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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING 
POLICIES (Continued)

Revenue recognition (Continued)

Sales of properties

Revenues are recognised when or as the control of the asset is transferred 
to the purchaser. Depending on the terms of the contract and the laws 
that apply to the contract, control of the asset may transfer over time or at 
a point in time. Control of the asset is transferred over time if the Group’s 
performance:

• provides benefits which are received and consumed simultaneously 
by the purchaser; or

• creates and enhances an asset that the purchaser controls as the 
Group performs; or

• does not create an asset with an alternative use to the Group and 
the Group has an enforceable right to payment for performance 
completed to date.

If control of the asset transfers over time, revenue is recognised over the 
period of the contract by reference to the progress towards complete 
satisfaction of that performance obligation. Otherwise, revenue is 
recognised at a point in time when the purchaser obtains control of the 
asset.

The progress towards complete satisfaction of the performance obligation 
is measured based on the Group’s efforts or inputs to the satisfaction of 
the performance obligation that best depict the Group’s performance in 
satisfying the performance obligation.

In determining the transaction price, the Group adjusts the promised 
amount of consideration for the effect of a financing component if it is 
significant.

For property development and sales contracts for which the control of 
the property is transferred at a point in time, revenue is recognised when 
the purchaser obtains the physical possession or the legal title of the 
completed property and the Group has a present right to payment and 
the collection of the consideration is probable.
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING 
POLICIES (Continued)

Revenue recognition (Continued)

Property management service income

Property management service income derived from the provision of 
property maintenance and management services is recognised when the 
relevant services are rendered and the customer simultaneously receives 
and consumes the benefits provided by the entity’s performance as the 
entity performs.

Management consulting services

Management consulting service income derived from the provision of 
support services in connection with development of property projects 
is recognised when the relevant services are rendered and the customer 
simultaneously receives and consumes the benefits provided by the 
Group.

Revenue from other sources

Rental income is recognised on a time proportion basis over the lease 
terms. Variable lease payments that do not depend on an index or a rate 
are recognised as income in the accounting period in which they are 
incurred.

Other income

Interest income is recognised, on an accrual basis using the effective 
interest method by applying the rate that discounts the estimated future 
cash receipts over the expected life of the financial instrument of the net 
carrying amount of the financial asset.

Dividend income is recognised when the shareholders’ right to receive 
payment has been established, it is probable that the economic benefits 
associated with the dividend will flow to the Group and the amount of 
the dividend can be measured reliably.
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING 
POLICIES (Continued)

Contract assets

A contract asset is the right to consideration in exchange for goods 
or services transferred to the customer. If the Group performs by 
transferring goods or services to a customer before the customer pays 
consideration or before payment is due, a contract asset is recognised for 
the earned consideration that is conditional. Contract assets are subject to 
impairment assessment, details of which are included in the accounting 
policies for impairment of financial assets.

Contract liabilities

A contract liability is recognised when a payment is received or a payment 
is due (whichever is earlier) from a customer before the Group transfers 
the related goods or services. Contract liabilities are recognised as revenue 
when the Group performs under the contract (i.e., transfers control of the 
related goods or services to the customer).

Contract costs

Other than the costs which are capitalised as inventories, property, plant 
and equipment and intangible assets, costs incurred to fulfil a contract 
with a customer are capitalised as an asset if all of the following criteria 
are met:

(a) The costs relate directly to a contract or to an anticipated contract 
that the entity can specifically identify.

(b) The costs generate or enhance resources of the entity that will 
be used in satisfying (or in continuing to satisfy) performance 
obligations in the future.

(c) The costs are expected to be recovered.

The capitalised contract cost assets are amortised and charged to profit 
or loss on a systematic basis that is consistent with the transfer to the 
customer of the goods or services to which the asset related. Other 
contract costs are expensed as incurred.
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING 
POLICIES (Continued)

Employee benefits

The employees of the Group’s subsidiaries which operate in Mainland 
China are required to participate in a central pension scheme operated 
by the local municipal government. These subsidiaries are required 
to contribute a certain proportion of these payroll costs to the central 
pension scheme. The contributions are charged to profit or loss as they 
become payable in accordance with the rules of the central pension 
scheme.

Other employee benefits

Pension scheme

The Group operates a defined contribution Mandatory Provident Fund 
retirement benefit scheme (the “MPF Scheme”) under the Mandatory 
Provident Fund Schemes Ordinance for those employees who are eligible 
to participate in the MPF Scheme. Contributions are made based on 
a percentage of the employees’ basic salaries and are charged to the 
statement of profit or loss as they become payable in accordance with 
the rules of the MPF Scheme. The assets of the MPF Scheme are held 
separately from those of the Group in an independently administered 
fund. The Group’s employer contributions vest fully with the employees 
when contributed into the MPF Scheme.

The employees of the Group’s subsidiaries which operate in Mainland 
China are required to participate in a central pension scheme operated 
by the local municipal government. These subsidiaries are required to 
contribute a certain percentage of their payroll costs to the central pension 
scheme. The contributions are charged to the statement of profit or loss as 
they become payable in accordance with the rules of the central pension 
scheme.
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING 
POLICIES (Continued)

Borrowing costs

Borrowing costs directly attributable to the acquisition, construction 
or production of qualifying assets, i.e., assets that necessarily take a 
substantial period of time to get ready for their intended use or sale, 
are capitalised as part of the cost of those assets. The capitalisation of 
such borrowing costs ceases when the assets are substantially ready for 
their intended use or sale. Investment income earned on the temporary 
investment of specific borrowings pending their expenditure on 
qualifying assets is deducted from the borrowing costs capitalised. All 
other borrowing costs are expensed in the period in which they are 
incurred. Borrowing costs consist of interest and other costs that an entity 
incurs in connection with the borrowing of funds.

Dividends

Final dividends are recognised as a liability when they are approved 
by the shareholders in a general meeting. Proposed final dividends are 
disclosed in the notes to the financial statements.

Interim dividends are simultaneously proposed and declared, because 
the Company’s memorandum and articles of association grant the 
directors the authority to declare interim dividends. Consequently, 
interim dividends are recognised immediately as a liability when they are 
proposed and declared.

Foreign currencies

These financial statements are presented in RMB, which is the Group’s 
presentation currency. The functional currency of the Company is the 
Hong Kong dollar while RMB is used as the presentation currency of the 
financial statements of the Company for the purpose of aligning with the 
presentation currency of the Group. Each entity in the Group determines 
its own functional currency and items included in the financial statements 
of each entity are measured using that functional currency. Foreign 
currency transactions recorded by the entities in the Group are initially 
recorded using their respective functional currency rates prevailing at 
the dates of the transactions. Monetary assets and liabilities denominated 
in foreign currencies are translated at the functional currency rates of 
exchange ruling at the end of the reporting period. Differences arising 
on settlement or translation of monetary items are recognised in profit or 
loss.
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING 
POLICIES (Continued)

Foreign currencies (Continued)

Non-monetary items that are measured in terms of historical cost in a 
foreign currency are translated using the exchange rates at the dates of 
the initial transactions. Non-monetary items measured at fair value in 
a foreign currency are translated using the exchange rates at the date 
when the fair value was measured. The gain or loss arising on translation 
of a non-monetary item measured at fair value is treated in line with 
the recognition of the gain or loss on change in fair value of the item 
(i.e., translation difference on the item whose fair value gain or loss 
is recognised in other comprehensive income or profit or loss is also 
recognised in other comprehensive income or profit or loss, respectively).

In determining the exchange rate on initial recognition of the related 
asset, expense or income on the derecognition of a non-monetary asset or 
non-monetary liability relating to an advance consideration, the date of 
initial transaction is the date on which the Group initially recognises the 
non-monetary asset or non-monetary liability arising from the advance 
consideration. If there are multiple payments or receipts in advance, the 
Group determines the transaction date for each payment or receipt of the 
advance consideration.

The functional currencies of certain overseas subsidiaries are currencies 
other than RMB. As at the end of the reporting period, the assets and 
liabilities of these entities are translated into RMB at the exchange rates 
prevailing at the end of the reporting period and their statements of profit 
or loss are translated into RMB at the exchange rates that approximate to 
those prevailing at the dates of the transactions.

The resulting exchange differences are recognised in other comprehensive 
income and accumulated in the exchange fluctuation reserve. On disposal 
of a foreign operation, the component of other comprehensive income 
relating to that particular foreign operation is recognised in profit or loss.

Any goodwill arising on the acquisition of a foreign operation and any fair 
value adjustments to the carrying amounts of assets and liabilities arising 
on acquisition are treated as assets and liabilities of the foreign operation 
and translated at the closing rate.
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2.4 SUMMARY OF SIGNIFICANT ACCOUNTING 
POLICIES (Continued)

Perpetual capital securities

Perpetual capital securities with no contracted obligation to repay their 
principal or to pay any distribution are classified as part of equity.

3. SIGNIFICANT ACCOUNTING JUDGEMENTS AND 
ESTIMATES

The preparation of the Group’s financial statements requires management 
to make judgements, estimates and assumptions that affect the 
reported amounts of revenues, expenses, assets and liabilities, and their 
accompanying disclosures, and the disclosure of contingent liabilities. 
Uncertainty about these assumptions and estimates could result in 
outcomes that could require a material adjustment to the carrying 
amounts of the assets or liabilities affected in the future.

Going concern consideration

In the process of applying the Group’s accounting policies, apart from 
those involving estimations, management has prepared the consolidated 
financial statements on the assumption that the Group will be able 
to operate as a going concern in the coming year, which is a critical 
judgement that has the most significant effect on the amounts recognised 
in the consolidated financial statements. The assessment of the going 
concern assumption involves making a judgement by the directors, at a 
particular point of time, about the future outcome of events or conditions 
which are inherently uncertain. The directors consider that the Group 
has the capability to continue as a going concern and the major events or 
conditions, which may give rise to business risks, that may individually or 
collectively cast a significant doubt upon the going concern assumption 
are set out in note 2.1 to the financial statements.
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3. SIGNIFICANT ACCOUNTING JUDGEMENTS AND 
ESTIMATES (Continued)

Judgements

In the process of applying the Group’s accounting policies, management 
has made the following judgements, apart from those involving 
estimations, which have the most significant effect on the amounts 
recognised in the financial statements:

Property lease classification – Group as lessor

The Group has entered into commercial property leases on its investment 
property portfolio. The Group has determined, based on an evaluation of 
the terms and conditions of the arrangements, such as the lease term not 
constituting a major part of the economic life of the commercial property 
and the present value of the minimum lease payments not amounting to 
substantially all the fair value of the commercial property, that it retains 
substantially all the significant risks and rewards incidental to ownership 
of these properties which are leased out and accounts for the contracts as 
operating leases.

Significant judgement in determining the lease term of contracts 
with renewal options

The Group has several lease contracts that include extension and 
termination options. The Group applies judgement in evaluating whether 
or not to exercise the option to renew or terminate the lease. That is, 
it considers all relevant factors that create an economic incentive for it 
to exercise either the renewal or termination. After the commencement 
date, the Group reassesses the lease term if there is a significant event or 
change in circumstances that is within its control and affects its ability 
to exercise or not to exercise the option to renew or to terminate the lease 
(e.g., construction of significant leasehold improvements or significant 
customisation to the leased asset).
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3. SIGNIFICANT ACCOUNTING JUDGEMENTS AND 
ESTIMATES (Continued)

Judgements (Continued)

Classification between investment properties and owner-occupied 
properties

The Group determines whether a property qualifies as an investment 
property, and has developed criteria in making that judgement. 
Investment property is a property held to earn rentals or for capital 
appreciation or both. Therefore, the Group considers whether a property 
generates cash flows largely independently of the other assets held by the 
Group. Some properties comprise a portion that is held to earn rentals 
or for capital appreciation and another portion that is held for use in the 
production or supply of goods or services or for administrative purposes. 
If these portions could be sold separately or leased out separately under 
a finance lease, the Group accounts for the portions separately. If the 
portions could not be sold separately, the property is an investment 
property only if an insignificant portion is held for use in the production 
or supply of goods or services or for administrative purposes. Judgement 
is made on an individual property basis to determine whether ancillary 
services are so significant that a property does not qualify as an investment 
property.

Classification between investment properties and completed 
properties held for sale

The Group develops properties held for sale and properties held to 
earn rentals and/or for capital appreciation. Judgement is made by 
management on determining whether a property is designated as an 
investment property or a property held for sale. The Group considers 
its intention for holding the properties at the early development stage 
of the related properties. During the course of construction, the related 
properties under construction are accounted for as properties under 
development included in current assets if the properties are intended 
for sale after its completion, whereas, the properties are accounted for 
as investment properties under construction included in investment 
properties if the properties are intended to be held to earn rentals and/or 
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3. SIGNIFICANT ACCOUNTING JUDGEMENTS AND 
ESTIMATES (Continued)

Estimation uncertainty (Continued)

Provision for properties under development and completed 
properties held for sale

The Group’s properties under development and completed properties held 
for sale are stated at the lower of cost and net realisable value. Based on 
the Group’s historical experience and the nature of the subject properties, 
the Group makes estimates of the selling prices, the costs of completion 
of properties under development, and the costs to be incurred in selling 
the properties based on prevailing market conditions.

If there is an increase in costs to completion or a decrease in net sales 
value, the net realisable value will decrease and this may result in a 
provision for properties under development and completed properties 
held for sale. Such provision requires the use of judgement and estimates. 
Where the expectation is different from the original estimate, the 
carrying value and provision for properties in the periods in which such 
estimate is changed will be adjusted accordingly.

Leases – Estimating the incremental borrowing rate

The Group cannot readily determine the interest rate implicit in a lease, 
and therefore, it uses an incremental borrowing rate (“IBR”) to measure 
lease liabilities. The IBR is the rate of interest that the Group would 
have to pay to borrow over a similar term, and with a similar security, 
the funds necessary to obtain an asset of a similar value to the right-of-
use asset in a similar economic environment. The IBR therefore reflects 
what the Group “would have to pay”, which requires estimation when no 
observable rates are available (such as for subsidiaries that do not enter 
into financing transactions) or when it needs to be adjusted to reflect the 
terms and conditions of the lease (for example, when leases are not in the 
subsidiary’s functional currency). The Group estimates the IBR using 
observable inputs (such as market interest rates) when available and is 
required to make certain entity-specific estimates (such as the subsidiary’s 
stand-alone credit rating).

3. � �}�6���:�Ù�¿���� �€�ƒ�•  

�����”�ü�æ�ª	o �€�ƒ�•


š�ï�•�J�8�¿�5�*��
/�Š
��ˆ�J�8�Y
�a�ê

�I
«� �Y
š�ï�•�J�8�¿�5�*��
/�Š
��ˆ

� J � 8 � ø � Ó � I � ~ � � � 
 � $ � � � = � Y � 0 � - � k � ]

�*�f�ì�½�I
«� �ø�»�Y�¾���¿�Ô	��J�8

� Y � Ì � / � d � I 
 « �   � ì � ½ � … � Ã � 9 � 1 � � � � 
 /

���e
š�ï�•�J�8�Y
��ˆ�Ó�I�ø�¿�V
/�J

�8
Z�*�[�Y�Ó�I�f

�J
��ˆ�Ó�I�#���Ð�V
/���=�%�-�d�Æ��

�
�$���=�6�¯�Ç�d�ò�µ��	•�¬�ç�1
š�ï

� • � J � 8 � ¿ � 5 � * � � 
 / � Š 
 � � ˆ � J � 8 � * � � � a

�ê�f�*���´�ë�a�ê
²�6�\�:�Ù�¿�����f

�J�k�‚�Þ�9�õ�a�‹�����d�Æ
Z�Á�´�ë��

���
�»�‚
œ�Y�J�8�*�&�=�¿�a�ê�*���´

�Ð���Æ�f

	a�# �Ñ �����#
Ž�>�›�;��

�I
«� �Ì�,�À�ø�>�›	a�#�«�Ô�¯�^�Y�;

���d�ª�ä�d�4�\�#
Ž�>�›�;���€�˜�#
Ž�>

�›�;���™�•��
Ž	a�#��
À�f�#
Ž�>�›�;��

�‰�I
«� �õ�ó�'�¾�ö���¤�•�‰�_
{�~�4

�\�Æ���*���=�´�•�Y���*�d�þ�ø�ó�'�ê

�å�Ü�õ�ó�'� ‚ �"�>�]�Ô�ê���–�Ð�Õ�ù�Y

�;���f�ª�ä�d�#
Ž�>�›�;���À�H�I
«� 

�˜�Ð�Õ�ù�™�Y�;���d�…�Ì���H�À�Y�;���Û

�€�½�1� ( � Ì � � �m�D� � � t �ø � ˜ � • �n �®� ! �þ

�
�•�Ð�…
²�Á�;��
†�����Æ�ø�À�H	a�#�Y


â�› �¿
â�• �Û�€�½�…	a�#�( �¢�ø�• �n�®

�!�Y��	•�¬�Æ���m�Û�•�d�Æ
²�*���;����

���f�…���H�À�i�]�p�½�€�½�9���;���•��

�\�Û�d�I
«� �4�\���H�À�i�]�p�½����

�#
Ž�>�›�;���(
²�*���ð�•�¼��	$�›�Y

�����€�½�•�n�®�!�ù�m�Y�¦�\
Y	t�•�f



� Ë � �   Annual Report  2021 211

	 Ì 
 � � � �Œ�• 
W
Notes to Financial Statements
�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú
31 December 2021

3. � �}�6���:�Ù�¿���� �€�ƒ�•  

�����”�ü�æ�ª	o �€�ƒ�•

�•
7�†�8�Ô
{�ü�€�˜�†�8�Ô
{�ü�™�•

�I
«� 
²�®	v�•
7�†�8�Ô
{�ü�f�_�õ�®

�Ù�ü
��…� �J�½�©�~�Ô
{�ü�Þ�ë�Y�ð�•

�+
°�d�B�>�›
Z�*���Y�Ô
{�ü�a�ê�Û
²

�ì�½�f�Ã�Š�o�1�Y�ü�,�e�,�•�¿�I�ü�´

�ë�A
��*�����H�����¿�:�Ù�f�J��
��+


°�Y�ð�^�ü
�
����Þ�9�õ�a�‹�Š�]�*�Y

�–�X�d�Æ�¨�X
Z�B�¤�¨�X�
�$�‚
œ�Y�Ô


{�ü�¿�ü
°�a�ê�f

�•
7�z�®�#�=�ü�€�˜�z�®�#�=�ü�™�•

�I
«� 
²�®	v�•
7�z�®�#�=�ü�f�z�®�#

�=�ü�a�ê�W
?�õ�M�#�4�ì�½�Á�•
7�´�ë

�ü
��,���¿�,�•�Ô�1�•�›�Y�#���Ô�*�ð

�3�������d�f�¼�ç�z�®�#�=�ü��
À
²��

�J�8
š�ï
°�f
��ˆ���_�ü
��Ú�ë�>�›�f

�I
«� � �J�1�I�Œ�Å�J�8
š�ï
°�f�~�ü


��Ú�ë�ð�^�½�›�I�z�®�#�=�ü�Y���Q�¿

�ù�›�f�ð�^
�����	•�~�‹�É�]�*�Y�–�X

�”�•�d�ò�‚���¨�X
Z�B�¤�¨�X�
�$�‚
œ

�Y�z�®�#�=�ü
š�Õ�¿�´�ë�a�ê�f

3. SIGNIFICANT ACCOUNTING JUDGEMENTS AND 
ESTIMATES (Continued)

Estimation uncertainty (Continued)

PRC corporate income tax (“CIT”)

The Group is subject to corporate income taxes in the PRC. As a result 
of the fact that certain matters relating to the income taxes have not been 
confirmed by the local tax bureau, objective estimation and judgement 
based on currently enacted tax laws, regulations and other related policies 
are required in determining the provision for income taxes to be made. 
Where the final tax outcome of these matters is different from the 
amounts originally recorded, the differences will impact on the income 
tax and tax provisions in the period in which the differences realise.

PRC land appreciation tax (“LAT”)

The Group is subject to LAT in the PRC. The provision for LAT is based 
on management’s best estimates according to the understanding of the 
requirements set forth in the relevant PRC tax laws and regulations. 
The actual LAT liabilities are subject to the determination by the tax 
authorities upon the completion of the property development projects. 
The Group has not finalised its LAT calculation and payments with 
the tax authorities for all its property development projects. The final 
outcome could be different from the amounts that were initially recorded, 
and any differences will impact on the LAT expenses and the related 
provision in the period in which the differences realise.
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3. SIGNIFICANT ACCOUNTING JUDGEMENTS AND 
ESTIMATES (Continued)

Estimation uncertainty (Continued)

Estimation of fair value of investment properties

In the absence of current prices in an active market for similar properties, 
the Group considers information from a variety of sources, including:

(a) current prices in an active market for properties of a different 
nature, condition or location, adjusted to reflect those differences;

(b) recent prices of similar properties on less active markets, with 
adjustments to reflect any changes in economic conditions since 
the date of the transactions that occurred at those prices; and

(c) discounted cash flow projections based on reliable estimates of 
future cash flows, supported by the terms of any existing lease and 
other contracts and (when possible) by external evidence such as 
current market rents for similar properties in the same location 
and condition, and using discount rates that reflect current market 
assessments of the uncertainty in the amount and timing of the 
cash flows.

