable to the
E el non-controlling interests after
FEIG 2 #e = (Hath) fair value adjustments (Note b) - 271,729
WA Revenue = -
EH Expenses - (53,051)
AEFEGE Loss for the year = (52,349)
RFEZzHMbZE Other comprehensive income
e for the year = 7,057
rFEETHER Total comprehensive expense for

Haza the year = (45,292)
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53. X EMBARFE®) 53.PARTICULARS OF PRINCIPAL SUBSIDIARIES
(CONTINUED)

B2BEBERFEEZEREZWNIIEZEKNE 53.2Details of non wholly-owned subsidiaries that have
NBFEE) material non-controlling interests (continued)

EERRERAGRER B L (Hita) Jack Rock Development Limited and its subsidiaries (Note a)

(&) (continued)
2014 2013
FTHET FAT
HK$’000 HK$’000
AR IEIL B R Loss attributable to owners of

(Hizth) the Company (Note b) (34,983) (46,095)
IR R IR e 1R Loss attributable to the non-

(H1izhb) controlling interests (Note b) (16,162) (21,296)
REEZEEMEDb) Loss for the year (Note b) (51,145) (67,391)
R RIRREG Other comprehensive income

Hib2miss attributable to owners of the

(K15th) Company (Note b) - 4,827
SRR RS Other comprehensive income

HEiv 2 Al attributable to the non-

(K15tb) controlling interests (Note b) - 2,230
NEE 2 A2 E R Other comprehensive income for

(H173D) the year (Note b) - 7,057
A RIRERFE(S Total comprehensive expense

>HEEBREE attributable to owners of

(K15th) the Company (Note b) (34,983) (41,268)
FEVERR S FE (L Total comprehensive expense

FHEEBRBE attributable to the non-

(H1ith) controlling interests (Note b) (16,162) (19,066)
REEZHEER Total comprehensive expense

“ARE (B 7th) for the year (Note b) (51,145) (60,334)
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53. T EME A RIS Z)

SBEEERFEREZENFZEWE
REFHEE)

EERRERAGREHNE LA (K ita)

(%)

53.PARTICULARS OF PRINCIPAL SUBSIDIARIES
(CONTINUED)

53.2Details of non wholly-owned subsidiaries that have
material non-controlling interests (continued)

Jack Rock Development Limited and its subsidiaries (Note a)
(continued)

2014 2013

TR T
HK$’000 HK$’000

Bz 2

Dividends paid to non-controlling

[es interests - -
AREEES Net cash used in operating

ReFE activities (33,764) (18,574)
ARREES 2 Net cash used in investing

ReFE activities (9,305) (41,593)
KE(AR)BIEERKZ Net cash from (used in) financing

ReFE activities 39,941 (39,497)
HEeFERD Net cash outflow (3,128) (99,664)

Kiat - Notes:

a. RBE-Z-—NF+-A=+—RLFERN " B
BERARATDREHEARCHEE @ FHIE
HRBELER -

b. WESHECHBEREBERERARAAN H HE
BRROXNRBERTYEFEZOABERE -

a. Jack Rock Development Limited and its subsidiaries have been disposed of
during the year ended 31st December, 2014 and the information shown is up
to the disposal date.

b.  The amounts have been adjusted for the fair value adjustments on properties
for development and inventory of properties under development upon
acquisition of Jack Rock Development Limited.
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TERELEFE

RBEHAR  NREERTIHEELXHEAE
7 RAEHAN  BERAREEEEHES
BT S R A B A

54.PARTICULARS OF PRINCIPAL JOINT VENTURES

At the end of the reporting period, the Group had interests in the
following joint ventures which are corporate joint ventures established
in the PRC except where otherwise indicated:

BELEER

Name of joint venture

ERREAEERAR]

Beijing Tian An Building Company
Limited

Foo Chow Holdings Limited

BENMHERSMEMXEZERERAT

Guangzhou Panyu Hi-Tech Ecological

Park Development Co., Ltd.