At 31 December 2021, the carrying amount of investment properties 
was RMB9,862,000,000 (2020: RMB10,615,200,000). Further details, 
including the key assumptions used for fair value measurement, are given 
in note 14 to the financial statements.
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3. � �}�6���:�Ù�¿���� �€�ƒ�•  

�����”�ü�æ�ª	o �€�ƒ�•

�¢�–�D���*�€
 �‘	ð�.�•�¯�=

�I
«� �õ�¢���S�‚�K
Y���Ô�Þ�¢�–�D��

� *�€ � 
 �< �4 � \ �Æ� � � * � •�Þ � I � ‚ � � � ¯ �= �&


e�f�H�Ì�"�Ë�‚�˜�Ì�–���*�Ê�Ë�¿�õ�À

�¯�¯�=�&
e�Y�I�ü�Û�I
†���¯�=�»�
�f

�I�ü�¢�–�D���*�¯�Þ�&
e��� j �*�&�=��

	•�Ì�,�×�«�Û
†���¯�=�»�
�f�J���*�Ð

�$�–�*�[�
���Y�*�&�=
t�C�I���×�«�–

�X�€�C�I�®�;�=�¯��
/�Ó�I�~�I�4�\���=

�•�Y�0	÷�k�•�d�Æ�À�¯�¯�=�f�®�;�=�¯��


/�Ó�I�2���•�ó���*�®�;�t�ø�•�H�Ò�¼

�b�Y�V
/�t�ø�Y��
{�p�½�Ð���H�À�9��

�¯��
/���*�Y�#
Ž�Ó�I���Q�f�J
®�\�4

�\���=���Q�d�Æ�M�#�4
²�������*�Ð�$

�–�*�[�
���Y�k�‚�J�8�$�–�t
Ž�d�(�o

�_�¥�G�Y
h�$���ø���Q��
��$�–�t
Ž�Y

�$�=�f

�È�·�ü
°���*

� J � � 	 • � Þ � Ð � � � ü � P � ; � ê � V � � 
 � � \ � Y � f

�&�d�Æ�1�J
��\�ü
°�f�&�½�©�È�·�ü
°

���*�f�ê���M�#�4�*��� �}�:�Ù�d�ì�½

�J�8�Ð���ü�P�;�Y��	•���$�Û
œ�¿�–�X

�ø�¿�J�8�ü
°���Œ
��+�d�>�›	•
D�½�©

�Y�È�·�ü
°���*�–�X�f

3. SIGNIFICANT ACCOUNTING JUDGEMENTS AND 
ESTIMATES (Continued)

Estimation uncertainty (Continued)

Impairment of non-financial assets (other than goodwill)

The Group assesses whether there are any indicators of impairment for 
all non-financial assets (including the right-of-use assets) at the end 
of each reporting period. Indefinite life intangible assets are tested for 
impairment annually and at other times when such an indicator exists. 
Other non-financial assets are tested for impairment when there are 
indicators that the carrying amounts may not be recoverable. Impairment 
exists when the carrying value of an asset or a cash-generating unit 
exceeds its recoverable amount, which is the higher of its fair value less 
costs of disposal and its value in use. The calculation of the fair value less 
costs of disposal is based on available data from binding sales transactions 
in an arm’s length transaction of similar assets or observable market 
prices less incremental costs for disposing of the asset. When value-in-
use calculations are undertaken, management must estimate the expected 
future cash flows from the asset or cash-generating unit and choose a 
suitable discount rate in order to calculate the present value of those cash 
flows.

Deferred tax assets

Deferred tax assets are recognised for unused tax losses to the extent 
that it is probable that taxable profit will be available against which the 
losses can be utilised. Significant management judgement is required to 
determine the amount of deferred tax assets that can be recognised, based 
upon the likely timing and level of future taxable profits together with 
future tax planning strategies.
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4. OPERATING SEGMENT INFORMATION

Management monitors the operating results of the Group’s business 
which includes property development and leasing and commercial 
property management by project locations for the purpose of making 
decisions about resource allocation and performance assessment, while 
no single location’s revenue, net profit or total assets exceed 10% of the 
Group’s consolidated revenue, net profit or total assets, respectively. As 
the economic characteristics are similar in all the locations, where the 
nature of property development and leasing and management are similar, 
and the nature of the aforementioned business processes, the type or 
class of customer for the aforementioned business and the methods used 
to distribute the properties or provide the services are also similar, all 
locations were aggregated as one reportable operating segment.

Geographical information

No geographical information is presented as the Group’s revenue from the 
external customers is derived solely from its operation in Mainland China 
and no non-current assets of the Group are located outside Mainland 
China.

Information about major customers

No sales to a single customer or a group of customers under common 
control accounted for 10% or more of the Group’s revenue at the end of 
the reporting period.

4. �¾���±�Å���Ø
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5. �×	B�e�I�ü�×�]�¿�×	B�e�I
�ü
š�Õ
�Á�×	B�Y�±���½�h�j

���Ò�¥�Ò�×	B

(i) �±�ó�×	B���Ø

5. REVENUE, OTHER INCOME AND GAINS, OTHER 
EXPENSES

An analysis of revenue is as follows:

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�×	B Revenue
���Ò�¥�Ò�×	B Revenue from contracts with customers 36,881,267 36,007,173
�8���I�ü�8�U�Y�×	B Revenue from other sources
 �8���³���J�8�¾��	a�#�Y

  	a�–�×�]�<�X�j

 Gross rental income from investment 
  property operating leases:

	a�#�›
°�d�
�<�x�›�›
°  Lease payments, including fixed payments 111,101 118,916

36,992,368 36,126,089

Revenue from contracts with customers

(i) Disaggregated revenue information

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�¬�J�Ð��
��ó�è Types of goods or services
�V
/�J�8 Sale of properties 36,518,764 35,601,372
�V
/�¬�J Sale of goods 127,790 77,703
�J�8�M�#��
� Property management services 67,666 88,118
�M�#�T����
� Management consulting services 167,047 239,980

���Ò�¥�Ò�<�×	B Total revenue from contracts with customers 36,881,267 36,007,173

�×	B�½�©�Û
œ�j Timing of revenue recognition:
�J�8�Ð�¬�J�õ�T�S�Û
œ�Ã

 �7�E

Properties or goods transferred at a point 
 in time 36,646,554 35,679,075

��
��‡�Û
œ�7�E Services transferred over time 234,713 328,098

���Ò�¥�Ò�<�×	B Total revenue from contracts with customers 36,881,267 36,007,173
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5. REVENUE, OTHER INCOME AND GAINS, OTHER 
EXPENSES (Continued)

Revenue from contracts with customers (Continued)

(i) Disaggregated revenue information (Continued)

The following table shows the amount of revenue recognised in 
the current reporting period that was included in the contract 
liabilities at the beginning of the reporting period and recognised 
from performance obligations satisfied in previous periods:

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

���]���S�‚�‹�¥�Ò��
À�Y

 �Š�½�©�×	B�j

Revenue recognised that was included in 
 contract liabilities at the beginning of 

  the reporting period: 26,338,483 21,349,190

(ii) Performance obligations

Information about the Group’s performance obligations is 
summarised below:

Sale of properties

For property sales contracts, the Group recognises revenue equal 
to the contract amount when the purchaser obtains the physical 
possession or the legal title of the completed property.

Sale of goods

Revenue from sales of goods is recognised when control of the 
goods has transferred to the customer, being at the point the goods 
are delivered to the customer. Payment of the transaction price 
is due immediately at the point the customer has accepted the 
materials.

5. �×	B�e�I�ü�×�]�¿�×	B�e�I
�ü
š�Õ�€�ƒ�•

���Ò�¥�Ò�×	B �€�ƒ�•

(i) �±�ó�×	B���Ø �€�ƒ�•

�h�Œ�1�•�õ�I���S�‚
œ�Š�½�©�Y��

�]���S�‚�‹�¥�Ò��
À�¿�ª�@�»�‚
œ

�:�Ó�5�Ò�ª�‚�þ�½�©�Y�×	B�–�X�j

(ii) �5�Ò�ª�‚

�Þ�ë�I
«� �5�Ò�ª�‚�Y���Ø�?���½

�h�j

�V
/�J�8

�1�J�8�V
/�¥�Ò�þ�
�d�I
«� �õ
o

�Ù��
{�¼�J�Ô�Þ�Æ�Ð�Š
��ˆ�J�8�Y

�,�›�Ô�Þ�Æ�Û
Z�×	B�½�©�‰�´
��õ

�¥�Ò�–�X�f

�V
/�¬�J

�V
/�¬�J�Y�×	B�õ�¬�J�Y
›�S�Æ�7

�E�����Ò�Û�€�C�¬�J�t�ù�š���Ò�˜

�Û�Ã�•�½�©�f�t�ø���ø�õ���Ò
Ÿ�×

�¿�Ø�Û�C�Û�Q�‚�Õ�ù�f
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5. �×	B�e�I�ü�×�]�¿�×	B�e�I
�ü
š�Õ�€�ƒ�•

���Ò�¥�Ò�×	B �€�ƒ�•

(ii) �5�Ò�ª�‚ �€�ƒ�•

�J�8�M�#��
�

�1�J�8�M�#��
��¥�Ò�þ�
�d�¯�Þ�Æ


š�H�ï�C�Y�–�X�~�I
«� ���¦�Œ�$

�Á�õ���Ò�Y���=�\
Ÿ�L�©�Û�d�I
«

� �2�Ü
Z�×	B�½�©�‰�´
��õ�Þ�Æ
š

�H�ï�C�Y�–�X�f�}�Å�±�J�8�M�#��


��¥�Ò�(�Ì�x�›�‚�"�f

�M�#�T����
�

�1�M�#�T����
��þ�
�d�¯�Þ�Æ
š�H

�ï�C�Y�–�X�~�I
«� ���¦�Œ�$�Á�õ

���Ò�Y���=�\
Ÿ�L�©�Û�d�I
«� 
Z

�×	B�½�©�‰�´
��õ�Þ�Æ
š�H�ï�C�Y

�–�X�f�}�Å�±�M�#�T����
��¥�Ò�(

�Ì�x�›�‚�"�f�t�ù�Ã�¿�T����
��¥

�Ò�Y�‚�"�S	›�£�›�‰�õ�Á�Ó�Ù�S�]

�I
«� �”�Ž�ê����
���
��Û�£���f

5. REVENUE, OTHER INCOME AND GAINS, OTHER 
EXPENSES (Continued)

Revenue from contracts with customers (Continued)

(ii) Performance obligations (Continued)

Property management services

For property management service contracts, the Group recognises 
revenue equal to the right to invoice amount wheE537.3562metCioACioACitup rrespond 0 2.67[(r
/T1ue equal )0.5 di
0 tlymetCioACT1_0to invo amto invvaluamto 6nvoicto invo amto inv 1 Tf
9 mto invofcto invo amto inv( )]T 2.6720.m
[
[(r5gement’Tw 9 0222Td
[<03 )0.5 smto invpons 
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5. REVENUE, OTHER INCOME AND GAINS, OTHER 
EXPENSES (Continued)

Revenue from contracts with customers (Continued)

(ii) Performance obligations (Continued)

Management consulting services (Continued)

An analysis of other income and gains is as follows:

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�I�ü�×�] Other income
�;�¹�×�] Interest income 520,683 578,680
�I�ü Others 6,028 7,785

526,711 586,465

�×	B Gains

Ò�3�×	B Exchange gain 41,648 64,351
�A�´�þ�? Government grants 17,416 14,986
�Ú�×�2�– Forfeiture of deposits 18,629 14,959
��
/�•�n�®�!�Y�×	B�€�•
W 38�• Gain on disposal of subsidiaries (note 38) 875,616 100,077
�±���×�…�×	B�€�•
W 37�• Gain on bargain purchase (note 37) 25,622 21,751
�2�®�;�=���]�&	B�Y�–�D���*

 �Y�p�¹�×�]

Dividend income from financial assets
 at fair value through profit or loss 11,531 –

��
/�2�®�;�=���]�&	B�Y

 �–�D���*�Y�×	B���X

Net gain on disposal of financial assets
 at fair value through profit or loss 25,785 55,086

�8
��¥�;�˜�Ã�õ�¥���†�8�¿

 �L���®�!�Ô�5�³���Y

 � �-��
Ž�×	B

Remeasurement gain on investments in 
 joint ventures and associates held before 
 business combination 15,040 166,329

��
/�J�8�e�@�Ò�¿

 �£�ê
°�f�Y�×	B

Gain on disposal of items of property,  
 plant and equipment 1,322 2,907

1,032,609 440,446

1,559,320 1,026,911

5. �×	B�e�I�ü�×�]�¿�×	B�e�I
�ü
š�Õ�€�ƒ�•

���Ò�¥�Ò�×	B �€�ƒ�•

(ii) �5�Ò�ª�‚ �€�ƒ�•

�M�#�T����
� �€�ƒ�•

�I�ü�×�]�¿�×	B�±���½�h�j
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5. REVENUE, OTHER INCOME AND GAINS, OTHER 
EXPENSES (Continued)

Revenue from contracts with customers (Continued)

(ii) Performance obligations (Continued)

Management consulting services (Continued)

An analysis of other expenses is as follows:

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�1
š�ï�•�J�8�¿�5�*��
/�Y

 �Š
��ˆ�J�8�½�©�Y

 �¯�=�f�&�€�•
W 21�e22�•

Impairment losses recognised for properties
 under development and completed 
 properties held for sale (notes 21, 22) 1,169,487 118,646

�5�*��
/�Y�Š
��ˆ�J�8�Y

 �¯�=�f�&�Û�V�€�•
W 22�•

Impairment losses written off for completed 
 properties held for sale (note 22) (8,516) (30,108)

�ø	÷���Ù�«�´�‹�C�½�Y

 �f�&

Losses on senior notes redemption 
 at premium price 184,631 –

�Ï�› Donations 76,852 40,096
��
/�2�®�;�=���]�&	B�Y

 �–�D���*�Y�f�&���X

Net loss on disposal of financial assets
 at fair value through profit or loss 57,148 –

�I�ü Others 49,228 32,816

1,528,830 161,450

5. �×	B�e�I�ü�×�]�¿�×	B�e�I
�ü
š�Õ�€�ƒ�•

���Ò�¥�Ò�×	B �€�ƒ�•

(ii) �5�Ò�ª�‚ �€�ƒ�•

�M�#�T����
� �€�ƒ�•

�I�ü
š�Õ�±���½�h�j
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6. PROFIT BEFORE TAX

The Group’s profit before tax is arrived at after charging/(crediting):

�•
W �Z�g�Z�S�Ë �Z�g�Z�g�Ë

Notes 2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�Š
/�À�¬�Ó�I Cost of properties sold 22 31,404,183 29,015,470
�5�*��
/�Š
��ˆ�J�8�Y

 �¯�=�f�&�Û�V

Impairment losses written off for 
 completed properties 
 held for sale 5,22 (8,516) (30,108)

�1
š�ï�•�J�8�¿�5�*��
/

 �Š
��ˆ�J�8�½�©�Y�¯�=�f�&

Impairment losses recognised for 
 properties under development and 
 completed properties held 
 for sale 5,21,22 1,169,487 118,646

�J�8�e�@�Ò�¿�£�ê
°�f�±�� Depreciation of items of property, 
 plant and equipment 13 63,647 57,309

�4�\�Æ���*�±�� Depreciation of right-of-use assets 15 48,819 47,865
�I�ü�Ì�–���*�Å�V Amortisation of other intangible 

 assets 16 2,909 3,023
��
/�J�8�e�@�Ò�¿�£�ê
°�f�Y

 �×	B���X

Gain on disposal of items of
 property, plant and equipment, 
 net (706) (2,754)

��
/�•�n�®�!�Y�×	B Gain on disposal of subsidiaries 38 (875,616) (100,077)
�è�p�ª�Z�G Auditors’ remuneration 9,500 11,238
�–�D���*�¯�=�f�&���X Impairment losses on financial 

 assets, net 24 7,815 5,087
�‡�p�E�;
š�Õ�€�
�<�è�+�¿

 �ð	÷���A�[�p�Z�G�€�•
W 8�•�•�j

Employee benefit expense 
 (including directors’ and
 chief executive’s remuneration 
 (note 8)):

�ˆ���¿�Z�– Wages and salaries 578,490 610,134
�n�ü�–���Œ�6�›�¿�_�6�E�; Pension scheme contributions and 

 social welfare 95,100 66,844

6. 	ð�ü�Ã�P�;
�I
«� 	ð�ü�Ã�P�;�W���ø�h�¢
°�Ô	ð �J

�€���]�•���:�ç�j
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7. FINANCE COSTS

An analysis of finance costs is as follows:

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

���¹�Õ���¿�I�ü�>�›�e�®�!
À�N�e

 �´�‹�C�½�ø�¿���*�Õ�5�Ç�N

 �Ô
{�›
°�Y�;�¹

Interest on interest-bearing bank and other 
 borrowings, corporate bonds, senior notes 
 and proceeds from asset-backed securities 5,741,445 4,996,793

�×	B�¥�Ò�*�[�Y�;�¹
š�Õ Interest expense arising from revenue contracts 651,383 598,976
	a�#��
À�;�¹ Interest on lease liabilities 6,027 6,619

�(�¢�2�®�;�=���]�&	B�Y

 �–�D��
À�Y�;�¹
š�Õ�<�X

Total interest expense on financial liabilities 
 not at fair value through profit or loss 6,398,855 5,602,388

�¯�j���I�·�;�¹ Less: Interest capitalised (5,753,740) (5,097,592)

645,115 504,796

8. DIRECTORS’ REMUNERATION

Directors’ 44.04757 j
0928Td
( .6 T1 93.5433 429.1409 cm
0 0 m
6 T01F03490207043B08B9>Tj2.40 1/T143S)2236 269680190 235.25B2 TF0FCF0077.2A9>F034902B7043B08B749/T1_0 1 25B2 TF0FCF0077.2A9>F034_0 1 Tf
7.874 9.6795 Td
(26. s.082556928Td
( .RMB1F03ts)6T1_0 1 Tf
0.028 Tc 0.082 Tw 9 0 0 10 000 93.5433 429.145854
/T1_0 .RMB1F03ts)111_0 1 Tf
0.028 Tc 0.082 Tw 9 0 0 10 000 93.5902B7043B08B9>Tj
/T1_0 1 Tf
6.8580190 235.BTm
Tf
rest capitalised
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8. DIRECTORS’ REMUNERATION (Continued)

(a) Independent non-executive directors

The fees paid to independent non-executive directors during the 
year were as follows:

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�š�– Fees
�Ñ �Ô	��
�‹�[ – Mr. Loke Yu 300 300
�Ñ �î
Â�•�‹�[ – Mr. Wang Chuanxu 300 300
�Ñ �

6�‹�[ – Mr. Lin Hua 300 300

900 900

There were no other emoluments payable to the independent non-
executive directors during the year (2020: Nil).

(b) Executive directors, non-executive directors and the 
chief executive

�š�–

Fees

�ˆ���e�u
h

�¿�¼�J�E�;

Salaries, 
allowances 

and benefits 
in kind

�Œ�$


¨8ˆ�€�Î

Performance-
related 

bonuses

�p�I
��Q�ø

�p�…�‰
?�þ

�Y�ù�›
š�Õ

Equity-settled 
share-based 

payment 
expenses

�n�ü�–���Œ

�6�›�¿

�_�6�E�;

Pension 
scheme 

contributions 
and social 

welfare

�Z�G�<��

Total 
remuneration

�[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000 RMB’000 RMB’000 RMB’000 RMB’000

�Z�g�Z�S�Ë 2021

B���è�+�j Executive directors:
�Ñ 
»�����‹�[ – Mr. Huang Xianzhi – 3,201 1,401 – 139 4,741
�Ñ �Ó
�
��‹�[ – Mr. Chan Wai Kin – 6,948 3,050 – 15 10,013
�Ñ ��
��¥�‹�[ – Mr. Liu Weiliang – 2,145 1,085 – 139 3,369
�Ñ �½�q�‹�[ – Mr. Li Yang – 1,845 317 – 139 2,301

�¢
B���è�+�j Non-executive directors:
�Ñ �„
7
��‹�[ – Mr. Ou Guowei – 2,894 1,420 – 139 4,453

– 17,033 7,273 – 571 24,877

8. �è�+�Y�Z�G �€�ƒ�•

(a) �ù�m�¢
B���è�+

�Ë�«�Õ�ù�š�ù�m�¢
B���è�+�Y�š�–

�½�h�j

�Ë�«�d�(�Ì�I�ü�Ð�ù�ù�m�¢
B���è

�+�Y�Z�G�€�Z�g�Z�g�Ë�j�Ì�•�f

(b) 
B���è�+�e�¢
B���è�+�¿�ð
	÷���A�[�p
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8. DIRECTORS’ REMUNERATION (Continued)

(b) Executive directors, non-executive directors and the 
chief executive (Continued)

�š�–

Fees

�ˆ�� �e �u
h

�¿�¼�J�E�;

Salaries, 
allowances 

and benefits 
in kind

�Œ�$


¨8ˆ�€�Î

Performance-
related 

bonuses

�p�I
��Q�ø

�p�…�‰
?�þ

�Y�ù�›
š�Õ

Equity-settled 
share-based 

payment 
expenses

�n�ü�–���Œ

�6�›�¿

�_�6�E�;

Pension 
scheme 

contributions 
and social 

welfare

�Z�G�<��

Total 
remuneration

�[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000 RMB’000 RMB’000 RMB’000 RMB’000

�Z�g�Z�g�Ë 2020

B���è�+�j Executive directors:
�Ñ 
»�����‹�[ – Mr. Huang Xianzhi – 3,200 1,450 – 68 4,718
�Ñ �Ó
�
��‹�[ – Mr. Chan Wai Kin – 7,640 3,350 – 16 11,006
�Ñ ��
��¥�‹�[ – Mr. Liu Weiliang – 1,823 1,510 – 40 3,373

�¢
B���è�+�j Non-executive directors:
�Ñ �„
7
v�‹�[ – Mr. Ou Guoqiang – 852 – – 28 880
�Ñ �„
7
��‹�[ – Mr. Ou Guowei – 2,893 1,833 – 68 4,794

– 16,408 8,143 – 220 24,771

Mr. Li Yang has been appointed as an executive director and executive 
vice president of the Company with effect from 26 March 2021. Mr. Ou 
Guoqiang resigned as a non-executive director on 8 June 2020.

During the year ended 31 December 2021, no emolument was paid 
by the Group to any of the directors as an inducement to join or upon 
joining the Group or to any directors or past directors as compensation 
for loss of office (2020: nil).

There was no arrangement under which a director or the chief executive 
waived or agreed to waive any remuneration during the year.

8. �è�+�Y�Z�G �€�ƒ�•

(b) 
B���è�+�e�¢
B���è�+�¿�ð
	÷���A�[�p �€�ƒ�•

�½�q�‹�[���‰�‚�‰�I�®�!
B���è�+

�R
l
�
��<
R�d���Z�g�Z�S�Ë�g�Ü

�Z�d�¬�Ú	Î�[�Ö�f�õ�Z�g�Z�g�Ë�¬

�Ü�^�Ú�d�„
7
v�‹�[�Ø�‚�¢
B���è

�+�f

�Ú� � �Z �g �Z�S�Ë�d�Z�Ü�g�d �S�Ú

�ß�Ë� � �d � I 
« �   � ( � Ì �£ � ‚ � � �è �+
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9. FIVE HIGHEST PAID EMPLOYEES

The five highest paid employees during the year included four directors 
(2020: three directors), details of whose remuneration are set out in note 8 
above. Details of the remuneration for the year of the remaining one (2020: 
two) highest paid employee who are neither a director nor chief executive 
of the Company are as follows:

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�ˆ���e�u
h�¿�¼�J�E�; Salaries, allowances and benefits in kind 1,781 5,240
�Œ�$
¨8ˆ�€�Î Performance-related bonuses 1,538 4,035
�n�ü�–���Œ�6�›�¿�_�6�E�; Pension scheme contributions 

 and social welfare 139 146

3,458 9,421

The number of non-director and non-chief executive highest paid 
employees whose remuneration fell within the following bands is as 
follows:

�‡�p�[�p

Number of employees

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020

4,000,001�¥�©�� 4,500,000�¥�© HK$4,000,001 to HK$4,500,000 1 –
5,000,001�¥�©�� 5,500,000�¥�© HK$5,000,001 to HK$5,500,000 – 1
6,000,001�¥�©�� 6,500,000�¥�© HK$6,000,001 to HK$6,500,000 – 1

1 2

During the year ended 31 December 2021, no emolument was paid by 
the Group to any of the five highest paid employees as an inducement to 
join or upon joining the Group or as compensation for loss of office (2020: 
nil).

9. �ž�¤�ð	÷�Z�G�‡�p
�Ë�«�d�ž�¤�ð	÷�Z�G�‡�p�
�<�,�¤�è�+

�€�Z�g�Z�g�Ë�j�g�¤�è�+�•�d�I�Z�G�	
‹

�1�õ�j�Ö�•
W 8�f�(�¢�I�®�!�è�+�Ð�ð	÷

� � �A� [ �p�Y�q�h�S�¤�€�Z�g�Z�g�Ë� j �G

�¤�•�ð	÷�Z�G�‡�p�Ë�«�Y�Z�G�	
‹�½�h�j

�Z�G���õ�ø�h�Í���Y�¢�è�+�¿�¢�ð

	÷� � �A� [ �p �ð 	÷ �Z�G�‡�p � [ �p �½

�h�j

�Ú���Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú�ß

�Ë���d�I
«� �(�Ì�£�‚���ž���ð	÷

�Z�G�‡�p�Õ�ù�‚���G�–�d�*�‰���]

�I
«� �Ð���]�I
«� ���Y�¤�¸�Ð�*

�‰�N���þ�µ�€�Z�g�Z�g�Ë�j�Ì�•�f
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10. �Ô
{�ü
�I
«� 
²�1�I
«� �Ó�p�®�!
W���¿�¾��

�Ô�¯�ü
��!�,�Æ
��*�[�¿�U���I�Y�P�;

�2�¼��
?�_�®	v�Ô
{�ü�f�ì�½
š
��Ê�¥

�¿�õ�n�ˆ�~�Ê�¥�Y�•�Æ�¿�,�•�d�I
«� 

�õ
š
��Ê�¥�¿�õ�n�ˆ�~�Ê�¥
W���Ó�m�Y

�•�n�®�!�á
²�®	v�‚���Ô
{�ü�f�I
«� 

�õ�0�¥
W���Ó�m�Y�•�n�®�!�á
²�®	v�Ô


{�ü�d�ª�‰��
��®�!�õ�Ú���Z�g�Z�S�Ë

�d�Z�Ü�g�d�S�Ú�ß�Ë���(�Ì�$�Û�õ�0�¥

�*�[�Y�‚���Ð���ü�P�;�f

�I
«� �õ�•
7�«�®�¾���Y�•�n�®�!�õ�Ë

�«
²�2 25%�Y�ü���®	v�•
7�†�8�Ô
{�ü�f

�z�®�#�=�ü�W�2�k 30%�� 60%�Y�]
†�ü

���Á�z�®�#�=�X�D�×�d�z�®�#�=�X�‰��


/�J�8�Ô
{�›
°�¯���Ô�¯�Õ���€�
�<�z�®

�Ó�I�e�>�›�Ó�I�¿�I�ü�J�8
š�ï�Õ���•�f

�I
«� �ì�½�Þ�ë�•
7�«�®�ü
��,���¿�,

�•�Y�•�›�‰�z�®�#�=�ü�����e�*���¿��

�d�ü
°�a�ê�f�z�®�#�=�ü�a�ê
²�_�…�®

�ü
��Ú�ë
†���ð�^�2�è�¿�­�X�f

10. INCOME TAX

The Group is subject to income tax on an entity basis on profits arising 
in or derived from the tax jurisdictions in which members of the Group 
are domiciled and operate. Pursuant to the rules and regulations of the 
Cayman Islands and British Virgin Islands, the Group’s subsidiaries 
incorporated in the Cayman Islands and British Virgin Islands are not 
subject to any income tax. The Group’s subsidiaries incorporated in Hong 
Kong were not liable for income tax as they did not have any assessable 
profits currently arising in Hong Kong for the year ended 31 December 
2021.

Subsidiaries of the Group operating in Mainland China were subject to 
PRC CIT at a rate of 25% for the year.

LAT is levied at progressive rates ranging from 30% to 60% on the 
appreciation of land value, being the proceeds from the sale of properties 
less deductible expenditures including land costs, borrowing costs and 
other property development expenditures. The Group has estimated, 
made and included in taxation a provision for LAT according to the 
requirements set forth in the relevant Mainland China tax laws and 
regulations. The LAT provision is subject to the final review and approval 
by the local tax bureau.

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�C�‚�ü
°�j Current tax:
 �•
7�†�8�Ô
{�ü  PRC CIT 1,423,553 1,816,771
 �•
7�z�®�#�=�ü  PRC LAT 409,289 1,009,475
 �È�·�ü
°�€�•
W 19�•  Deferred tax (note 19) (701,918) (558,275)

�Ë�«�ü
°�Õ���<�X Total tax charge for the year 1,130,924 2,267,971
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10. INCOME TAX (Continued)

A reconciliation of income tax expense applicable to profit before tax at 
the statutory rate for the jurisdictions in which the Company and the 
majority of its subsidiaries are domiciled to the income tax expense at the 
effective income tax rate, and a reconciliation of the applicable rate (i.e., 
the statutory tax rate) to the effective tax rate are as follows:

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

	ð�ü�Ã�P�; Profit before tax 2,326,437 5,826,905

�2�,�›�Ô
{�ü�����Q At the statutory income tax rate 581,609 1,456,726
�¥���†�8�¿�L���®�!�Ð�&�P�;

 �¿�f�&

Profits and losses attributable to 
 joint ventures and associates (67,656) (144,790)

�”���Ô�ü
š�Õ Expenses not deductible for tax 22,688 21,190
�@�»�Ë���;�\�Y�ü
°�f�&

 �¿���Ô�¯�r�Û�¨�.

Tax losses and deductible temporary 
 differences utilised from previous years (170,584) (167,121)

�J�½�©�Y���Ô�¯�r�Û�¨�. Deductible temporary differences not 
 recognised 347,493 168,172

�J�½�©�Y�ü
°�f�& Tax losses not recognised 110,407 176,688
�z�®�#�=�ü�a�ê Provision for LAT 409,289 1,009,475
�z�®�#�=�ü�Y�ü
��B�¤ Tax effect on LAT (102,322) (252,369)

�2�I
«� �¼�ç�ü�����Q�Y�ü
°
l�\ Tax charge at the Group’s effective rate 1,130,924 2,267,971

The share of tax charge attributable to joint ventures and associates 
amounted to RMB792,096,000 for the year (2020: RMB678,670,000). 
The share of tax credit attributable to joint ventures and associates 
amounting to RMB701,888,000 for the year (2020: RMB871,723,000) 
is included in “Share of profits and losses of joint ventures and associates” 
in the consolidated statement of profit or loss.

10. �Ô
{�ü �€�ƒ�•

�I�®�!�¿�I�}�Å�±�•�n�®�!
W���Ô�¯�!

�,�Æ
��2�,�›�ü�����Q�Y	ð�ü�Ã�P�;�G

�\�Y�Ô
{�ü
š�Õ�~�2�¼�ç�Ô
{�ü�����Q

�Y�Ô
{�ü
š�Õ�Á�*�d�ø�¿�G�\�ü���€�C�,

�›�ü���•�~�¼�ç�ü���Y�Á�*�½�h�j

�Ë�«�d�¥���†�8�¿�L���®�!�Ð�&�Y�ü
°


l�\�‰�[�O�Æ 792,096,000�©�€�Z�g�Z�g

�Ë�j�[�O�Æ 678,670,000�©�•�f�Ë�«�d�¥

���†�8�¿�L���®�!�Ð�&�Y�ü
°�ê�5�[�O

�Æ701,888,000�©�€�Z�g�Z�g�Ë�j�[�O�Æ

871,723,000�©�•�õ�]�¥�&	B�Œ�«�•�*�˜�¥

���†�8�¿�L���®�!�Ð�&�P�;�¿�f�&�™�f
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10. INCOME TAX (Continued)

Tax payable in the consolidated statement of financial position represents:

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�Ð�ù�•
7�†�8�Ô
{�ü PRC CIT payable 3,312,932 2,642,994
�Ð�ù�•
7�z�®�#�=�ü PRC LAT payable 1,717,564 1,757,737

�Ð�ù�ü
°�<�X Total tax payable 5,030,496 4,400,731

11. DIVIDENDS

The proposed 2020 final dividend of HK$0.15 per ordinary share, 
amounting to a total of approximately RMB551,261,000 was approved 
by the Group’s shareholders at the annual general meeting on 18 June 
2021. The above-mentioned declared dividend was paid before 31 
December 2021.

12. EARNINGS PER SHARE ATTRIBUTABLE TO 
ORDINARY EQUITY HOLDERS OF THE PARENT

The calculation of the basic earnings per share amount is based on the 
profit for the year attributable to ordinary equity holders of the parent, 
and the weighted average number of ordinary shares of 4,367,756,000 
(2020: 4,367,756,000) in issue during the year.

The weighted average number of ordinary shares used to calculate the 
basic earnings per share amounts for the years ended 31 December 2021 
and 2020 was based on 4,367,756,000 shares of the Company as at 1 
January 2020.

No adjustment has been made to the basic earnings per share amounts 
presented for the years ended 31 December 2021 and 2020 in respect of a 
dilution as the Group had no potentially dilutive ordinary shares in issue 
during the years ended 31 December 2021 and 2020.

10. �Ô
{�ü �€�ƒ�•

�]�¥	Ì
��K�1�Œ�«�Y�Ð�ù�ü
°�8�j

11. �p�¹
� Z � g � Z � g � Ë � Ý � | � K � ‚ � p � ¹ � Ê � p � w � · � p

0.15�¥�©�€�<�X�Ò�‰�[�O�Æ551,261,000

�©�•
²�_
{�I
«� �p���õ�Ú�‚�‰�Z�g�Z�S

�Ë�¬�Ü�d�^�Ú�Y�p��
„�Ë�}�6�j�­�X�f

�j���Š���|�p�¹�Š�õ�Z�g�Z�S�Ë�d�Z�Ü

�g�d�S�Ú�Ã�|�ù�f

12. �N�®�!�w�·�Æ	B�5�Þ�[�Ð�&
�Ê�p�®�;
�Ê�p
?�I�®�;�W�ì�½�N�®�!�w�·�Æ	B�5

�Þ�[�Ð�&�Ë�«�P�;�ø�¿�Ë�«�Š�ï���w�·

�p���Æ�;�i�p 4,367,756,000�p�€�Z�g�Z�g

�Ë�j4,367,756,000�p�•���Q�f

���Q�Ú���Z�g�Z�S�Ë�¿�Z�g�Z�g�Ë�d�Z

�Ü�g�d�S�Ú�ß�Ë���Ê�p
?�I�®�;�–�X�Ô

�\�Y�w�·�p���Æ�;�i�p�W
?�õ�I�®�!�õ

�Z�g�Z�g�Ë�S�Ü�S�Ú�Y 4,367,756,000�p

�p�…���Q�f

�_�õ�I
«� �õ�Ú���Z�g�Z�S�Ë�¿�Z�g�Z

�g�Ë�d�Z�Ü�g�d�S�Ú�ß�Ë���(�Ì�Š�ï��

� ‘ �¯�Å�[�w�·�p�d�B�(�J�1�Ú���Z�g�Z

�S�Ë�¿�Z�g�Z�g�Ë�d�Z�Ü�g�d�S�Ú�ß�Ë

���O�•�˜�Ê�p
?�I�®�;�*���Å�[���Æ�f
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12. EARNINGS PER SHARE ATTRIBUTABLE TO 
ORDINARY EQUITY HOLDERS OF THE PARENT 
(Continued)

The calculations of the basic and diluted earnings per share amounts are 
based on:

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�®�; Earnings
�N�®�!�w�·�Æ	B�5�Þ�[�Ð�&�P�; Profit attributable to ordinary equity holders 

 of the parent 809,005 2,650,744

�p�… Shares
�Ë�«�Š�ï���w�·�p�Y���Æ�;�i�p Weighted average number of ordinary

 shares in issue during the year 4,367,756,000 4,367,756,000

�Ê�p�®�; Earnings per share

?�I�¿�Å�[ Basic and diluted �[�O�Æ 0.19�© �[�O�Æ 0.61�©

RMB0.19 RMB0.61

12. �N�®�!�w�·�Æ	B�5�Þ�[�Ð�&
�Ê�p�®�; �€�ƒ�•  

�Ê�p
?�I�¿�Å�[�®�;�–�X�W�ì�½�ø�h
°

�f���Q�j
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13. �J�8�e�@�Ò�¿�£�ê 13. PROPERTY, PLANT AND EQUIPMENT

�}�Á

Buildings

�Ú
���

Motor 
vehicles

�l�®�£�ê

�¿�e�•���Ä

Office 
equipment 

and electronic 
devices

	a�#

�·���ˆ�û

Leasehold 
improvements

�¯���ˆ�û

Construction 
in progress

�<��

Total
�[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000 RMB’000 RMB’000 RMB’000 RMB’000

�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú 31 December 2021
�õ�Z�g�Z�S�Ë�S�Ü�S�Ú�j At 1 January 2021:
 �Ó�I  Cost 525,332 85,115 63,549 118,022 – 792,018
 �]���±��  Accumulated depreciation (49,811) (70,566) (50,859) (59,372) – (230,608)

�*�&���= Net carrying amount 475,521 14,549 12,690 58,650 – 561,410

�õ�Z�g�Z�S�Ë�S�Ü�S�Ú�d�Ô	ð

 �]���±��

At 1 January 2021, net of
 accumulated depreciation 475,521 14,549 12,690 58,650 – 561,410


ô�Ä Additions – 1,039 2,829 13,009 – 16,877
��
/ Disposals – (198) (508) – – (706)
�7�a��
š�ï�•�J�8�€�•
W 21�• Transfer from properties

 under development 
 (note 21) – – – – 746,988 746,988

�×�…�•�n�®�! Acquisition of subsidiaries – 974 47 180 – 1,201
��
/�•�n�®�! Disposal of subsidiaries – (1,460) (1,474) (2,603) – (5,537)
�Ë���±���a�ê Depreciation provided

 during the year (24,949) (4,432) (5,957) (28,309) – (63,647)

�õ�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú

 �d�Ô	ð�]���±��

At 31 December 2021, net of
 accumulated depreciation 450,572 10,472 7,627 40,927 746,988 1,256,586

�õ�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú�j At 31 December 2021:
 �Ó�I  Cost 525,332 85,470 64,443 128,607 746,988 1,550,840
 �]���±��  Accumulated depreciation (74,760) (74,998) (56,816) (87,680) – (294,254)

�*�&���= Net carrying amount 450,572 10,472 7,627 40,927 746,988 1,256,586
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13. PROPERTY, PLANT AND EQUIPMENT (Continued)

�}�Á

Buildings

�Ú
���

Motor 
vehicles

�l�®�£�ê

�¿�e�•���Ä

Office 
equipment 

and electronic 
devices

	a�#

�·���ˆ�û

Leasehold 
improvements

�<��

Total
�[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000 RMB’000 RMB’000 RMB’000

�Z�g�Z�g�Ë�d�Z�Ü�g�d�S�Ú 31 December 2020
�õ�Z�g�Z�g�Ë�S�Ü�S�Ú�j At 1 January 2020:
 �Ó�I  Cost 523,254 84,801 52,380 91,595 752,030
 �]���±��  Accumulated depreciation (24,855) (64,471) (41,996) (40,938) (172,260)

�*�&���= Net carrying amount 498,399 20,330 10,384 50,657 579,770

�õ�Z�g�Z�g�Ë�S�Ü�S�Ú�d�Ô	ð

 �]���±��

At 1 January 2020, net of
 accumulated depreciation 498,399 20,330 10,384 50,657 579,770


ô�Ä Additions 2,078 1,638 5,007 25,343 34,066
��
/ Disposals – (2,228) (169) – (2,397)
�×�…�•�n�®�! Acquisition of subsidiaries – 804 5,867 952 7,623
��
/�•�n�®�! Disposal of subsidiaries – – (336) (7) (343)
�Ë���±���a�ê Depreciation provided during the year (24,956) (5,995) (8,063) (18,295) (57,309)

�õ�Z�g�Z�g�Ë�d�Z�Ü�g�d�S�Ú�d

 �Ô	ð�]���±��

At 31 December 2020, net of 
 accumulated depreciation 475,521 14,549 12,690 58,650 561,410

�õ�Z�g�Z�g�Ë�d�Z�Ü�g�d�S�Ú�j At 31 December 2020:
 �Ó�I  Cost 525,332 85,115 63,549 118,022 792,018
 �]���±��  Accumulated depreciation (49,811) (70,566) (50,859) (59,372) (230,608)

�*�&���= Net carrying amount 475,521 14,549 12,690 58,650 561,410

As at 31 December 2021, the Group’s property, plant and equipment 
with a net carrying amount of approximately RMB959,629,000 (2020: 
nil) were pledged to secure bank and other borrowings granted to the 
Group (note 29).

13. �J�8�e�@�Ò�¿�£�ê �€�ƒ�•

�õ�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú�d�I
«� 

�*�&���=�Ò�[�O�Æ 959,629,000�©�€�Z�g

�Z�g�Ë� j � Ì � •�Y�J�8�e�@�Ò�¿�£�ê�Š�/

�å�d�‰�I
«� ��
¬�Y�Õ���¿�I�ü�>�›�*

�ê�å�€�•
W 29�•�f
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14. �³���J�8

�I
«� �Y�³���J�8���õ�•
7�«�®�f�I
«

� �Y�³���J�8�W
?�õ�ù�m
Y�8�¥���ø��

�=�ª�€
Ž�L���†�8
Y���¿�T���Þ�"�®�!

�€�˜�€
Ž�L���™�•�Y
Y���õ�Z�g�Z�S�Ë�d�Z

�Ü�g�d�S�Ú� ���‰�[�O�Æ 9,862,000,000

�©�€�Z�g�Z�g�Ë�j�[�O�Æ 10,615,200,000

�©�•�f�I
«� �Y	÷	t	Ì
��¾�#�¿	Ì
��<�9

�¾�I�®�!�è�+�6�­�X���Ô�›�‰�‚�.�Å��

�=�ª���ª�I
«� �J�8�Y�.�Å���=�f�1�o

�z�_�
�<�9���]�Æ�e�J�‘�e�ù�m�Ì�¿�J

�I�­�5
Y�8�z�_�f�I
«� �Y	÷	t	Ì
��¾

�#�¿	Ì
��<�9�Š�~���=�ª�1
†��	Ì
���

�S���=�Y���=	ÿ�£�¿���=
���
†��	À���f

�õ�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú�d�I
«� 

�<�*�&�=�Ò�[�O�Æ 6,317,652,000�©�€�Z�g

�Z�g�Ë�j�[�O�Æ 9,092,900,000�©�•�Y�³��

�J�8�Š�/�å�d�‰�I
«� ��
¬�Y�Õ���¿�I

�ü�>�›�*�ê�å�€�•
W 29�•�f

14. INVESTMENT PROPERTIES

�¯�� �Š
��ˆ �<��

Under 
construction Completed Total

�[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000 RMB’000

�õ�Z�g�Z�g�Ë�S�Ü�S�Ú�Y�*�&�= Carrying amount at 1 January 2020 3,082,200 6,295,600 9,377,800

ô�Ä Additions 668,875 – 668,875
�7�a��
š�ï�•�J�8�€�•
W 21�• Transferred from properties under

 development (note 21) 244,565 – 244,565
�7�a Transfer (41,887) 41,887 –
�®�;�=���Æ�Ô
{�×	B���X Net gain from a fair value 

 adjustment 326,647 (2,687) 323,960

�õ�Z�g�Z�g�Ë�d�Z�Ü�g�d�S�Ú�¿

 �Z�g�Z�S�Ë�S�Ü�S�Ú�Y�*�&�=

Carrying amount at 31 December 
 2020 and 1 January 2021 4,280,400 6,334,800 10,615,200


ô�Ä Additions 232,901 – 232,901
��
/�•�n�®�!�€�•
W 38�• Disposal of subsidiaries (note 38) (784,900) – (784,900)
�®�;�=���Æ�f�&���X Net loss from a fair value 

 adjustment (180,580) (20,621) (201,201)

�õ�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú�Y

 �*�&�=

Carrying amount at 
 31 December 2021 3,547,821 6,314,179 9,862,000

The Group’s investment properties are situated in Mainland China. The 
Group’s investment properties were revalued on 31 December 2021 based 
on valuations performed by Jones Lang LaSalle Corporate Appraisal and 
Advisory Limited (“JLL”), an independent professionally qualified valuer, 
at RMB9,862,000,000 (2020: RMB10,615,200,000). The Group’s senior 
finance manager and the chief financial officer decide, after approval from 
the board of directors of the Company, to appoint which external valuer 
to be responsible for the external valuations of the Group’s properties. 
Selection criteria include market knowledge, reputation, independence 
and whether professional standards are maintained. The Group’s senior 
finance manager and the chief financial officer have discussions with 
the valuer on the valuation assumptions and valuation results when the 
valuation is performed for financial reporting.