Multi Major Investment Corporation‘ii

SunCore Holdings Ltd(i

AZEE(RE)FEREARAT
Tianan Summit (Fujian) Real Estate
Development Co., Ltd

Ultimate Success Investment
Corporation(i

FMRLZHEREXEFR AT

ERRRZEIEHAR LA

REMAL BB AR LA

AW PG
TEREMHE BEXFDLE
Principal place Percentage of registered FE
of operation capital held by the Group Principal activities
2014 2013
% %
1R 400 400 YEKRE
Beijing Property investment
RERRES 50 - REEK
British Virgin Islands Investment holding
58 506 500 WRERKLRE
Panyu Property development
and investment
RERERRS 500 5000 FEIERY
British Virgin Islands Investment holding
RERERRS 500 5000 FEIERY
British Virgin Islands Investment holding
&M 34.2( - MEREE
Fuzhou Property development
REERES 500 5000 FEIERR
British Virgin Islands Investment holding
wIM 501 500 MREBRREE
Changzhou Property development
and investment
BE 501 500 RBRNFE
Chongqing Property development
and investment
Rz 390 390 MEBELIKE
Dongguan Property development

and investment
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54 TESEMEFEE ) 54.PARTICULARS OF PRINCIPAL JOINT VENTURES
(CONTINUED)
A& B A R
FTERE R EXFHI
EHPELR Principal place Percentage of registered FEHXH
Name of joint venture of operation capital held by the Group  Principal activities
2014 2013
% %o
BLT R BB AR QA B0 450 450 PEBRENIKE
Foshan Property development

and investment

TRRZEBHEXBR AR T 504 500 RBRREE
Jiangyin Property development
and investment

RINRLZMEEEERAT il 50 50 MIEREELEER
Shenzhen Property management
and investment
holding
RYINTRE R R L BB AR LA il 501 500 ¥RBRELIE
Shenzhen Property development

and investment

FRINRLZEEREERERAA 23l 50 50 MERERE
Shenzhen Property development
REHHER(EE)ERAF] w 50 50 WMERERANRENKE
Shenzhen R

Property development
and investment and
investment holding

RERZHEHAR A R 50 5000 MEBHRIKE
Tianjin Property development
and investment

BEERLRBIBHAERAT S 500 500 #)EER
Qingdao Property development
Azt - Notes:
(i) MREEEEZENERGE  KNEBEAMESEE () Based on the contractual agreements between the venturers, the Group and
AR 2 I RS EBRER S RIZE SR - other venturers have joint control over the financial and operating policies of

the company.

(i) ZARR—EaErE(RLEWEH(EE)BRZA (i) The company is a subsidiary of a joint venture, KL E#EH (£EH) BRA AL
AZHWBAT -

(i) ZARBBEREMBARFERE EWRG - (iii) The company holds Taiwan listed shares through its wholly-owned
subsidiaries.

(iv) ZATFR—HEEER%EFoo Chow Holdings Limited  (iv) The company is a subsidiary of a joint venture, Foo Chow Holdings Limited.

ZHMIBATE -
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2010 2011 2012 2013 2014
THT THT THT THT TET
HK$'000 HK$'000 HK$'000 HK$'000 HK$'000
ES RESULTS
N Revenue 1,411,986 1,986,707 1,410,086 1,733,315 1,031,785
FRADRIRREN Profit for the year attributable to
by owners of the Company 1,326,748 747,019 401,403 337,564 1,284,522
EERER ASSETS AND LIABILITIES
BEE Total assets 20,433,978 22,885,881 24,864,834 28,603,998 28,531,659
waE Total liabilities 7,723,931 8,952,042 10,452,520 13,586,625 13,053,855
R S Non-controlling interests 767,658 785,323 953,929 953,035 32,633
AARIREIENS Equity attributable to owners of
P the Company 11,942,389 13,148,516 13,458,385 14,064,338 15,445,171
2010 2011 2012 2013 2014
REREE PER SHARE BASIS
BREARRNEL) Basic earnings per share (HK cents) 88.05 49.58 26.64 22.40 85.25
TR E (B Dividend per share (HK cents) 10 4 4 6.5 10
SREEFEET) Net assets per share (HK$) 7.9 8.7 8.9 9.3 10.3
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