As at 31 December 2021, the Group’s investment properties with an 
aggregate carrying amount of approximately RMB6,317,652,000 (2020: 
RMB9,092,900,000) were pledged to secure bank and other borrowings 
granted to the Group (note 29).
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14. INVESTMENT PROPERTIES (Continued)

Fair value hierarchy
The following table illustrates the fair value measurement hierarchy of 
the Group’s investment properties:

�õ�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú�4�\�ø�h	t�9�Y�®�;�=��
Ž
Fair value measurement as at 31 December 2021 using

�z�”�9��
�˜����

�€�K�S	t�•
Quoted prices 

in active 
markets 
(Level 1)

� �}���H�À
�i�]�p�½

�€�K�Z	t�•
Significant 
observable 

inputs 
(Level 2)

� �}�”���H�À
�i�]�p�½

�€�K�g	t�•
Significant 

unobservable 
inputs 

(Level 3)
�<��

Total
�[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000 RMB’000 RMB’000

�1�ø�h
°�f
†���Y
 �¾
l�Ì�®�;�=��
Ž�j

Recurring fair value measurement for:

�Š
��ˆ
 �8�J�8 Completed commercial properties – – 6,314,179 6,314,179

�¯��
 �8�J�8 Commercial properties 
 under construction – – 3,547,821 3,547,821

– – 9,862,000 9,862,000

�õ�Z�g�Z�g�Ë�d�Z�Ü�g�d�S�Ú�4�\�ø�h	t�9�Y�®�;�=��
Ž
Fair value measurement as at 31 December 2020 using

�z�”�9��
�˜����

�€ �K�S	t �•
Quoted prices 

in active 
markets 
(Level 1)

� �}���H�À
�i�]�p�½

�€ �K�Z	t �•
Significant 
observable 

inputs 
(Level 2)

� �}�”���H�À
�i�]�p�½

�€ �K�g	t �•
Significant 

unobservable 
inputs 

(Level 3)
�<��
Total

�[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�©
RMB’000 RMB’000 RMB’000 RMB’000

�1�ø�h
°�f
†���Y
 �¾
l�Ì�®�;�=��
Ž�j

Recurring fair value measurement for:

�Š
��ˆ
 �8�J�8 Completed commercial properties – – 6,334,800 6,334,800

�¯��
 �8�J�8 Commercial properties 
 under construction – – 4,280,400 4,280,400

– – 10,615,200 10,615,200

During the year, there were no transfers of fair value measurements 
between Level 1 and Level 2 and no transfers into or out of Level 3 (2020: 
Nil).

14. �³���J�8 �€�ƒ�•

�®�;�=�4	t
�h�Œ�­�ü�I
«� �³���J�8�Y�®�;�=��
Ž
�4	t�j

�Ë�«�d�K�S	t�~�K�Z	t�˜
œ�(�Ì�®�;�=
��
Ž�Y�7�a�d�u�Ì�7�a���Ð�7�a���K�g
	t�€�Z�g�Z�g�Ë�j�Ì�•�f
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14. INVESTMENT PROPERTIES (Continued)

Fair value hierarchy (Continued)

Below is a summary of the valuation techniques used and the key inputs 
to the valuation of investment properties:

���=�¦�” � �}�”���H�À�i�]�p�½ �Í���Ð���Æ�;�i

Valuation techniques Significant unobservable inputs Range or weighted average

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020

�Š
��ˆ
 �8�J�8 �×�]���I�·�, ����	a�–

 �€ �[�O�Æ �J �Ê�;�Ù�÷�¿�Ê�Ü �•
Completed commercial
 properties

Income capitalisation
 method

Estimated rental value
 (RMB per sq.m. and per month)

30-258 32-256

���I�·�â��

Capitalisation rate 3.5%-5.75% 3.5%-5%

�¯��
 �8�J�8 �â�0�, �k�‚�;�—��

Commercial properties
 under construction

Comparison method Expected profit margin 10% 10%-15%

The fair value of completed commercial properties is determined by the 
income capitalisation method, taking into account the net rental income 
of the properties derived from the existing leases and/or achievable in the 
existing market with due allowance for the reversionary income potential 
of the leases, which have been then capitalised to determine the fair value 
at an appropriate capitalisation rate. Where appropriate, reference has also 
been made to the comparable sales transactions as available in the relevant 
market.

A significant increase/(decrease) in the estimated rental value would result 
in a significant increase/(decrease) in the fair value of the investment 
properties. A significant increase/(decrease) in the capitalisation rate 
would result in a significant decrease/(increase) in the fair value of the 
investment properties.

14. �³���J�8 �€�ƒ�•

�®�;�=�4	t �€�ƒ�•

�ø�h�‰�³���J�8���=�Ô�\�Y���=�¦�”�¿

�ô���i�]�p�½�?���j

�Š
��ˆ
 �8�J�8�Y�®�;�=�W�·�@�×�]��

�I�·�,�>�›�d�Ù�,�J�·�@���¿�Þ�ë�J�8

�ª�$�Þ	a�Ò�þ�*�[�¿ �J �Ð�¯�$���9�1�h

� � 	 • �_
{ �Y	a�–�×� ] � � �X�€�1	a�Ò�Y� ‘

�¯�ƒ	a�×�]�*�����±�a�ê�•�d�Í�����ø��

�I�·�d�ø�2�G�…�Y���I�·�â���>�›�®�;

�=�f�u�6�¯�G�…
‹�1�h
��ý�´�ë�9��� j

����
{�Y�����â�0�V
/�t�ø�f

����	a�–�}�7�#�� �J�€�¯�Ç�•
Z�¬�ç�³��

�J�8�Y�®�;�=�}�7�#�� �J�€�¯�Ç�•�f���I

�·�â���}�7�#�� �J�€�¯�Ç�•
Z�¬�ç�³���J

�8�Y�®�;�=�}�7�¯�Ç �J�€�#���•�f
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14. INVESTMENT PROPERTIES (Continued)

Fair value hierarchy (Continued)

The fair value of commercial properties under construction is determined 
by using the comparison method, with reference to comparable sales 
evidence as available in the relevant market to derive the fair value of 
the property assuming it was completed and, where appropriate, after 
deducting the following items:

• Estimated construction costs and professional fees to be expensed 
to complete the properties that would be incurred by a market 
participant; and

• Estimated profit margin that a market participant would require to 
hold and develop the property to completion.

The higher the estimated construction costs, the lower the fair value of 
the investment properties under construction would be resulted. The 
higher expected profit margin, the lower fair value of the investment 
properties under construction would be resulted.

14. �³���J�8 �€�ƒ�•

�®�;�=�4	t �€�ƒ�•

� ¯ � � 
  � 8 � J � 8 � Y � ® � ; � = � 4 � \ � â � 0 � , � >

�›�d�¾
��ý�´�ë�9��� j � � � � 
{�Y�����â

�0�t�ø�H�é�(�€�½�G�\�•�¾�Ô	ð�ø�h
°�f

��
{���J�8�Y�®�;�=�€	ÿ�£�I�Š
��ˆ�•�j

• �9��
��~�k�•�Ó�J�8
Z�*�[�Y����

�����Ó�I�¿
Y�8
l�\�i�¿

• �9��
��~�k�1�5�Þ�¿
š�ï���J�8��


��ˆ�Ô�ê�Y�����;�—���f

���������Ó�I
s	÷�d
Z�6�¬�ç�¯���³��

�J�8�®�;�=
s�-�f�k�‚�;�—��
s	÷�d
Z

�6�¬�ç�¯���³���J�8�®�;�=
s�-�f
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15. LEASES

The Group as a lessee
The Group has lease contracts for various items of office buildings, motor 
vehicles and other equipment used in its operations. Lump sum payments 
were made upfront to acquire the leased land from the owners with 
lease periods of 40 years, and no ongoing payments will be made under 
the terms of these land leases. Leases of office buildings generally have 
lease terms between 2 and 9 years. Motor vehicles and other equipment 
generally have lease terms of 12 months or less and/or are individually 
of low value. Generally, the Group is restricted from assigning and 
subleasing the leased assets outside the Group. There are several lease 
contracts that include extension and termination options and variable 
lease payments, which are further discussed below.

(a) Right-of-use assets

The carrying amounts of the Group’s right-of-use assets and the 
movements during the year are as follows:

�z�®�4�\�Æ �l�®�} �<��
Land use rights Office buildings Total

�[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�©
RMB’000 RMB’000 RMB’000

�õ�Z�g�Z�g�Ë�S�Ü�S�Ú As at 1 January 2020 260,979 129,539 390,518

ô�Ä Additions – 69,382 69,382
	a�‚�^�ß�Ô�*�[�˜�¯�Ç Decrease arising from lease term 

termination – (66,679) (66,679)
�±��
š�Õ Depreciation charge (13,015) (34,850) (47,865)

�õ�Z�g�Z�g�Ë�d�Z�Ü�g�d�S�Ú
 �¿�Z�g�Z�S�Ë�S�Ü�S�Ú

As at 31 December 2020 and  
1 January 2021 247,964 97,392 345,356


ô�Ä Additions – 49,723 49,723
�7�a��
š�ï�•�J�8�€�•
W 21�• Transferred from properties under 

development (note 21) 23,825 – 23,825
	a�‚�^�ß�Ô�*�[�˜�¯�Ç Decrease arising from lease term 

termination – (3,938) (3,938)
�±��
š�Õ Depreciation charge (13,015) (35,804) (48,819)

�õ�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú As at 31 December 2021 258,774 107,373 366,147

As at 31 December 2021, the Group’s right-of-use assets with an 
aggregate carrying amount of approximately RMB183,461,000 
(2020: nil) were pledged to secure bank and other borrowings 
granted to the Group (note 29).

15. 	a�#

�I
«� �*�‰�Õ	a�[
�I
«� �21�•
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15. LEASES (Continued)

The Group as a lessee (Continued)

(b) Lease liabilities

The carrying amount of lease liabilities and the movements during 
the year are as follows:

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�õ�S�Ü�S�Ú�Y�*�&�= Carrying amount as at 1 January 103,104 131,648
�-	a�# New leases 49,723 69,382
�Ë�«�Š�½�©�;�¹�#�7 Accretion of interest recognised  

during the year 6,027 6,619
	a�‚�^�ß�Ô�*�[�˜�¯�Ç Decrease arising from 

 lease term termination (3,938) (66,679)
�ù�› Payments (39,369) (37,866)

�õ�d�Z�Ü�g�d�S�Ú�Y�*�&�= Carrying amount as at 31 December 115,547 103,104

�±���‰�j Analysed into:
 �C�‚�Å�…  Current portion 47,438 54,666
 �¢�C�‚�Å�…  Non-current portion 68,109 48,438

The maturity analysis of lease liabilities is disclosed in note 44 to 
the financial statements.

15. 	a�#�€�ƒ�•

�I
«� �*�‰�Õ	a�[ �€�ƒ�•

(b) 	a�#��
À

�Ë�«	a �# � � 
À�Y�* �&�=�¿� 
 
 � �½

�h�j

	a�#��
À�Y�Q�‚�Ú�±���Þ�£�õ	Ì
�

���Œ�•
W 44�f
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15. LEASES (Continued)

The Group as a lessee (Continued)

(c) The amounts recognised in profit or loss in relation to leases are as 
follows:

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

	a�#��
À�;�¹ Interest on lease liabilities 6,027 6,619
�4�\�Æ���*�±��
š�Õ Depreciation charge of right-of-use assets 48,819 47,865
�~�õ�‚	a�#�Þ�ë�Y
š�Õ

 �€���]���A
š�Õ�•

Expense relating to short-term leases 
(included in administrative expenses) 7,853 11,371

�~�-���=���*	a�#�Þ�ë�Y
š�Õ

 �€���]�V
/�¿�±�V
š�Õ�•

Expense relating to leases of  
low-value assets (included in selling  
and distribution expenses) 8,528 5,983

�õ�&	B�•�½�©�Y�›
°�<�X Total amount recognised in profit or loss 71,227 71,838

15. 	a�#�€�ƒ�•

�I
«� �*�‰�Õ	a�[ �€�ƒ�•

(c) �õ �&	B�• �½�©�Y	a�# � ´ �ë � › 
 ° �½

�h�j
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15. LEASES (Continued)

The Group as a lessee (Continued)

(d) The total cash outflow for leases and future cash outflows relating 
to leases that have not yet commenced are disclosed in note 35 to 
the financial statements.

The Group as a lessor

The Group leases its investment properties (note 14) consisting of 
eleven commercial properties in Mainland China under operating lease 
arrangements. The terms of the leases generally require the tenants to pay 
security deposits and provide for periodic rent adjustments according to 
the then prevailing market conditions. Rental income recognised by the 
Group during the year was RMB111,101,000 (2020: RMB118,916,000), 
details of which are included in note 5 to the financial statements.

At 31 December 2021, the undiscounted lease payments receivable by 
the Group in future periods under non-cancellable operating leases with 
its tenants are as follows:

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�S�Ë�« Within one year 131,758 142,482
�S�Ë�ø�j�(�G�Ë�ø�« After one year but within two years 127,357 137,085
�G�Ë�ø�j�(�g�Ë�ø�« After two years but within three years 108,174 118,588
�g�Ë�ø�j�(�,�Ë�ø�« After three years but within four years 82,807 98,574
�,�Ë�ø�j�(�ž�Ë�ø�« After four years but within five years 64,683 66,911
�ž�Ë�� After five years 234,964 356,835

749,743 920,475

15. 	a�#�€�ƒ�•

�I
«� �*�‰�Õ	a�[ �€�ƒ�•

(d) 	a�#�<�$�–�t���¿�~� �J
š�•�Y	a

�#�Þ�ë�Y�J�8�$�–�t���Þ�£�õ	Ì
�

���Œ�•
W 35�f

�I
«� �*�‰��	a�[

�I
«� �ì�½�¾��	a�#�Ä
°	a�#�I�³���J

�8�€ � • 
W 14�•�d � 
 �< 11�H�• 
7 �« �®
  �8

� J � 8 � f 	 a � # 
 â � › � S 	 › � � � Ë 	 a � Ò � Õ � ù � ­

�Ç�–�d�(�•�›�ì�½�…�Û�9�1�›�‚���Æ	a

�–�f�I
«� �õ�Ë�«�½�©�Y	a�–�×�]�‰�[

�O�Æ111,101,000�©�€�Z�g�Z�g�Ë�j�[�O

�Æ118,916,000�©�•�d�	
‹�1�õ	Ì
����Œ�•


W5�f

�õ�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú�d�I
«� 

�ì�½�~�I	a�Ò���m�Y�”���Þ�V�¾��	a�#

�õ�J�8�‚
œ�Ð�×�Y�J
h�$	a�#�›
°�½�h�j
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16. OTHER INTANGIBLE ASSETS

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�´�• Software
�õ�S�Ü�S�Ú At 1 January
�Ó�I  Cost 22,486 19,404
�]���Å�V  Accumulated amortisation (15,584) (12,561)

�*�&���= Net carrying amount 6,902 6,843

�õ�S�Ü�S�Ú�˜�Ó�I�d

 �Ô	ð�]���Å�V

Cost at 1 January, net of  
accumulated amortisation 6,902 6,843


ô�Ä Additions 700 1,148
�×�…�•�n�®�! Acquisition of subsidiaries 16 1,934
��
/ Disposals (680) –
�Ë�«�Š�a�ê�Å�V Amortisation provided during the year (2,909) (3,023)

�õ�d�Z�Ü�g�d�S�Ú At 31 December 4,029 6,902

�õ�d�Z�Ü�g�d�S�Ú�j At 31 December:
 �Ó�I  Cost 22,522 22,486
 �]���Å�V  Accumulated amortisation (18,493) (15,584)

�*�&���= Net carrying amount 4,029 6,902

16. �I�ü�Ì�–���*
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17. INVESTMENTS IN JOINT VENTURES

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�±�&�����* Share of net assets 2,253,731 3,137,528

The Group’s trade receivable and payable balances with joint ventures are 
disclosed in note 41 to the financial statements.

The joint ventures of the Group are considered not individually material 
for the year ended 31 December 2021.

(a) Particulars of the Group’s material joint ventures in 2020 are as 
follows:

�I
«� �Ð�&�¹�Þ�Æ

�õ�±�â

�¼�®���I Percentage of
Paid-in ownership


W���®�Ã�¿�Ë�… capital interest �ô���z
�

�®�!�¤�H Place and year of �[�O�Æ�w�© attributable Principal
Name of company registration RMB’000 to the Group activities

�����M�ò�M�º�Ä�8�Þ�"�®�!

Wuhan Zhenro Zhengsheng Real
 Estate Co., Ltd.

�•
7����

�Z�g�S�¬�Ë 100,000 50%
�J�8
š�ï

Property
developmentWuhan, PRC

2016

(b) In 2020, Wuhan Zhenro Zhengsheng Real Estate Co., Ltd. which 
is considered a material joint venture of the Group, develops a 
property development project with the other joint venture partner 
in Mainland China and was accounted for using the equity method. 
On 8 January 2021, the Group acquired an additional 50% equity 
interest in Wuhan Zhenro Zhengsheng Real Estate Co., Ltd. After 
the acquisition, Wuhan Zhengsheng became a wholly-owned 
subsidiary of the Group.

17. �õ�¥���†�8�Y�³��

�I
«� �~�¥���†�8�Y
q�ø�Ð�×�›
°�¿�Ð

�ù�›
°
��q�õ	Ì
����Œ�•
W 41�Þ�£�f

�I
«� �Y�¥���†�8�—
V�‰�õ�Ú���Z�g�Z

�S�Ë�d�Z�Ü�g�d�S�Ú�ß�Ë���(�¢�H�9�n

� �}�f

(a) �I
«� �õ�Z�g�Z�g�Ë�Y� ���¥���†

�8�	
‹�½�h�j

(b) �õ�Z�g�Z�g�Ë�d�����M�ò�M�º�Ä�8

�Þ�"�®�!�€�—
V�‰�I
«� �Y� ���¥

���†�8�•�~�•
7�«�®�Y�I�ü�¥���«

���•�•
š�ï�S�H�J�8
š�ï
°�f�d
®

�\�Æ	B�,�]�*�f�õ�Z�g�Z�S�Ë�S�Ü

�^�Ú�d�I
«� �×�…�����M�ò�M�º�Ä

�8�Þ�"�®�!�Y�X�. 50%�p�Æ�f�õ�×

�…���d�����M�º�Ó�‰�I
«� �Y�Œ��

�•�n�®�!�f
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17. INVESTMENTS IN JOINT VENTURES (Continued)

(b) (Continued)
The following table illustrates the summarised financial 
information in respect of Wuhan Zhenro Zhengsheng Real Estate 
Co., Ltd. adjusted for any differences in accounting policies and 
reconciled to the carrying amount in the consolidated financial 
statements:

�Z�g�Z�g�Ë

�d�Z�Ü�g�d�S�Ú

31 December
2020

�[�O�Æ�w�©

RMB’000

�$�–�¿�$�–
����J Cash and cash equivalents 574,109
�I�ü�t
����* Other current assets 6,720,596

�t
����* Current assets 7,294,705

�¢�t
����* Non-current assets 10,072
�–�D��
À�d�”�
�<
q�ø�¿�I�ü�Ð�ù�›
° Financial liabilities, excluding trade and  

other payables (2,789,769)
�I�ü�t
���
À Other current liabilities (3,039,620)

�t
���
À Current liabilities (5,829,389)

�����* Net assets 1,475,388

�~�I
«� �õ�¥���†�8�Y�Æ	B�Á�*�j Reconciliation to the Group’s interest in  
the joint venture:

�I
«� �Ô�&�¹�Þ�Æ�â�7 Proportion of the Group’s ownership 50%
�I
«� �Ð�&�¥���†�8�����* Group’s share of net assets of the joint venture 737,694
�1�ë�L�Ù�t�ø�Y�J�
�$�&	B�*�����Æ Adjustment for unrealised profits and losses from 

related party transactions (575)

�³���Y�*�&�= Carrying amount of the investment 737,119

�×	B Revenue –

š�Õ Expenses (33,787)
�ü
° Tax –

�Ë�«�f�&�¿�Œ�&�×	B�<�X Loss and total comprehensive income for the year (33,787)

17. �õ�¥���†�8�Y�³�� �€�ƒ�•

(b) �€�ƒ�•

�h�Œ�•�j�Þ�ë�����M�ò�M�º�Ä�8�Þ

�"�®�!�Y	Ì
����Ø�Ü���d�Š�1�‚��

�6���A
��¨�.�*�����Æ�(�~�]�¥	Ì


����Œ�«�Y�*�&�=�Á�*�j
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17. INVESTMENTS IN JOINT VENTURES (Continued)

(c) The following table illustrates the aggregate financial information 
of the Group’s joint ventures that are not individually material:

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�Ë�«�±�&�¥���†�8�&	B

 �¿�Œ�&�×	B�<�X

Share of the joint ventures’ profits and losses 
and total comprehensive income for the year 7,419 50,781

�I
«� �õ�¥���†�8�³��

 �Y�*�&�=�<�X

Aggregate carrying amount of the Group’s 
investments in the joint ventures 2,253,731 2,400,409

The directors of the Company are of the opinion that no provision 
for impairment was necessary as at 31 December 2021 as the 
investments in joint ventures were considered fully recoverable 
(2020: Nil). The joint ventures have been accounted for using the 
equity method in these financial statements.

17. �õ�¥���†�8�Y�³�� �€�ƒ�•

(c) �h�Œ�­�ü�I
«� �(�¢�H�9�n� �}�Y

�¥���†�8�Y�?��	Ì
����Ø�j

�I�®�!�è�+�©�‰�d�_�õ�õ�¥���†�8

�Y�³���—
V�‰���Œ�p�×�«�d�B�õ�Z

�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú�Ì�ê���d

�¯ �=�a�ê�€�Z�g�Z�g�Ë� j � Ì �•� f �¥

���†�8�Š�2�Æ	B�,�õ��
�	Ì
����Œ

�]�*�f
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18. INVESTMENTS IN ASSOCIATES (Continued)

(a) Particulars of the Group’s material associates are as follows: 
(Continued)
Note: Pursuant to the articles of association, the Group only has significant 

influence on Wuhan Qingnengdecheng Properties Co., Ltd. as the other 

shareholders of the entity have enough voting power to control and operate 

the entity. Thus, the entity was accounted for as an associate by the Group 

by holding 32% of equity interests in it.

Pursuant to the articles of association, the Group only has significant 

influence on Suzhou Zhengxi Real Estate Development Co., Ltd. as the 

other shareholders of the entity have enough voting power to control and 

operate the entity. Thus, the entity is accounted for as an associate by the 

Group by holding 32% of equity interests in it.

Pursuant to the articles of association, the Group only has significant 

influence on Xiamen Lianrongyue Properties Co., Ltd. as the other 

shareholders of the entity have enough voting power to control and operate 

the entity. Thus, the entity is accounted for as an associate by the Group by 

holding 25% of equity interests in it.

Pursuant to the articles of association, the Group only has significant 

influence on Hefei Lianrong Real Estate Development Co., Ltd. as the other 

shareholders of the entity have enough voting power to control and operate 

the entity. Thus, the entity is accounted for as an associate by the Group by 

holding 25% of equity interests in it.

Pursuant to the articles of association, the Group only has significant 

influence on Nanjing Zhaorong Real Estate Development Co., Ltd. as the 

other shareholders of the entity have enough voting power to control and 

operate the entity. Thus, the entity was accounted for as an associate by the 

Group by holding 49% of equity interests in it.

18. �õ�L���®�!�Y�³�� �€�ƒ�•

(a) � I 
« �   �  � � �L � � �®� ! � 	 
 ‹ �½�h� j

�€�ƒ�•
�•
W�j  � ì �½�\� � �Ý�û�Z�Æ�d�I
«�  
Ã�Á

�� � � 
ö	•�C�Ó�Ä�8�Þ�"�®�!�Þ� 

�} �B�¤�d�W�ª�� �¼���Y�I �ü�p��

�¹ �Þ�� � � �Y�³�C�Æ�ø
›�S�¿�¾��

� � �¼��� f �ª �ä�d�� �¼���ø�I 
«� 

�5�Þ�I 32%�p�Æ�Y�S�•�L�� �®�!

�]�*�f

� ì �½�\� � �Ý�û�Z�Æ�d�I
«�  
Ã�Á

�=�È�M�—�Ò�®�*
š�ï �Þ�"�®�!�Þ

� �} �B�¤�d�W�ª�� �¼���Y�I �ü�p

�� �¹ �Þ�� � � �Y�³�C�Æ�ø
›�S�¿�¾

��� � �¼��� f �ª �ä�d�� �¼���ø�I 
«

�  �5�Þ�I 32%�p�Æ�Y�S�•�L�� �®

�!�]�*�f

� ì �½�\� � �Ý�û�Z�Æ�d�I
«�  
Ã�Á

�� �˜ �L�ò�À�Ä�8�Þ�"�®�!�Þ� �}

�B�¤�d�W�ª�� �¼���Y�I �ü�p�� �¹

�Þ�� � � �Y�³�C�Æ�ø
›�S�¿�¾��� �

�¼��� f �ª �ä�d�� �¼���ø�I 
«�  �5

�Þ�I 25%�p�Æ�Y�S�•�L�� �®�! � ]

�*�f

� ì �½�\� � �Ý�û�Z�Æ�d�I
«�  
Ã�Á

�¥�m�L�ò�Ò�®�*
š�ï �Þ�"�®�!�Þ

� �} �B�¤�d�W�ª�� �¼���Y�I �ü�p

�� �¹ �Þ�� � � �Y�³�C�Æ�ø
›�S�¿�¾

��� � �¼��� f �ª �ä�d�� �¼���ø�I 
«

�  �5�Þ�I 25%�p�Æ�Y�S�•�L�� �®

�!�]�*�f

� ì �½�\� � �Ý�û�Z�Æ�d�I
«�  
Ã�Á

�Ì� / �Ý�ò�Ò�®�*
š�ï �Þ�"�®�!�Þ

� �} �B�¤�d�W�ª�� �¼���Y�I �ü�p

�� �¹ �Þ�� � � �Y�³�C�Æ�ø
›�S�¿�¾

��� � �¼��� f �ª �ä�d�� �¼���ø�I 
«

�  �5�Þ�I 49%�p�Æ�Y�S�•�L�� �®

�!�]�*�f
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18. �õ�L���®�!�Y�³�� �€�ƒ�•

(b) ����
ö	•�C�Ó�Ä�8�Þ�"�®�!�e�=�È

�M�—�Ò�®�*
š�ï�Þ�"�®�!�e���˜�L

�ò�À�Ä�8�Þ�"�®�!�¿�¥�m�L�ò�Ò�®

�*
š�ï�Þ�"�®�!�€�Ú���Z�g�Z�S�Ë

�d�Z�Ü�g�d�S�Ú�ß�Ë���—
V�‰�I
«

� �Y� ���L���®�!�•�~�•
7�«�®�Y


��+�Ì�«���•�•
š�ï�µ�H�J�8
š�ï


°�f�d
®�\�Æ	B�,�]�*�f

�Ì�/�Ý�ò�Ò�®�*
š�ï�Þ�"�®�!�€�Ú

���Z�g�Z�g�Ë�d�Z�Ü�g�d�S�Ú�ß�Ë

���—
V�‰�I
«� �Y� ���L���®�!�d

�(�”�J�Ú���Z�g�Z�S�Ë�d�Z�Ü�g�d

�S�Ú�ß�Ë���Y� ���L���®�!�•�~�•


7�«�®�Y
��+�Ì�«���•�•
š�ï�µ�H

�J�8
š�ï
°�f�d
®�\�Æ	B�,�]�*�f

18. INVESTMENTS IN ASSOCIATES (Continued)

(b) Wuhan Qingnengdecheng Properties Co., Ltd., Suzhou Zhengxi 
Real Estate Development Co., Ltd., Xiamen Lianrongyue 
Properties Co., Ltd. and Hefei Lianrong Real Estate Development 
Co., Ltd. which are considered material associates of the Group for 
the year ended 31 December 2021, develop property development 
projects with the strategic partners in Mainland China and are 
accounted for using the equity method.

Nanjing Zhaorong Real Estate Development Co., Ltd. which is 
considered a material associate of the Group for 31 December 2020 
but is not material for the year ended 31 December 2021, develops 
property development projects with the strategic partners in 
Mainland China and is accounted for using the equity method.
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18. INVESTMENTS IN ASSOCIATES (Continued)

(b) (Continued)
The following table illustrates the summarised financial 
information in respect of Wuhan Qingnengdecheng Properties 
Co., Ltd. adjusted for any differences in accounting policies and 
reconciled to the carrying amount in the consolidated financial 
statements:

�Z�g�Z�S�Ë

�d�Z�Ü�g�d�S�Ú

31 December
2021

�[�O�Æ�w�©

RMB’000

�$�–�¿�$�–
����J Cash and cash equivalents 159,725
�I�ü�t
����* Other current assets 2,625,640

�t
����* Current assets 2,785,365

�¢�t
����* Non-current assets 372

�–�D��
À�d�”�
�<
q�ø�¿�I�ü�Ð�ù�›
° Financial liabilities, excluding trade and other 
payables (169,900)

�I�ü�t
���
À Other current liabilities (2,120,198)

�t
���
À Current liabilities (2,290,098)

�����* Net assets 495,639

�~�I
«� �õ�L���®�!�Y�Æ	B�Á�*�j Reconciliation to the Group’s interest  
in the associate:

�I
«� �Ô�&�¹�Þ�Æ�â�7 Proportion of the Group’s ownership 32%
�I
«� �Ð�&�L���®�!�����* Group’s share of net assets of the associate 158,604
�1�ë�L�Ù�t�ø�Y�J�
�$�&	B�*�����Æ Adjustment for unrealised profits and losses  

from related party transactions (2,985)

�³���Y�*�&�= Carrying amount of the investment 155,619

�×	B Revenue 1,395,886

š�Õ Expenses (987,487)
�ü
° Tax (109,351)

�Ë�«�P�;�¿�Œ�&�×	B�<�X Profit and total comprehensive income  
for the year 299,048

18. �õ�L���®�!�Y�³�� �€�ƒ�•

(a) �€�ƒ�•

�h�Œ�•�j�Þ�ë����
ö	•�C�Ó�Ä�8�Þ

�"�®�!�Y	Ì
����Ø�Ü���d�Š�1�‚��

�6���A
��¨�.�*�����Æ�(�~�]�¥	Ì


����Œ�«�Y�*�&�=�Á�*�j
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18. INVESTMENTS IN ASSOCIATES (Continued)

(b) (Continued)
The following table illustrates the summarised financial 
information in respect of Suzhou Zhengxi Real Estate Development 
Co., Ltd. adjusted for any differences in accounting policies and 
reconciled to the carrying amount in the consolidated financial 
statements:

�Z�g�Z�S�Ë

�d�Z�Ü�g�d�S�Ú

31 December
2021

�[�O�Æ�w�©

RMB’000

�$�–�¿�$�–
����J Cash and cash equivalents 126,085
�I�ü�t
����* Other current assets 784,747

�t
����* Current assets 910,832

�¢�t
����* Non-current assets 20

�–�D��
À�d�”�
�<
q�ø�¿�I�ü�Ð�ù�›
° Financial liabilities, excluding trade and  
other payables (191,825)

�I�ü�t
���
À Other current liabilities (111,659)

�t
���
À Current liabilities (303,484)

�����* Net assets 607,368

�~�I
«� �õ�L���®�!�Y�Æ	B�Á�*�j Reconciliation to the Group’s interest  
in the associate:

�I
«� �Ô�&�¹�Þ�Æ�â�7 Proportion of the Group’s ownership 32%
�I
«� �Ð�&�L���®�!�����* Group’s share of net assets of the associate 194,358
�1�ë�L�Ù�t�ø�Y�J�
�$�&	B�*�����Æ Adjustment for unrealised profits and losses  

from related party transactions –

�³���Y�*�&�= Carrying amount of the investment 194,358

�×	B Revenue 2,351,988

š�Õ Expenses (1,943,498)
�ü
° Tax (139,711)

�Ë�«�P�;�¿�Œ�&�×	B�<�X Profit and total comprehensive income  
for the year 268,779

18. �õ�L���®�!�Y�³�� �€�ƒ�•

(b) �€�ƒ�•

�h�Œ�•�j�Þ�ë�=�È�M�—�Ò�®�*
š�ï

�Þ�"�®�!�Y	Ì
����Ø�Ü���d�Š�1�‚

���6���A
��¨�.�*�����Æ�(�~�]�¥

	Ì
����Œ�«�Y�*�&�=�Á�*�j
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18. INVESTMENTS IN ASSOCIATES (Continued)

(b) (Continued)
The following table illustrates the summarised financial 
information in respect of Xiamen Lianrongyue Properties Co., Ltd. 
adjusted for any differences in accounting policies and reconciled to 
the carrying amount in the consolidated financial statements:

�Z�g�Z�S�Ë

�d�Z�Ü�g�d�S�Ú

31 December
2021

�[�O�Æ�w�©

RMB’000

�$�–�¿�$�–
����J Cash and cash equivalents 100
�I�ü�t
����* Other current assets 2,764,701

�t
����* Current assets 2,764,801

�¢�t
����* Non-current assets 10,000

�–�D��
À�d�”�
�<
q�ø�¿�I�ü�Ð�ù�›
° Financial liabilities, excluding trade  
and other payables –

�I�ü�t
���
À Other current liabilities (114,802)

�t
���
À Current liabilities (114,802)

�����* Net assets 2,659,999

18. �õ�L���®�!�Y�³�� �€�ƒ�•

(b) �€�ƒ�•

�h�Œ�•�j�Þ�ë���˜�L�ò�À�Ä�8�Þ�"

�®�!�Y	Ì
����Ø�Ü���d�Š�1�‚���6

���A
��¨�.�*�����Æ�(�~�]�¥	Ì
�

���Œ�«�Y�*�&�=�Á�*�j
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18. INVESTMENTS IN ASSOCIATES (Continued)

(b) (Continued)
The following table illustrates the summarised financial 
information in respect of Xiamen Lianrongyue Properties Co., Ltd. 
adjusted for any differences in accounting policies and reconciled to 
the carrying amount in the consolidated financial statements:

�Z�g�Z�S�Ë

�d�Z�Ü�g�d�S�Ú

31 December
2021

�[�O�Æ�w�©

RMB’000

�~�I
«� �õ�L���®�!�Y�Æ	B�Á�*�j Reconciliation to the Group’s interest in the 
associate:

�I
«� �Ô�&�¹�Þ�Æ�â�7 Proportion of the Group’s ownership 25%
�I
«� �Ð�&�L���®�!�����* Group’s share of net assets of the associate 665,000
�1�ë�L�Ù�t�ø�Y�J�
�$�&	B�*�����Æ AdCf nd1f
16.304 0-7Cd5EB144C02D9037405F806l3 645 4te:
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18. INVESTMENTS IN ASSOCIATES (Continued)

(b) (Continued)
The following table illustrates the summarised financial 
information in respect of Hefei Lianrong Real Estate Development 
Co., Ltd. adjusted for any differences in accounting policies and 
reconciled to the carrying amount in the consolidated financial 
statements:

�Z�g�Z�S�Ë

�d�Z�Ü�g�d�S�Ú

31 December
2021

�[�O�Æ�w�©

RMB’000

�$�–�¿�$�–
����J Cash and cash equivalents 26
�I�ü�t
����* Other current assets 2,789,793

�t
����* Current assets 2,789,819

�¢�t
����* Non-current assets 10,000

�–�D��
À�d�”�
�<
q�ø�¿�I�ü�Ð�ù�›
° Financial liabilities, excluding trade and  
other payables –

�I�ü�t
���
À Other current liabilities (174)

�t
���
À Current liabilities (174)

�����* Net assets 2,799,645

�~�I
«� �õ�L���®�!�Y�Æ	B�Á�*�j Reconciliation to the Group’s interest  
in the associate:

�I
«� �Ô�&�¹�Þ�Æ�â�7 Proportion of the Group’s ownership 25%
�I
«� �Ð�&�L���®�!�����* Group’s share of net assets of the associate 699,911
�1�ë�L�Ù�t�ø�Y�J�
�$�&	B�*�����Æ Adjustment for unrealised profits and losses  

from related party transactions –

�³���Y�*�&�= Carrying amount of the investment 699,911

�×	B Revenue –

š�Õ Expenses (355)
�ü
° Tax –

�Ë�«�f�&�¿�Œ�&�×	B�<�X Loss and total comprehensive income  
for the year (355)

18. �õ�L���®�!�Y�³�� �€�ƒ�•

(b) �€�ƒ�•

�h�Œ�•�j�Þ�ë�¥�m�L�ò�Ò�®�*
š�ï

�Þ�"�®�!�Y	Ì
����Ø�Ü���d�Š�1�‚

���6���A
��¨�.�*�����Æ�(�~�]�¥

	Ì
����Œ�«�Y�*�&�=�Á�*�j
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18. INVESTMENTS IN ASSOCIATES (Continued)

(b) (Continued)
The following table illustrates the summarised financial 
information in respect of Nanjing Zhaorong Real Estate 
Development Co., Ltd adjusted for any differences in accounting 
policies and reconciled to the carrying amount in the consolidated 
financial statements:

�Z�g�Z�g�Ë

�d�Z�Ü�g�d�S�Ú

31 December
2020

�[�O�Æ�w�©

RMB’000

�$�–�¿�$�–
����J Cash and cash equivalents 411,429
�I�ü�t
����* Other current assets 2,374,080

�t
����* Current assets 2,785,509

�¢�t
����* Non-current assets 51,331

�–�D��
À�d�”�
�<
q�ø�¿�I�ü�Ð�ù�›
° Financial liabilities, excluding trade and other 
payables (376,074)

�I�ü�t
���
À Other current liabilities (566,611)

�t
���
À Current liabilities (942,685)

�����* Net assets 1,894,155

�~�I
«� �õ�L���®�!�Y�Æ	B�Á�*�j Reconciliation to the Group’s interest  
in the associate:

�I
«� �Ô�&�¹�Þ�Æ�â�7 Proportion of the Group’s ownership 49%
�I
«� �Ð�&�L���®�!�����* Group’s share of net assets of the associate 928,136
�1�ë�L�Ù�t�ø�Y�J�
�$�&	B�*�����Æ Adjustment for unrealised profits and losses  

from related party transactions (1,614)

�³���Y�*�&�= Carrying amount of the investment 926,522

�×	B Revenue 3,824,321

š�Õ Expenses (2,528,339)
�ü
° Tax (558,910)

�Ë�«�P�;�¿�Œ�&�×	B�<�X Profit and total comprehensive income  
for the year 737,072

18. �õ�L���®�!�Y�³�� �€�ƒ�•

(b) �€�ƒ�•

�h�Œ�•�j�Þ�ë�Ì�/�Ý�ò�Ò�®�*
š�ï

�Þ�"�®�!�Y	Ì
����Ø�Ü���d�Š�1�‚

���6���A
��¨�.�*�����Æ�(�~�]�¥

	Ì
����Œ�«�Y�*�&�=�Á�*�j
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19. DEFERRED TAX

The movements in deferred tax assets and liabilities during the year are as 
follows:

Deferred tax assets

	a�#��
À

Lease
liabilities

���6�ê�V

�J�8�Ð���ü

�P�;�Y�f�&

Losses 
available 

for offsetting 
against future 
taxable profits

�ê�V�J�8

�Ð���ü�P�;

�Y�?�S
l 

Advertising 
fee for 

offsetting 
against future
taxable profits

�Ð���ˆ��

�¿�E�;

Payroll and
welfare 
accrual

�Ð��

�����Ó�I

Accrued
construction

cost

�J�
�$

�k�×�×	B

Unrealised
revenue
received

in advance

�Ð���z�®

�#�=�ü

Accrued
LAT

�–�D���*

�¯�=�f�&

Impairment
losses on
financial

assets
�<��

Total
�[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000 RMB’000 RMB’000 RMB’000 RMB’000 RMB’000 RMB’000 RMB’000

�õ�Z�g�Z�g�Ë�S�Ü�S�Ú At 1 January 2020 32,912 253,663 8,377 8,804 166,471 1,241,860 292,394 1,156 2,005,637
�8
��×�… Business acquisition – 76 – – 12,575 140,571 – – 153,222
��
/�•�n�®�! Disposal of subsidiaries – (10,860) (4,039) – – (95,317) – – (110,216)
�Ë�«���] �J�€�Ô	ð���•�&	B

 �Y�È�·�ü
°

Deferred tax credited/(charged) to 
profit or loss during the year (7,136) (142,938) 4,331 (1,869) 11,997 340,471 (103,922) 1,272 102,206

�õ�Z�g�Z�g�Ë�d�Z�Ü�g�d�S�Ú At 31 December 2020 25,776 99,941 8,669 6,935 191,043 1,627,585 188,472 2,428 2,150,849

�8
��×�…�€�•
W 37�• Business acquisition (note 37) – 3,110 – – – 285,573 – – 288,683
��
/�•�n�®�!�€�•
W 38�• Disposal of subsidiaries (note 38) – (58,363) (142) (63) (54,883) (134,590) – – (248,041)
�Ë�«���] �J�€�Ô	ð���•�&	B

 �Y�È�·�ü
°

Deferred tax credited/(charged) to 
profit or loss during the year 3,111 60,014 (5,686) (4,009) 65,351 432,372 (11,496) 1,954 541,611

�õ�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú At 31 December 2021 28,887 104,702 2,841 2,863 201,511 2,210,940 176,976 4,382 2,733,102

19. �È�·�ü
°
�È�·�ü
°���*�¿��
À�õ�Ë�«�Y�

��½�h�j

�È�·�ü
°���*
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19. DEFERRED TAX (Continued)

The movements in deferred tax assets and liabilities during the year are as 
follows: (Continued)

Deferred tax liabilities

�³���J�8�*�[

�Y�®�;�=���Æ 

Fair value
adjustment

arising from
investment
properties

�J�8�e�@�Ò

�¿�£�ê�*�[

�Y�®�;�=���Æ 

Fair value
adjustment

arising from
property,
plant and

equipment

�8
��¥�;�*�[

�Y�®�;�=���Æ 

Fair value
adjustment

arising from
business

combination

�4�\�Æ���*

Right-of-use
assets

�<��

Total
�[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000 RMB’000 RMB’000 RMB’000

�õ�Z�g�Z�g�Ë�S�Ü�S�Ú At 1 January 2020 778,362 61,862 151,209 32,385 1,023,818
�Ë�«�Ô	ð�� �J�€���]�•�&	B

 �Y�È�·�ü
°

Deferred tax charged/(credited) to profit or 
loss during the year 80,990 (3,085) (525,937) (8,037) (456,069)

�×�…�•�n�®�! Acquisition of subsidiaries – – 627,968 – 627,968

�õ�Z�g�Z�g�Ë�d�Z�Ü�g�d�S�Ú At 31 December 2020 859,352 58,777 253,240 24,348 1,195,717

�Ë�«�Ô	ð�� �J�€���]�•�&	B

 �Y�È�·�ü
°

Deferred tax charged/(credited) to profit or 
loss during the year (50,300) (3,085) (109,417) 2,495 (160,307)

��
/�•�n�®�!�€�•
W 38�• Disposal of subsidiaries (note 38) (68,652) – (42,351) – (111,003)
�×�…�•�n�®�!�€�•
W 37�• Acquisition of subsidiaries (note 37) – – 44,587 – 44,587

�õ�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú At 31 December 2021 740,400 55,692 146,059 26,843 968,994

19. �È�·�ü
° �€�ƒ�•

� È � · � ü 
 ° � � � * � ¿ � � 
 À � õ � Ë � « � Y � 
 
 � � ½

�h�j �€�ƒ�•

�È�·�ü
°��
À
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19. DEFERRED TAX (Continued)

Deferred tax liabilities (Continued)

For presentation purposes, certain deferred tax assets and liabilities 
have been offset in the consolidated statement of financial position. The 
following is an analysis of the deferred tax balances for financial reporting 
purposes:

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�õ�]�¥	Ì
��K�1�Œ�«�½�©

 �Y�È�·�ü
°���*���=

Net deferred tax assets recognised in the  
consolidated statement of financial position 2,445,635 1,803,433

�õ�]�¥	Ì
��K�1�Œ�«�½�©

 �Y�È�·�ü
°��
À���=

Net deferred tax liabilities recognised in the 
consolidated statement of financial position (681,527) (848,301)

1,764,108 955,132

Pursuant to the PRC Corporate Income Tax Law, a 10% withholding 
tax is levied on dividends declared to foreign investors from the foreign 
investment enterprises established in Mainland China. The requirement is 
effective from 1 January 2008 and applies to earnings after 31 December 
2007. A lower withholding tax rate may be applied if there is a tax treaty 
between Mainland China and the jurisdiction of the foreign investors. 
For the Group, the applicable rate is 10%. The Group is therefore liable 
for withholding taxes on dividends distributed by those subsidiaries 
established in Mainland China in respect of earnings generated from 1 
January 2008.

As at 31 December 2021, no deferred tax has been recognised for 
withholding taxes that would be payable on the unremitted earnings that 
are subject to withholding taxes of the Group’s subsidiaries established 
in Mainland China. In the opinion of the directors of the Company, the 
Group’s fund will be retained in Mainland China for the expansion of 
the Group’s operation, so it is not probable that these subsidiaries will 
distribute such earnings in the foreseeable future. The aggregate amount 
of temporary differences associated with investments in subsidiaries in 
Mainland China for which deferred tax liabilities have not been recognised 
totalled approximately RMB6,422,735,000 (2020: RMB6,313,122,000).

19. �È�·�ü
° �€�ƒ�•

�È�·�ü
°��
À �€�ƒ�•

�1�O�•�þ�
�d�ð�•�È�·�ü
°���*�¿��
À

�Š�õ�]�¥	Ì
��K�1�Œ�«�ê�V�f�ø�h�‰�1

	Ì
��a���f�Y�Y�È�·�ü
°
��q�±���j

�ì�½�•�•
6�[�O�•�q
7�†�8�Ô
{�ü�,�‘�d

� ¯ � • 
 7 � « � ® � Ó � m � Y � . 
  � ³ � � � † � 8 � £ 	 �

�.�³�� �k���| �Y�p�¹
Z�D�× 10%�Y�k�Ô

�ü�f���•�›���Z�g�g�^�Ë�S�Ü�S�Ú	Î�[

�Ö�(�G�\�õ�Z�g�g�V�Ë�d�Z�Ü�g�d�S�Ú

���*�[�Y�®�;�f�J�•
7�«�®�~���.
7�³

���k�Ô�ˆ�!�,�Æ
��À�¯�ü�×�X�›�d��
®

�\�0�-�k�Ô�ü���f�I
«� �Y�G�\�ü���‰

10%�f�ª�ä�d�I
«� 
²�1��
 � �¯�•
7�«

�®�Ó�m�•�n�®�!�1���Z�g�g�^�Ë�S�Ü�S

�Ú	Î�*�[�Y�®�;�Ô�±�|�Y�p�¹�®	v�k�Ô

�ü�f

�õ�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú�d�(�Ì�1

�I
«� �õ�•
7�«�®�Ó�m�Y�•�n�®�!
²�®

	v�k�Ô�ü�Y�J
Ò���®�;�Ð�ù�Y�k�Ô�ü�½

�©�‚���È�·�ü
°�f�I�®�!�è�+�©�‰�d�I


«� �Y���–
Z�1�ß�•�I
«� �Y�¾���þ�õ

�•
7�«�®�­	5�d�B��
��•�n�®�!�õ���k

���J�8�”��	•�±�|�Þ�ë�®�;�f�~�õ�(�Ì

�½�©�È�·�ü
°��
À�Y�•
7�«�®�•�n�®�!

�Y�³���´�ë�Y�r�Û�¨�.�<�X�¥�•�Ò�‰�[

�O�Æ6,422,735,000�©�€�Z�g�Z�g�Ë�j�[�O

�Æ6,313,122,000�©�•�f
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19. DEFERRED TAX (Continued)

Deferred tax liabilities (Continued)

Deferred tax assets are recognised for tax losses carried forward to the 
extent that the realisation of the related tax benefits through future 
taxable profits is probable.

20. FINANCIAL ASSETS AT FAIR VALUE THROUGH 
PROFIT OR LOSS

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�2�®�;�=��
Ž�Y�j�9�p�Æ�³�� Listed equity investments, at fair value 266,141 493,554
�2�®�;�=��
Ž�Y�j�9
À�Æ�³�� Listed debt investments, at fair value – 331,067
�2�®�;�=��
Ž�Y�J�j�9

 �I�ü�³��

Unlisted other investments, at fair value
386,113 113,446

652,254 938,067

The above equity investments at 31 December 2021 were classified as 
financial assets at fair value through profit or loss as they were held for 
trading.

At 31 December 2021, the Group’s financial assets at fair value through 
profit or loss with an aggregate carrying amount of approximately 
RMB168,587,000 (2020: RMB493,070,000) were pledged to secure 
bank and other borrowings granted to the Group (note 29).

19. �È�·�ü
° �€�ƒ�•

�È�·�ü
°��
À �€�ƒ�•


��7�ü
°�f�&�W�2��	•�*�[�Y�J�8�Ð��

�ü�P�;�þ�¼�$�Y�´�ë�ü
��;	B�þ�½�©�È

�·�ü
°���*�f

20. �2�®�;�=���]�&	B�Y�–�D��
�*

�õ�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú�Y�j���p

�Æ�³���W�5�*
o�-�\�Ä�d�ª�ä�—�±�ó�‰

�2�®�;�=���]�&	B�Y�–�D���*�f

�õ�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú�d�I
«� 

�<�*�&�=�Ò�[�O�Æ 168,587,000�©�€�Z�g

�Z�g�Ë�j�[�O�Æ 493,070,000�©�•�Y�2�®

�;�=���]�&	B�Y�–�D���*�Š�/�å�d�‰�I


«� ��
¬�Y�Õ���¿�I�ü�>�›�*�ê�å�€�•
W

29�•�f
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21. PROPERTIES UNDER DEVELOPMENT

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�õ�S�Ü�S�Ú�Y�*�&�= Carrying amount at 1 January 117,686,697 86,379,442

ô�Ä Additions 46,083,367 54,952,180
�7�a���5�*��
/�Š
��ˆ�J�8

 �€�•
W 22�•

Transferred to completed properties held  
for sale (note 22) (38,803,151) (27,308,185)

�7�a���³���J�8�€�•
W 14�• Transferred to investment properties (note 14) – (244,565)
�7�a���J�8�e�@�Ò�¿�£�ê

 �€�•
W 13�•

Transferred to property, plant and equipment  
(note 13) (746,988) –

�7�a���4�\�Æ���*�€�•
W 15�• Transferred to right-of-use assets (note 15) (23,825) –
�×�…�•�n�®�!�€�•
W 37�• Acquisition of subsidiaries (note 37) 16,562,383 11,937,530
��
/�•�n�®�!�€�•
W 38�• Disposal of subsidiaries (note 38) (9,140,255) (8,048,312)
�Š�½�©�¯�=�f�&�€�•
W 5�e6�• Impairment losses recognised (notes 5, 6) (699,882) (118,646)
�7�a���5�*��
/�Š
��ˆ�J�8

 �Y�¯�=�f�&�€�•
W 22�•

Impairment losses transferred to completed 
properties held for sale (note 22) 154,900 137,253

�õ�d�Z�Ü�g�d�S�Ú�Y�*�&�= Carrying amount at 31 December 131,073,246 117,686,697

The Group’s properties under development are situated on leasehold lands 
in Mainland China.

At 31 December 2021, the Group’s properties under development with 
an aggregate carrying amount of approximately RMB66,855,605,000 
(2020: RMB63,104,969,000) were pledged to secure bank and other 
borrowings granted to the Group (note 29).

21. 
š�ï�•�J�8

�I
«� �Y
š�ï�•�J�8���õ�•
7�«�®�Y	a

�#�z�®�j�f

�õ�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú�d�I
«� 

�<�*�&�=�Ò�[�O�Æ 66,855,605,000�©�€�Z

�g�Z�g�Ë�j�[�O�Æ 63,104,969,000�©�•�Y


š�ï�•�J�8�Š�/�å�d�‰�I
«� ��
¬�Y�Õ
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21. PROPERTIES UNDER DEVELOPMENT (Continued)

The movements in provision for impairment of properties under 
development are as follows:

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�õ�S�Ü�S�Ú�Y�*�&�= Carrying amount at 1 January 17,177 35,784
�Š�½�©�¯�=�f�&�€�•
W 5�e6�• Impairment losses recognised (notes 5, 6) 699,882 118,646
�7�a���5�*��
/�Š
��ˆ�J�8

 �Y�¯�=�f�&�€�•
W 22�•

Impairment losses transferred to completed 
properties held for sale (note 22) (154,900) (137,253)
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22. COMPLETED PROPERTIES HELD FOR SALE (Continued)

The movements in provision for impairment of completed properties held 
for sale are as follows:

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�õ�S�Ü�S�Ú�Y�*�&�= Carrying amount at 1 January 175,104 67,959
�¯�=�f�&�Û�V�€�•
W 5�e6�• Impairment losses written off (notes 5, 6) (8,516) (30,108)
�7�a��
š�ï�•�J�8�Y�¯�=�f�&

 �€�•
W 21�•

Impairment losses transferred from properties under 
development (note 21) 154,900 137,253

�Š�½�©�¯�=�f�&�€�•
W 5�e6�• Impairment losses recognised (notes 5, 6) 469,605 –
��
/�•�n�®�! Disposal of subsidiaries (112,108) –

�õ�d�Z�Ü�g�d�S�Ú�Y�*�&�= Carrying amount at 31 December 678,985 175,104

The value of completed properties held for sale is assessed at the end of 
each reporting period. An impairment exists when the carrying value 
exceeds its net realisable value. The net realisable value is determined by 
reference to the selling price based on the prevailing market price less 
applicable selling expenses.

23. TRADE RECEIVABLES

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©
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23. TRADE RECEIVABLES (Continued)

Trade receivables are unsecured and non-interest-bearing. The carrying 
amounts of trade receivables approximate to their fair values. An ageing 
analysis of the trade receivables as at the end of the reporting period, 
based on the invoice date, is as follows:

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�S�Ë�« Less than 1 year 734,234 82,579
�S�Ë�ø�j Over 1 year 34,178 42,246

768,412 124,825

Receivables that were neither past due nor impaired relate to diversified 
customers including state-owned enterprises and government 
departments, for whom there was no recent history of default and high 
collectibility.

The Group applies the simplified approach to providing for expected 
credit losses prescribed by IFRS 9, which permits the use of the lifetime 
expected loss provision for all trade receivables. To measure the expected 
credit losses, trade receivables have been grouped based on shared credit 
risk characteristics and the days past due. The expected loss rate of trade 
receivables is assessed to be 0.1%. Based on evaluation on the expected 
loss rate and gross carrying amount, the directors of the Company are of 
the opinion that the ECL in respect of these balances is considered to be 
immaterial, and therefore, there has not been a loss allowance provision.

23. 
q�ø�Ð�×�›
° �€�ƒ�•
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24. PREPAYMENTS, OTHER RECEIVABLES AND 
OTHER ASSETS

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�~�K�g�Ù�z�®�4�\�Æ�Þ�ë

 �Y�k�ù�›
°

Prepayments related to third parties’ 
 land use rights 1,181,016 245,510

�2�– Deposits 3,792,756 3,554,706
�×�…�z�®�4�\�Æ�Y�k�ù�›
° Prepayments for acquisition of land use rights 71,802 3,179,445
�I�ü���×�«�ü
° Other tax recoverable 3,975,233 2,884,510
�Ð�×�•�n�®�!�¢
›�p�p���›
° Due from non-controlling shareholders of 

 subsidiaries 16,692,543 9,337,227
�¥�Ò�Ó�I���* Contract cost assets 1,726,034 546,238
�����Ó�I�k�ù�›
° Prepayments for construction cost 207,804 266,304
�I�ü�Ð�×�›
° Other receivables 832,497 373,115

28,479,685 20,387,055
�¯�= Impairment (17,525) (9,710)

28,462,160 20,377,345

24. �k�ù�›
°�e�I�ü�Ð�×�›
°�¿
�I�ü���*
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24. PREPAYMENTS, OTHER RECEIVABLES AND 
OTHER ASSETS (Continued)

The movements in provision for impairment of prepayments, other 
receivables and other assets are as follows:

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�õ�S�Ü�S�Ú�Y�*�&�= Carrying amount at 1 January 9,710 4,623
�Š�½�©�¯�=�f�&�€�•
W 6�• Impairment losses recognised (note 6) 7,815 5,087

�õ�d�Z�Ü�g�d�S�Ú�Y�*�&�= Carrying amount at 31 December 17,525 9,710

Prepayments, other receivables and other assets are unsecured, non-
interest-bearing and have no fixed terms of repayment.

The internal credit rating of amounts due from non-controlling 
shareholders of subsidiaries and other deposits was performing. The 
Group has assessed that the credit risk of these receivables has not 
increased significantly since initial recognition. The expected loss rate 
of these receivables is assessed to be 0.1%. The Group has evaluated the 
expected loss rate and gross carrying amount, measured the impairment 
based on the 12-month expected credit losses, and assessed that the 
expected credit losses were RMB17,525,000 as at 31 December 2021 
(2020: RMB9,710,000).

24. �k�ù�›
°�e�I�ü�Ð�×�›
°�¿
�I�ü���* �€�ƒ�•

�k�ù�›
°�e�I�ü�Ð�×�›
°�¿�I�ü���*�Y

�¯�=�a�ê�

��½�h�j

�k�ù�›
°�e�I�ü�Ð�×�›
°�¿�I�ü���*�‰

�Ì�ê�å�e�”���¹�ò�Ì�x�›�”�›�‚�"�f

�Ð�×�•�n�®�!�¢
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°�¿�I�ü�2

�–
†���«�Å�¦�\
Y	t�f�I
«� �Š
Y����
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°�˜�¦�\�,�ˆ���‹�•�½�©�ø�8
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�&��
Y���‰ 0.1%�f�I
«� �Š
Y���k�‚�f
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�¦
r�f�&��
Ž�¯�=�d�(
Y���õ�Z�g�Z�S

�Ë�d�Z�Ü�g�d�S�Ú�Y�k�‚�¦
r�f�&�‰�[

�O�Æ17,525,000�©�€�Z�g�Z�g�Ë�j�[�O�Æ

9,710,000�©�•�f
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25. CASH AND BANK BALANCES

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�$�–�¿�Õ��
��q Cash and bank balances 39,120,489 42,972,503
�¯�j�a�"�S�$�– Less: Restricted cash 16,260,957 6,884,988
  �Š�ê�å�À�›  Pledged deposits 8,132,400 609,573

�$�–�¿�$�–
����J Cash and cash equivalents 14,727,132 35,477,942

Pursuant to relevant regulations in the PRC, certain property 
development companies of the Group are required to place certain 
amounts of cash in the designated bank accounts for a specified use. 
As at 31 December 2021, the restricted cash for this part amounted 
to RMB12,860,957,000 (2020: RMB6,884,988,000). As at 31 
December 2021, the restricted cash included time deposits amounting to 
RMB3,400,000,000 (2020: nil), which would mature in more than three 
months when acquired by the Group and earn interest at the time deposit 
rates.

25. �$�–�¿�Õ��
��q

�ì�½�Þ�ë�•
7�,�•�d�I
«� �Y�ð�•�Ò�®

�*
š�ï�®�!
²
Z�ð�•�$�–�›
°�À�Ä�õ�8

�›�Õ���*�Ò�*	$�›�\�Ä�f�õ�Z�g�Z�S�Ë

�d�Z�Ü�g�d�S�Ú�d���Å�±�Y�a�"�S�$�–

�‰�[ �O�Æ12,860,957,000�©�€�Z�g�Z�g

�Ë�j�[�O�Æ 6,884,988,000�©�•�f�õ�Z�g�Z

�S�Ë�d�Z�Ü�g�d�S�Ú�d�a�"�S�$�–�
�<

�›�‚�À�›�[�O�Æ 3,400,000,000�©�€�Z�g�Z

�g�Ë�j�Ì�•�d�W�õ�I
«� ��
{�Û�õ�g�H�Ü
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25. CASH AND BANK BALANCES (Continued)

As at 31 December 2021, bank deposits of RMB8,132,400,000 (2020: 
RMB609,573,000) were pledged for the Group and third parties as 
security for purchasers’ mortgage loans, construction of projects, bank 
facilities, or pledged to banks as collateral for issuance of bank acceptance 
notes.

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�$�–�¿�$�–
����J Cash and cash equivalents
�ø�[�O�Æ���= Denominated in RMB 12,083,803 25,529,020
�ø�Õ�©���= Denominated in US$ 2,115,514 9,669,689
�ø�¥�©���= Denominated in HK$ 527,815 279,155
�ø�-���}�©���= Denominated in SGD – 78

14,727,132 35,477,942

The RMB is not freely convertible into other currencies, however, 
under Mainland China’s Foreign Exchange Control Regulations and 
Administration of Settlement, Sale and Payment of Foreign Exchange 
Regulations, the Group is permitted to exchange RMB for other 
currencies through banks authorised to conduct foreign exchange 
business.

Cash at banks earns interest at floating rates based on daily bank deposit 
rates. The bank balances are deposited with creditworthy banks with 
no recent history of default. The carrying amounts of the cash and cash 
equivalents approximate to their fair values.

As at 31 December 2021, the internal credit rating of restricted cash, 
pledged deposits and cash and cash equivalents was performing. The 
Group has assessed that the credit risk of the restricted cash, pledged 
deposits and cash and cash equivalents has not increased significantly 
since initial recognition and measured the impairment based on 
12-month expected credit losses, and has assessed that the expected credit 
losses are immaterial.

25. �$�–�¿�Õ��
��q �€�ƒ�•
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26. TRADE AND BILLS PAYABLES

An ageing analysis of the Group’s trade and bills payables as at the end of 
the reporting period, based on the invoice date, is as follows:

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�S�Ë�« Within 1 year 19,659,552 20,993,540
�S�Ë�ø�j Over 1 year 720,357 226,172

20,379,909 21,219,712

The trade payables are unsecured and are normally settled based on the 
progress of construction.

26. 
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27. OTHER PAYABLES AND ACCRUALS

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�~�z�®�4�\�Æ�Þ�ë�Y�2�– Deposits related to land use rights 2,500,000 2,729,257
�•�n�®�!�¢
›�p�p���¦�› Advances from non-controlling shareholders of 

subsidiaries 6,111,911 6,126,827
�����´�ë	5�Ä�2�– Retention deposits related to construction 1,798,235 1,788,724
�Ð�ù�ˆ���¿�E�; Payroll and welfare payable 256,171 336,521
�J�8�V
/�´�ë�2�– Deposits related to sales of properties 476,692 230,979
���8�ü�¿�•�� Business tax and surcharges 396,361 400,333
�j�L
?�– Maintenance fund 365,131 355,152
���*�Õ�5�Ç�N�Ô
{�›
°�€�•
W�• Proceeds from asset-backed securities (note) 2,432,687 3,101,851
�I�ü Others 61,673 173,182

14,398,861 15,242,826
�¯�j�C�‚�Å�± Less: Current portion 13,491,751 12,351,381

�¢�C�‚�Å�± Non-current portion 907,110 2,891,445

Note: The balance represented proceeds received from a special purpose entity (“SPE”) 

set up by a financial institution in Mainland China for issuance of asset-backed 

securities, to which the Group has collateralised certain future trade receivables for 

the remaining receipts from sales of properties. Under an assignment arrangement 

between the Group and the SPE, as and when the Group receives the sales proceeds 

from customers, the Group would remit any cash flows it collects on behalf of the 

SPE. As at 31 December 2021, the current portion of the proceeds from asset-

backed securities was RMB1,525,577,000 (2020: RMB210,406,000) and the non-

current portion was RMB907,110,000 (2020: RMB2,891,445,000). Subsequent to 

31 December 2021, the repayment for the principal amount of RMB180,000,000 

has been extended from 17 March 2022 to 17 March 2023.The effects of the 

extension on the liquidity of the proceeds from asset-backed securities were not 

reflected in the consolidated financial statements of the Group for the year ended 31 

December 2021.

Except for the proceeds from asset-backed securities, other payables and 
advances from non-controlling shareholders of subsidiaries are unsecured, 
non-interest-bearing and repayable on demand. The fair values of other 
payables at the end of each of the reporting periods approximated to their 
corresponding carrying amounts.
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{�› 
°�˜ �C�‚ �Å�±�‰

�[�O�Æ 1,525,577,000�©�€�Z�g�Z�g�Ë�j

�[�O�Æ 210,406,000�©�•�d�¢�C�‚�Å�±�‰

�[�O�Æ 907,110,000�©�€�Z�g�Z�g�Ë�j�[

�O�Æ2,891,445,000�©�•�f�õ�Z�g�Z�S�Ë

�d�Z�Ü�g�d�S�Ú�� �d�I �–�X�‰�[�O�Æ

180,000,000�©�Y�”�›�_�Z�g�Z�Z�Ë�g�Ü

�d�V�Ú�·�‚���Z�g�Z�g�Ë�g�Ü�d�V�Ú�f

�·�‚�Á���*�Õ�5�Ç�N�Ô
{�›
°�t
��Ì�Y

�B�¤�J�õ�I
«� �Ú���Z�g�Z�S�Ë�d�Z�Ü

�g�d�S�Ú�ß�Ë�� �Y�] �¥	Ì 
 � � � �Œ�«�À

�H�f

	ð���*�Õ�5�Ç�N�Ô
{�›
°�.�d�8���•�n

�®�!�¢
›�p�p���Y�I�ü�Ð�ù�›
°�¿�¦�›

�‰�Ì�ê�å�e�”���¹�(�Ð�2���Ë�µ�”�f�I

�ü�Ð�ù�›
°�õ�¢���S�‚�K�Y�®�;�=�~�I

�´�Ð�Y�*�&�=�´�ð�f
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28. CONTRACT LIABILITIES

Details of contract liabilities are as follows:

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�¥�Ò��
À Contract liabilities 90,987,118 60,866,676

The Group receives payments from customers based on billing schedules 
as established in the property sales or rental contracts. Payments are 
usually received in advance of the performance under the contracts which 
are mainly from property development and sales and rental.

The transaction price allocated to the remaining performance obligations 
(unsatisfied or partially unsatisfied) as at 31 December 2021 amounted 
to RMB104,536,813,000 (2020: RMB79,156,223,000). Management 
expects that 43% and 57% of the amount will be recognised in profit or 
loss within one year and in more than one year, respectively (2020: 44% 
recognised within one year and 56% recognised in more than one year). 
The amount disclosed above does not include unsatisfied performance 
obligations that were related to the Group’s contracts with customers 
with an original duration of one year or less.

All property management services and management consulting services 
are for periods of one year or less. As permitted under IFRS 15, the 
transaction price allocated to these unsatisfied contracts is not disclosed.

28. �¥�Ò��
À
�¥�Ò��
À�	
‹�½�h�j

�I
«� �ì�½�J�8�V
/�Ð	a�#�¥�Ò�Ô�1�Y


��Q�Ä
°�×�_���Ò�Y�ù�›�f�ù�›�·
 l �¯

�¥�Ò�5���˜�Ã�×�_�d�ô���8���Ò�®�*
š

�ï�e�V
/�¿	a�#�f

�õ�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú�d�±	ã��

�q�h�5�Ò�ª�‚�€�J�5���Ð�Å�±�J�5���•�Y

�t�ø���‰�[�O�Æ 104,536,813,000�©�€�Z

�g�Z�g�Ë�j�[�O�Æ 79,156,223,000�©�•�f

�M�#�4�k���d�Þ�ë�›
° 43%�¿ 57%�Y�–

�X
Z�±�9�õ�S�Ë�«�¿�S�Ë���õ�&	B�«�½

�©�€�Z�g�Z�g�Ë�j44% �õ�S�Ë�«�¿ 56%�õ

�S�Ë���½�©�•�f�j�Ö�Ô�Þ�£�–�X�”�
�<�~

�I
«� �Y���Ò�¥�Ò�€�a�I�‚�"�‰�S�Ë�Ð�ø

�h�•�´�ë�J�5���Y�5�Ò�ª�‚�f

�Ô�Þ�J�8�M�#��
��¿�M�#�T����
��Y�‚

�"�i�‰�S�Ë�Ð�ø�h�f�2�k
7�ç	Ì
����S

�_�Æ�K15�î�Ô�ª�¢�d�(�J�Þ�£�±	ã����
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29. I N T E R E S T - B E A R I N G  B A N K  A N D  O T H E R 
BORROWINGS

�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú �Z�g�Z�g�Ë�d�Z�Ü�g�d�S�Ú

31 December 2021 31 December 2020
�¼�ç�;�� (%) �¼�ç�;�� (%)

Effective Effective
interest �Q�‚�Ú �[�O�Æ�w�© interest �Q�‚�Ú �[�O�Æ�w�©

rate (%) Maturity RMB’000 rate (%) Maturity RMB’000

�C�‚

Current
�Õ��
r�› �Ñ �Þ�ê�å 6.4-8.8 �Z�g�Z�Z�Ë 434,240 6-7.5 �Z�g�Z�S�Ë 219,615
Bank loans – secured 2022 2021
�Õ��
r�› �Ñ �Ì�ê�å 4.3-10 �Z�g�Z�Z�Ë 478,727 4.6 �Z�g�Z�S�Ë 131,474
Bank loans – unsecured 2022 2021
�I�ü
r�› �Ñ �Þ�ê�å 9-12 �Z�g�Z�Z�Ë 6,869,986 – – –
Other loans – secured 2022
�I�ü
r�› �Ñ �Ì�ê�å 10 �Z�g�Z�Z�Ë 63,757 – – –
Other loans – unsecured 2022
�—�‚�Õ��
r�›�Y�C�‚�Å�…�Ñ�Þ�ê�å

Current portion of long term bank loans 
 – secured

4-9.3 �Z�g�Z�Z�Ë

2022
13,197,495 4.8-8.5 �Z�g�Z�S�Ë

2021
9,785,574

�—�‚�Õ��
r�›�Y�C�‚�Å�…�Ñ�Ì�ê�å 4.7-8.9 �Z�g�Z�Z�Ë 3,389,358 4.8-8.9 �Z�g�Z�S�Ë 570,990
Current portion of long term bank loans 
 – unsecured

2022 2021

�—�‚�I�ü
r�›�Y�C�‚�Å�…�Ñ�Þ�ê�å 8.8-9.3 �Z�g�Z�Z�Ë 1,431,667 7-10.7 �Z�g�Z�S�Ë 1,078,200
Current portion of long term other loans 
 – secured

2022 2021

�—�‚�I�ü
r�›�Y�C�‚�Å�…�Ñ�Ì�ê�å – – – 6.4-12 �Z�g�Z�S�Ë 1,105,719
Current portion of long term other loans 
 – unsecured

2021

25,865,230 12,891,572

29. ���¹�Õ���¿�I�ü�>�›
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�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú �Z�g�Z�g�Ë�d�Z�Ü�g�d�S�Ú

31 December 2021 31 December 2020
�¼�ç�;�� (%) �¼�ç�;�� (%)

Effective Effective
interest �Q�‚�Ú �[�O�Æ�w�© interest �Q�‚�Ú �[�O�Æ�w�©

rate (%) Maturity RMB’000 rate (%) Maturity RMB’000

�¢�C�‚

Non-current
�Õ��
r�› �Ñ �Þ�ê�å

Bank loans – secured
4.2-8.8 �Z�g�Z�Z�Ë �Ñ

�Z�g�g�ž�Ë

2022-2035

18,573,989 4.0-8.5 �Z�g�Z�S�Ë �Ñ

�Z�g�g�g�Ë

2021-2033

23,862,894

�Õ��
r�› �Ñ �Ì�ê�å

Bank loans – unsecured
4.7-8.9 �Z�g�Z�Z�Ë �Ñ

�Z�g�Z�,�Ë

2022-2024

980,310 4.8-8.9 �Z�g�Z�S�Ë �Ñ

�Z�g�Z�g�Ë

2021-2023

3,203,029

�I�ü
r�› �Ñ �Þ�ê�å

Other loans – secured
8.8-10 �Z�g�Z�Z�Ë �Ñ

�Z�g�Z�g�Ë

2022-2023

2,540,000 8.8-9 �Z�g�Z�Z�Ë

2022
1,207,800

�I�ü
r�› �Ñ �Ì�ê�å

Other loans – unsecured
– – – 6.4-10 �Z�g�Z�S�Ë �Ñ

�Z�g�g�g�Ë

2021-2023

596,000

22,094,299 28,869,723

47,959,529 41,761,295

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�±���‰�j Analysed into:

²�õ�S�Ë�«�Ð�2���Ë�µ�” Repayable within one year or on demand 25,865,230 12,891,572


²�õ�K�Z�Ë�µ�” Repayable in the second year 13,071,121 16,101,498

²�õ�K�g���K�ž�Ë�µ�” Repayable in the third to fifth years 8,330,598 11,715,731

²�õ�ž�Ë���µ�” Repayable in more than five years 692,580 1,052,494

�ƒ�� Subtotal 22,094,299 28,869,723

47,959,529 41,761,295

29. INTEREST-BEARING BANK AND OTHER 
BORROWINGS (Continued)

29. ���¹�Õ���¿�I�ü�>�› �€�ƒ�•
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29. I N T E R E S T - B E A R I N G  B A N K  A N D  O T H E R 
BORROWINGS (Continued)

Certain of the Group’s bank and other borrowings are secured by the 
pledges of the following assets with carrying values at the end of the 
reporting period as follows:

�Z�g�Z�S�Ë

�d�Z�Ü�g�d�S�Ú

�Z�g�Z�g�Ë

�d�Z�Ü�g�d�S�Ú

31 December 31 December
2021 2020

�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�³���J�8�€�•
W 14�• Investment properties (note 14) 6,317,652 9,092,900
�4�\�Æ���*�€�•
W 15�• Right-of-use assets (note 15) 183,461 –

š�ï�•�J�8�€�•
W 21�• Properties under development (note 21) 66,855,605 63,104,969
�2�®�;�=���]�&	B�Y�–�D���*

 �€�•
W 20�•

Financial assets at fair value through  
profit or loss (note 20) 168,587 493,070

�J�8�e�@�Ò�¿�£�ê�€�•
W 13�• Property, plant and equipment (note 13) 959,629 –
�5�*��
/�Š
��ˆ�J�8�€�•
W 22�• Completed properties held for sale (note 22) 1,898,059 1,293,461

As at 31 December 2021, the Group has pledged future proceeds in 
respect of properties sold amounting to RMB2,349,993,000 (2020: 
RMB2,935,734,000) as collateral to secure bank and other borrowings 
amounting to RMB1,828,913,000 (2020: RMB2,175,060,000).

29. ���¹�Õ���¿�I�ü�>�› �€�ƒ�•

�I
«� �Y�ð�•�Õ���¿�I�ü�>�›�_�/�å�ø

�h�õ���S�‚�K�*�&�=�½�h�Y���*�*�ê�å�j

�õ�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú�d�I
«� 

�Š�/�å�‰�p�[�O�Æ 2,349,993,000�©�€�Z�g

�Z�g�Ë�j�[�O�Æ 2,935,734,000�©�•�Y�Þ�ë

�Š
/�J�8�Y�J�8�Ô
{�›
°�d�*�‰�_
{�‰

�p�[�O�Æ 1,828,913,000�©�€�Z�g�Z�g�Ë�j

�[�O�Æ 2,175,060,000�©�•�Y�Õ���¿�I�ü�>

�›�Y�ê�å�Ü�f
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29. I N T E R E S T - B E A R I N G  B A N K  A N D  O T H E R 
BORROWINGS (Continued)

As at 31 December 2021, the non-controlling shareholders of the Group’s 
subsidiaries have guaranteed certain of the Group’s bank loans amounting 
to RMB5,141,602,000 (2020: RMB2,649,700,000).

As at 31 December 2021, the companies controlled by the ultimate 
controlling shareholders have guaranteed certain of the Group’s bank 
loans amounting to RMB258,000,000 (2020: nil).

The management of the Company has assessed that the fair values of 
interest-bearing bank and other borrowings approximate to their carrying 
amounts largely due to the fact that such borrowings were made between 
the Group and independent third party financial institutions based on 
prevailing market interest rates.

29. ���¹�Õ���¿�I�ü�>�› �€�ƒ�•

�õ�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú�d�I
«� 

�•�n�®�!�¢
›�p�p���Š�1�I
«� �ð�•�Õ

��
r�›�[�O�Æ 5,141,602,000�©�€�Z�g�Z�g

�Ë�j�[�O�Æ 2,649,700,000�©�•�*���Ä�­�f

�õ�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú�d�ð�^
›

� p � p � � 
 › � S � Y � ® � ! � Š � 1 � I 
 « �   � ð � • � Õ

��
r�›�[�O�Æ 258,000,000�©�€�Z�g�Z�g

�Ë�j�Ì�•�*���Ä�­�f

�I�®�!�M�#�4�Š
Y���d���¹�Õ���¿�I�ü

�>�›�Y�®�;�=�~�I�*�&�=�´�ð�d�¯���}

�û��� j �J�_�õ��
��>�›�W
?�õ�$���9��

�;���õ�I
«� �~�ù�m�K�g�Ù�–�D�Ú�ô
œ

�*���f
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30. SENIOR NOTES

�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú �Z�g�Z�g�Ë�d�Z�Ü�g�d�S�Ú

31 December 2021 31 December 2020
�a�¬�Æ�I�–

Principal
at original

currency
�w�©

’000

�¥�Ò�;�� (%)

Contractual
interest
rate (%)

�Q�‚�Ú

Maturity
�[�O�Æ�w�©

RMB’000

�a�¬�Æ�I�–

Principal
at original

currency
�w�©

’000

�¥�Ò�;�� (%)

Contractual
interest
rate (%)

�Q�‚�Ú

Maturity
�[�O�Æ�w�©

RMB’000

�Z�g�Z�S�Ë�Q�‚�˜�´�‹�C�½ III

 �€�˜�Z�g�Z�S�Ë�C�½ III�™�•

Senior notes due 2021 III 
(“2021 Notes III”)

230,000�Õ�©

US$230,000
9.8% �Z�g�Z�S�Ë

2021
– 230,000�Õ�©

US$230,000
9.8% �Z�g�Z�S�Ë

2021
1,527,283

�Z�g�Z�Z�Ë�Q�‚�˜�´�‹�C�½ I

 �€�˜�Z�g�Z�Z�Ë�C�½ I�™�•

Senior notes due 2022 I  
(“2022 Notes I”)

200,000�Õ�©

US$200,000
9.15% �Z�g�Z�S�Ë

2021
– 200,000�Õ�©

US$200,000
9.15% �Z�g�Z�Z�Ë

2022
1,317,181

�Z�g�Z�g�Ë�Q�‚�˜�´�‹�C�½ I

 �€�˜�Z�g�Z�g�Ë�C�½ I�™�•

Senior notes due 2023 I  
(“2023 Notes I”)

420,000�Õ�©

US$420,000
8.65% �Z�g�Z�S�Ë

2021
– 420,000�Õ�©

US$420,000
8.65% �Z�g�Z�g�Ë

2023
2,830,127

�Z�g�Z�Z�Ë�Q�‚�˜�´�‹�C�½ II

 �€�˜�Z�g�Z�Z�Ë�C�½ II�™�•

Senior notes due 2022 II  
(“2022 Notes II”)

110,000�Õ�©

US$110,000
9.15% �Z�g�Z�S�Ë

2021
– 110,000�Õ�©

US$110,000
9.15% �Z�g�Z�Z�Ë

2022
739,220

�Z�g�Z�Z�Ë�Q�‚�˜�´�‹�C�½ III

 �€�˜�Z�g�Z�Z�Ë�C�½ III�™�•

Senior notes due 2022 III 
(“2022 Notes III”)

300,000�Õ�©

US$300,000
8.7% �Z�g�Z�Z�Ë

2022
1,892,776 300,000�Õ�©

US$300,000
8.7% �Z�g�Z�Z�Ë

2022
2,004,514

�Z�g�Z�g�Ë�Q�‚�˜�´�‹�C�½ II

 �€�˜�Z�g�Z�g�Ë�C�½ II�™�•

Senior notes due 2023 II  
(“2023 Notes II”)

300,000�Õ�©

US$300,000
9.15% �Z�g�Z�g�Ë

2023
1,929,980 300,000�Õ�©

US$300,000
9.15% �Z�g�Z�g�Ë

2023
1,968,932

�Z�g�Z�,�Ë�Q�‚�˜�´�‹�C�½ I

 �€�˜�Z�g�Z�,�Ë�C�½ I�™�•

Senior notes due 2024 I  
(“2024 Notes I”)

290,000�Õ�©

S$290,000
7.88% �Z�g�Z�,�Ë

2024
1,866,317 290,000�Õ�©

US$290,000
7.88% �Z�g�Z�,�Ë

2024
1,905,728

�Z�g�Z�S�Ë�Q�‚�˜�´�‹�C�½ IV

 �€�˜�Z�g�Z�S�Ë�C�½ IV�™�•

Senior notes due 2021 IV 
(“2021 Notes IV”)

200,000�Õ�©

US$200,000
5.60% �Z�g�Z�S�Ë

2021
– 200,000�Õ�©

US$200,000
5.60% �Z�g�Z�S�Ë

2021
1,328,180

�Z�g�Z�,�Ë�Q�‚�˜�´�‹�C�½ II

 �€�˜�Z�g�Z�,�Ë�C�½ II�™�•

Senior notes due 2024 II  
(“2024 Notes II”)

200,000�Õ�©

US$200,000
8.35% �Z�g�Z�,�Ë

2024
1,297,597 200,000�Õ�©

US$200,000
8.35% �Z�g�Z�,�Ë

2024
1,356,897

�Z�g�Z�g�Ë�Q�‚�˜�´�‹�C�½ III

 �€�˜�Z�g�Z�g�Ë�C�½ III�™�•

Senior notes due 2023 III 
(“2023 Notes III”)

200,000�Õ�©

US$200,000
8.30% �Z�g�Z�g�Ë

2023
1,297,592 200,000�Õ�©

US$200,000
8.30% �Z�g�Z�g�Ë

2023
1,350,279

�Z�g�Z�S�Ë�Q�‚�˜�´�‹�C�½ V

 �€�˜�Z�g�Z�S�Ë�C�½ V�™�•

Senior notes due 2021 V  
(“2021 Notes V”)

�[�O�Æ 1,000,000�©

RMB1,000,000
7.40% �Z�g�Z�S�Ë

2021
– �[�O�Æ 1,000,000�©

RMB1,000,000
7.40% �Z�g�Z�S�Ë

2021
1,026,550

�Z�g�Z�ž�Ë�Q�‚�˜�´�‹�C�½ I

 �€�˜�Z�g�Z�ž�Ë�C�½ I�™�•

Senior notes due 2025 I  
(“2025 Notes I”)

350,000�Õ�©

US$350,000
7.35% �Z�g�Z�ž�Ë

2025
2,253,884 350,000�Õ�©

US$350,000
7.35% �Z�g�Z�ž�Ë

2025
2,308,667

�Z�g�Z�S�Ë�Q�‚�˜�´�‹�C�½ VI

 �€�˜�Z�g�Z�S�Ë�C�½ VI�™�•

Senior notes due 2021 VI 
(“2021 Notes VI”)

200,000�Õ�©

US$200,000
5.95% �Z�g�Z�S�Ë

2021
– 200,000�Õ�©

US$200,000
5.95% �Z�g�Z�S�Ë

2021
1,304,512

�Z�g�Z�¬�Ë�Q�‚�˜�´�‹�C�½ I

 �€�˜�Z�g�Z�¬�Ë�C�½ I�™�•

Senior notes due 2026 I  
(“2026 Notes I”)

400,000�Õ�©

US$400,000
6.63% �Z�g�Z�¬�Ë

2026
2,564,690 – – – –

�Z�g�Z�¬�Ë�Q�‚�˜�´�‹�C�½ II

 �€�˜�Z�g�Z�¬�Ë�C�½ II�™�•

Senior notes due 2026 II  
(“2026 Notes II”)

300,000�Õ�©

US$300,000
6.70% �Z�g�Z�¬�Ë

2026
1,888,349 – – – –

�Z�g�Z�Z�Ë�Q�‚�˜�´�‹�C�½ IV

 �€�˜�Z�g�Z�Z�Ë�C�½ IV�™�•

Senior notes due 2022 IV 
(“2022 Notes IV”)

220,000�Õ�©

US$220,000
5.98% �Z�g�Z�Z�Ë

2022
1,405,949 – – – –

30. �´�‹�C�½
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�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú �Z�g�Z�g�Ë�d�Z�Ü�g�d�S�Ú

31 December 2021 31 December 2020
�a�¬�Æ�I�–

Principal
at original

currency
�w�©

’000

�¥�Ò�;�� (%)

Contractual
interest
rate (%)

�Q�‚�Ú

Maturity
�[�O�Æ�w�©

RMB’000

�a�¬�Æ�I�–

Principal
at original

currency
�w�©

’000

�¥�Ò�;�� (%)

Contractual
interest
rate (%)

�Q�‚�Ú

Maturity
�[�O�Æ�w�©

RMB’000

�Z�g�Z�,�Ë�Q�‚�˜�´�‹�C�½ III  

�€�˜�Z�g�Z�,�Ë�C�½ III�™�•

Senior notes due 2024 III 
(“2024 Notes III”)

340,000�Õ�©

US$340,000
7.10% �Z�g�Z�,�Ë

2024
2,147,849 – – – –

�Z�g�Z�Z�Ë�Q�‚�˜�´�‹�C�½ V 

�€�˜�Z�g�Z�Z�Ë�C�½ V�™�•

Senior notes due 2022 V  
(“2022 Notes V”)

�[�O�Æ 1,300,000�©

RMB1,300,000
7.125% �Z�g�Z�Z�Ë

2022
1,342,290 – – – –

�Z�g�Z�Z�Ë�Q�‚�˜�´�‹�C�½ VI 

�€�˜�Z�g�Z�Z�Ë�C�½ VI�™�•

Senior notes due 2022 VI 
(“2022 Notes VI”)

�[�O�Æ 300,000�©

RMB300,000
7.125% �Z�g�Z�Z�Ë

2022
310,005 – – – –

�Z�g�Z�Z�Ë�Q�‚�˜�´�‹�C�½ VII  

�€�˜�Z�g�Z�Z�Ë�C�½ VII�™�•

Senior notes due 2022 VII 
(“2022 Notes VII”)

250,000�Õ�©

US$250,000
6.50% �Z�g�Z�Z�Ë

2022
1,542,886 – – – –

21,740,164 20,968,070
�¯�j�C�‚�Å�… Less: current portion 6,493,906 5,186,525

�¢�C�‚�Å�… Non-current portion 15,246,258 15,781,545

�Z�g�Z�S�Ë

�d�Z�Ü�g�d�S�Ú

�Z�g�Z�g�Ë

�d�Z�Ü�g�d�S�Ú

31 December 31 December
2021 2020

�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�I
«� �Ð�µ�”�Y�´�‹�C�½�½�h�j The Group’s senior notes were repayable as follows:

²�õ�S�Ë�«�Ð�2���Ë�µ�” Repayable within one year or on demand 6,493,906 5,186,525

²�õ�K�Z�Ë�µ�” Repayable in the second year 3,227,572 4,060,915

²�õ�K�g���K�ž�Ë�µ�” Repayable in the third to fifth years 12,018,686 11,720,630

�<�� Total 21,740,164 20,968,070

30. SENIOR NOTES (Continued)30. �´�‹�C�½ �€�ƒ�•
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30. SENIOR NOTES (Continued)

2022 Notes III
On 3 October 2019, the Company issued the 2022 Notes III at a coupon 
rate of 8.7% due within 2022 with an aggregate principal amount of 
US$300,000,000. The Company raised net proceeds of US$293,962,000 
(after deduction of underwriting discounts and commissions and other 
expenses). At any time and from time to time prior to 3 August 2022, 
the Company may redeem the 2022 Notes III at a pre-determined 
redemption price. The details of the redemption price are disclosed in 
the relevant offering memorandum. On 29 March 2022, the exchange 
offer and consent solicitation in respect of the 2022 Notes III were 
completed. The repayment for the principal amount of US$270,223,000 
has been extended to 6 March 2023 at a coupon rate of 8.0%. The effects 
of extension on the liquidity of the senior notes were not reflected in the 
consolidated financial statements of the Group for the year ended 31 
December 2021.

2023 Notes II
On 6 November 2019, the Company issued the 2023 Notes II at a 
coupon rate of 9.15% due within 2023 with an aggregate principal 
amount of US$300,000,000. The Company raised net proceeds of 
US$296,629,000 (after deduction of underwriting discounts and 
commissions and other expenses). At any time and from time to time 
prior to 6 May 2023, the Company may redeem the 2023 Notes II at a 
pre-determined redemption price. The details of the redemption price are 
disclosed in the relevant offering memorandum. On 29 March 2022, the 
concurrent consent solicitation has been accepted by the Notes Holders to 
waive any potential defaults in respect of the 2023 Notes II.

2024 Notes I
On 14 January 2020, the Company issued the 2024 Notes I at a coupon 
rate of 7.88% due within 2024 with an aggregate principal amount of 
US$290,000,000. The Company raised net proceeds of US$286,288,000 
(after deduction of underwriting discounts and commissions and other 
expenses). At any time and from time to time prior to 14 April 2024, 
the Company may redeem the 2024 Notes I at a pre-determined 
redemption price. The details of the redemption price are disclosed in 
the relevant offering memorandum. On 29 March 2022, the concurrent 
consent solicitation has been accepted by the Notes Holders to waive any 
potential defaults in respect of the 2024 Notes I.

30. �´�‹�C�½ �€�ƒ�•

�Z�g�Z�Z�Ë�C�½ III
�õ�Z�g�S�X�Ë�d�Ü�g�Ú�d�I�®�!�ï���I
�–�<�X�‰300,000,000�Õ�©�Y�Z�g�Z�Z�Ë
�C�½I I I �d �C�&� ; � � �‰ 8.7%�d�( �õ �Z�g
�Z�Z�Ë�Q�‚�f�I�®�!�*
{�Ô
{�›
°���X
293,962,000�Õ�©�€�¾�Ô	ð�
�V�±�Ô�¿�)
�–�ø�¿�I�ü
š�Õ�•�f�õ�Z�g�Z�Z�Ë�^�Ü�g
�Ú�˜�Ã�‚���Û
œ�d�I�®�!���o�¿�2�k�‹
�>�›�˜�Ù�«���Ù�«�Z�g�Z�Z�Ë�C�½ III �f
�Ù�«���	
‹�õ�´�ë�ï
/�ê�™�}�«�Þ�£�f
�õ�Z�g�Z�Z�Ë�g�Ü�Z�d�X�Ú�d�Š�•�Ó�Z
�g �Z �Z �Ë �C �½I I I �Y � t � l � � �Ò �¿ � • � � �D
�Ë�f�I�–�X�‰ 270,223,000�Õ�©�Y�”�›�Š
�·�‚���Z�g�Z�g�Ë�g�Ü�¬�Ú�d�C�&�;��
�‰8.0%�f�·�‚�Á�´�‹�C�½�t
��Ì�Y�B�¤
�J�õ�I
«� �Ú���Z�g�Z�S�Ë�d�Z�Ü�g�d
�S�Ú�ß�Ë���Y�]�¥	Ì
����Œ�«�À�H�f

�Z�g�Z�g�Ë�C�½ II
�õ�Z�g�S�X�Ë�d�S�Ü�¬�Ú�d�I�®�!�ï��
�I�–�<�X�‰ 300,000,000�Õ�©�Y�Z�g�Z�g
�Ë�C�½II �d�C�&�;���‰ 9.15%�d�(�õ�Z�g
�Z�g�Ë�Q�‚�f�I�®�!�*
{�Ô
{�›
°���X
296,629,000�Õ�©�€�¾�Ô	ð�
�V�±�Ô�¿�)
�–�ø�¿�I�ü
š�Õ�•�f�õ�Z�g�Z�g�Ë�ž�Ü�¬
�Ú�˜�Ã�‚���Û
œ�d�I�®�!���o�¿�2�k�‹
�>�›�˜�Ù�«���Ù�«�Z�g�Z�g�Ë�C�½ II �f�Ù
�«���	
‹�õ�´�ë�ï
/�ê�™�}�«�Þ�£�f�õ
�Z�g�Z�Z�Ë�g�Ü�Z�d�X�Ú�d�•�É�•���D
�Ë�Š���C�½�5�Þ�[
Ÿ	v�d�ø�€�5�~�Z�g
�Z�g�Ë�C�½ II �Þ�ë�Y�‚���‘�¯�<�Ò�f

�Z�g�Z�,�Ë�C�½ I
�õ�Z�g�Z�g�Ë�S�Ü�d�,�Ú�d�I�®�!�ï��
�I�–�<�X�‰ 290,000,000�Õ�©�Y�Z�g�Z�,
�Ë�C�½I �d�C�&�;���‰ 7.88%�d�(�õ�Z�g
�Z�,�Ë�Q�‚�f�I�®�!�*
{�Ô
{�›
°���X
286,288,000�Õ�©�€�¾�Ô	ð�
�V�±�Ô�¿�)
�–�ø�¿�I�ü
š�Õ�•�f�õ�Z�g�Z�,�Ë�,�Ü�d
�,�Ú�˜�Ã�‚���Û
œ�d�I�®�!���o�¿�2�k
�‹�>�›�˜�Ù�«���Ù�«�Z�g�Z�,�Ë�C�½ I�f
�Ù�«���	
‹�õ�´�ë�ï
/�ê�™�}�«�Þ�£�f
�õ�Z�g�Z�Z�Ë�g�Ü�Z�d�X�Ú�d�•�É�•��
�D�Ë�Š���C�½�5�Þ�[
Ÿ	v�d�ø�€�5�~�Z
�g�Z�,�Ë�C�½ I �Þ�ë�Y�‚���‘�¯�<�Ò�f
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30. �´�‹�C�½ �€�ƒ�•

�Z�g�Z�,�Ë�C�½ II

�õ�Z�g�Z�g�Ë�ž�Ü�Z�d�S�Ú�d�I�®�!�ï

���I�–�<�X�‰ 200,000,000�Õ�©�Y�Z�g�Z

�,�Ë�C�½ II �d�C�&�;���‰ 8.35%�d�(�õ�Z

�g�Z�,�Ë�Q�‚�f�I�®�!�*
{�Ô
{�›
°��

�X 197,345,000�Õ�©�€�¾�Ô	ð�
�V�±�Ô�¿

�)�–�ø�¿�I�ü
š�Õ�•�f�õ�Z�g�Z�,�Ë�g�Ü

�d�Ú�˜�Ã�‚���Û
œ�d�I�®�!���o�¿�2�k

�‹�>�›�˜�Ù�«���Ù�«�Z�g�Z�,�Ë�C�½ II �f

�Ù�«���	
‹�õ�´�ë�ï
/�ê�™�}�«�Þ�£�f

�õ�Z�g�Z�Z�Ë�g�Ü�Z�d�X�Ú�d�•�É�•��

�D�Ë�Š���C�½�5�Þ�[
Ÿ	v�d�ø�€�5�~�Z

�g�Z�,�Ë�C�½ II �Þ�ë�Y�‚���‘�¯�<�Ò�f

�Z�g�Z�g�Ë�C�½ III

�õ�Z�g�Z�g�Ë�¬�Ü�d�ž�Ú�d�I�®�!�ï��

�I�–�<�X�‰ 200,000,000�Õ�©�Y�Z�g�Z�g

�Ë�C�½III �d�C�&�;���‰ 8.3%�d�(�õ�Z�g

�Z�g�Ë�Q�‚�f�I�®�!�*
{�Ô
{�›
°���X

197,594,000�Õ�©�€�¾�Ô	ð�
�V�±�Ô�¿�)

�– �ø�¿� I �ü 
š �Õ�•� f �õ �Z�g�Z�g�Ë�X�Ü

�d�ž�Ú�˜�Ã�‚���Û
œ�d�I�®�!���o�¿�2

�k�‹�>�›�˜�Ù�«���Ù�«�Z�g�Z�g�Ë�C�½

III �f�Ù�«���	
‹�õ�´�ë�ï
/�ê�™�}�«�Þ

�£�f�õ�Z�g�Z�Z�Ë�g�Ü�Z�d�X�Ú�d�•�É

�•���D�Ë�Š���C�½�5�Þ�[
Ÿ	v�d�ø�€�5

�~�Z�g�Z�g�Ë�C�½ III �Þ�ë�Y�‚���‘�¯�<

�Ò�f

�Z�g�Z�ž�Ë�C�½ I

�õ�Z�g�Z�g�Ë�X�Ü�d�S�Ú�d�I�®�!�ï��

�I�–�<�X�‰ 350,000,000�Õ�©�Y�Z�g�Z�ž

�Ë�C�½I �d�C�&�;���‰ 7.35%�d�(�õ�Z�g

�Z�ž�Ë�Q�‚�f�I�®�!�*
{�Ô
{�›
°���X

345,592,000�Õ�©�€�¾�Ô	ð�
�V�±�Ô�¿�)

�–�ø�¿�I�ü
š�Õ�•�f�õ�Z�g�Z�ž�Ë�Z�Ü�ž

�Ú�˜�Ã�‚���Û
œ�d�I�®�!���o�¿�2�k�‹

�>�›�˜�Ù�«���Ù�«�Z�g�Z�ž�Ë�C�½ I�f�Ù

�«���	
‹�õ�´�ë�ï
/�ê�™�}�«�Þ�£�f�õ

�Z�g�Z�Z�Ë�g�Ü�Z�d�X�Ú�d�•�É�•���D

�Ë�Š���C�½�5�Þ�[
Ÿ	v�d�ø�€�5�~�Z�g

�Z�ž�Ë�C�½ I �Þ�ë�Y�‚���‘�¯�<�Ò�f

30. SENIOR NOTES (Continued)

2024 Notes II

On 21 May 2020, the Company issued the 2024 Notes II at a coupon 
rate of 8.35% due within 2024 with an aggregate principal amount of 
US$200,000,000. The Company raised net proceeds of US$197,345,000 
(after deduction of underwriting discounts and commissions and other 
expenses). At any time and from time to time prior to 10 March 2024, 
the Company may redeem the 2024 Notes II at a pre-determined 
redemption price. The details of the redemption price are disclosed in 
the relevant offering memorandum. On 29 March 2022, the concurrent 
consent solicitation has been accepted by the Notes Holders to waive any 
potential defaults in respect of the 2024 Notes II.

2023 Notes III

On 15 June 2020, the Company issued the 2023 Notes III at a coupon 
rate of 8.3% due within 2023 with an aggregate principal amount of 
US$200,000,000. The Company raised net proceeds of US$197,594,000 
(after deduction of underwriting discounts and commissions and other 
expenses). At any time and from time to time prior to 15 September 
2023, the Company may redeem the 2023 Notes III at a pre-determined 
redemption price. The details of the redemption price are disclosed in 
the relevant offering memorandum. On 29 March 2022, the concurrent 
consent solicitation has been accepted by the Notes Holders to waive any 
potential defaults in respect of the 2023 Notes III.

2025 Notes I

On 11 September 2020, the Company issued the 2025 Notes I at a 
coupon rate of 7.35% due within 2025 with an aggregate principal 
amount of US$350,000,000. The Company raised net proceeds of 
US$345,592,000 (after deduction of underwriting discounts and 
commissions and other expenses). At any time and from time to time 
prior to 5 February 2025, the Company may redeem the 2025 Notes 
I at a pre-determined redemption price. The details of the redemption 
price are disclosed in the relevant offering memorandum. On 29 March 
2022, the concurrent consent solicitation has been accepted by the Notes 
Holders to waive any potential defaults in respect of the 2025 Notes I.
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30. SENIOR NOTES (Continued)

2026 Notes I
On 7 January 2021, the Company issued the 2026 Notes I at a coupon 
rate of 6.63% due within 2026 with an aggregate principal amount of 
US$400,000,000. The Company raised net proceeds of US$395,850,000 
(after deduction of underwriting discounts and commissions and 
other expenses). At any time and from time to time prior to 7 January 
2026, the Company may redeem the 2026 Notes I at a pre-determined 
redemption price. The details of the redemption price are disclosed in 
the relevant offering memorandum. On 29 March 2022, the concurrent 
consent solicitation has been accepted by the Notes Holders to waive any 
potential defaults in respect of the 2026 Notes I.

2026 Notes II
On 4 February 2021, the Company issued the 2026 Notes II at a coupon 
rate of 6.7% due within 2026 with an aggregate principal amount of 
US$300,000,000. The Company raised net proceeds of US$296,661,000 
(after deduction of underwriting discounts and commissions and other 
expenses). At any time and from time to time prior to 4 August 2026, 
the Company may redeem the 2026 Notes II at a pre-determined 
redemption price. The details of the redemption price are disclosed in 
the relevant offering memorandum. On 29 March 2022, the concurrent 
consent solicitation has been accepted by the Notes Holders to waive any 
potential defaults in respect of the 2026 Notes II.

2022 Notes IV
On 15 April 2021, the Company issued the 2022 Notes IV at a coupon 
rate of 5.98% due within 2021 with an aggregate principal amount of 
US$220,000,000. The Company raised net proceeds of US$218,468,000 
(after deduction of underwriting discounts and commissions and other 
expenses). At any time and from time to time prior to 13 April 2022, 
the Company may redeem the 2022 Notes IV at a pre-determined 
redemption price. The details of the redemption price are disclosed in 
the relevant offering memorandum. On 29 March 2022, the exchange 
offer and consent solicitation for the 2022 Notes IV were completed. The 
repayment for principal amount of US$196,639,000 has been extended 
to 6 March 2023 at a coupon rate of 8.0%. The effects of extension on 
the liquidity of the senior notes were not reflected in the consolidated 
financial statements of the Group for the year ended 31 December 2021.

30. �´�‹�C�½ �€�ƒ�•

�Z�g�Z�¬�Ë�C�½ I
�õ�Z�g�Z�S�Ë�S�Ü�V�Ú�d�I�®�!�ï���I
�– �<�X�‰400,000,000�Õ�©�Y�Z�g�Z�¬
�Ë�C�½I �d�C�&�;���‰ 6.63%�d�(�õ�Z�g
�Z�¬�Ë�Q�‚�f�I�®�!�*
{�Ô
{�›
°���X
395,850,000�Õ�©�€�¾�Ô	ð�
�V�±�Ô�¿�)
�–�ø�¿�I�ü
š�Õ�•�f�õ�Z�g�Z�¬�Ë�S�Ü�V
�Ú�˜�Ã�‚���Û
œ�d�I�®�!���2�k�‹�>�›
�Y�Ù�«���Ù�«�Z�g�Z�¬�Ë�C�½ I�f�Ù�«��
�Y�	
‹�õ�´�ë�ï
/�ê�™�}�•�Þ�£�f�õ�Z
�g�Z�Z�Ë�g�Ü�Z�d�X�Ú�d�•�É�•���D�Ë
�Š���C�½�5�Þ�[
Ÿ	v�d�ø�€�5�~�Z�g�Z
�¬�Ë�C�½ I �Þ�ë�Y�‚���‘�¯�<�Ò�f

�Z�g�Z�¬�Ë�C�½ II
�õ�Z�g�Z�S�Ë�Z�Ü�,�Ú�d�I�®�!�ï���I
�– �<�X�‰300,000,000�Õ�©�Y�Z�g�Z�¬
�Ë�C�½II �d�C�&�;���‰ 6.7%�d�(�õ�Z�g
�Z�¬�Ë�Q�‚�f�I�®�!�*
{�Ô
{�›
°���X
296,661,000�Õ�©�€�¾�Ô	ð�
�V�±�Ô�¿�)
�–�ø�¿�I�ü
š�Õ�•�f�õ�Z�g�Z�¬�Ë�^�Ü�,
�Ú�˜�Ã�‚���Û
œ�d�I�®�!���2�k�‹�>�›
�Y�Ù�«���Ù�«�Z�g�Z�¬�Ë�C�½ II �f�Ù�«��
�Y�	
‹�õ�´�ë�ï
/�ê�™�}�•�Þ�£�f�õ�Z
�g�Z�Z�Ë�g�Ü�Z�d�X�Ú�d�•�É�•���D�Ë
�Š���C�½�5�Þ�[
Ÿ	v�d�ø�€�5�~�Z�g�Z
�¬�Ë�C�½ II �Þ�ë�Y�‚���‘�¯�<�Ò�f

�Z�g�Z�Z�Ë�C�½ IV
�õ�Z�g�Z�S�Ë�,�Ü�d�ž�Ú�d�I�®�!�ï��
�I�–�<�X�‰ 220,000,000�Õ�©�Y�Z�g�Z�Z
�Ë�C�½IV�d�C�&�;���‰ 5.98%�d�(�õ�Z�g
�Z�S�Ë�Q�‚�f�I�®�!�*
{�Ô
{�›
°���X
218,468,000�Õ�©�€�¾�Ô	ð�
�V�±�Ô�¿�)
�–�ø�¿�I�ü
š�Õ�•�f�õ�Z�g�Z�Z�Ë�,�Ü�d
�g�Ú�˜�Ã�‚���Û
œ�d�I�®�!���2�k�‹�>
�›�Y�Ù�«���Ù�«�Z�g�Z�Z�Ë�C�½ IV �f�Ù
�«���Y�	
‹�õ�´�ë�ï
/�ê�™�}�•�Þ�£�f
�õ�Z�g�Z�Z�Ë�g�Ü�Z�d�X�Ú�d�Š�•�Ó�Z
�g �Z �Z �Ë �C �½I V �Y � t � l � � �Ò �¿ � • � � �D
�Ë�f�I�–�X�‰ 196,639,000�Õ�©�Y�”�›�Š
�·�‚���Z�g�Z�g�Ë�g�Ü�¬�Ú�d�C�&�;��
�‰8.0%�f�·�‚�Á�´�‹�C�½�t
��Ì�Y�B�¤
�J�õ�I
«� �Ú���Z�g�Z�S�Ë�d�Z�Ü�g�d
�S�Ú�ß�Ë���Y�]�¥	Ì
����Œ�«�À�H�f
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30. �´�‹�C�½ �€�ƒ�•

�Z�g�Z�,�Ë�C�½ III

�õ�Z�g�Z�S�Ë�¬�Ü�d�Ú�d�I�®�!�ï���I

�–�<�X�‰340,000,000�Õ�©�Y�Z�g�Z�,�Ë

�C�½I I I �d �C�&� ; � � �‰ 7.1%�d�( �õ �Z�g

�Z�,�Ë�Q�‚�f�I�®�!�*
{�Ô
{�›
°���X

333,240,000�Õ�©�€�¾�Ô	ð�
�V�±�Ô�¿�)

�–�ø�¿�I�ü
š�Õ�•�f�õ�Z�g�Z�,�Ë�X�Ü�d

�Ú�˜�Ã�‚���Û
œ�d�I�®�!���2�k�‹�>�›

�Y�Ù�«���Ù�«�Z�g�Z�,�Ë�C�½ III �f�Ù�«

���Y�	
‹�õ�´�ë�ï
/�ê�™�}�•�Þ�£�f�õ

�Z�g�Z�Z�Ë�g�Ü�Z�d�X�Ú�d�•�É�•���D

�Ë�Š���C�½�5�Þ�[
Ÿ	v�d�ø�€�5�~�Z�g

�Z�,�Ë�C�½ III �Þ�ë�Y�‚���‘�¯�<�Ò�f

�Z�g�Z�Z�Ë�C�½ V

�õ�Z�g�Z�S�Ë�V�Ü�Z�Ú�d�I�®�!�ï���I

�–�<�X�‰�[�O�Æ1,300,000,000�©�Y�Z�g

�Z�Z�Ë�C�½V�d�C�&�;���‰ 7.125%�d�(

�õ�Z�g�Z�Z�Ë�Q�‚�f�I�®�!�*
{�Ô
{�›


°���X�[�O�Æ 1,292,350,000�©�€�¾�Ô	ð�


�V�±�Ô�¿�)�–�ø�¿�I�ü
š�Õ�•�f�õ�Z�g�Z

�Z�Ë�¬�Ü�g�d�Ú�˜�Ã�‚���Û
œ�d�I�®�!

���2�k�‹�>�›�Y�Ù�«���Ù�«�Z�g�Z�Z�Ë

�C�½V�f�Ù�«���Y�	
‹�õ�´�ë�ï
/�ê�™�}

�•�Þ�£�f�õ�Z�g�Z�Z�Ë�g�Ü�Z�d�X�Ú�d

�Š�•�Ó�Z�g�Z�Z�Ë�C�½ V�Y�t�l���Ò�¿�•

���D�Ë�f�I�–�X�‰�[�O�Æ 1,291,859,000

� © � Y � ” � › � Š � · � ‚ � � � Z � g � Z � g � Ë � g � Ü � ¬

�Ú�d�C�&�;���‰ 8.0%�f�·�‚�Á�´�‹�C�½

�t
��Ì�Y�B�¤�J�õ�I
«� �Ú���Z�g�Z�S

�Ë�d�Z�Ü�g�d�S�Ú�ß�Ë���Y�]�¥	Ì
���

�Œ�«�À�H�f

30. SENIOR NOTES (Continued)

2024 Notes III

On 10 June 2021, the Company issued the 2024 Notes III at a coupon 
rate of 7.1% due within 2024 with an aggregate principal amount of 
US$340,000,000. The Company raised net proceeds of US$333,240,000 
(after deduction of underwriting discounts and commissions and other 
expenses). At any time and from time to time prior to 10 September 
2024, the Company may redeem the 2024 Notes III at a pre-determined 
redemption price. The details of the redemption price are disclosed in 
the relevant offering memorandum. On 29 March 2022, the concurrent 
consent solicitation has been accepted by the Notes Holders to waive any 
potential defaults in respect of the 2024 Notes III.

2022 Notes V

On 2 July 2021, the Company issued the 2022 Notes V at a coupon 
rate of 7.125% due within 2022 with an aggregate principal 
amount of RMB1,300,000,000. The Company raised net proceeds of 
RMB1,292,350,000 (after deduction of underwriting discounts and 
commissions and other expenses). At any time and from time to time 
prior to 30 June 2022, the Company may redeem the 2022 Notes V 
at a pre-determined redemption price. The details of the redemption 
price are disclosed in the relevant offering memorandum. On 29 
March 2022, the exchange offer and consent solicitation for the 2022 
Notes V were completed. The repayment for the principal amount of 
RMB1,291,859,000 has been extended to 6 March 2023 at a coupon rate 
of 8.0%. The effects of extension on the liquidity of the senior notes were 
not reflected in the consolidated financial statements of the Group for the 
year ended 31 December 2021.
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30. SENIOR NOTES (Continued)

2022 Notes VI

On 2 July 2021, the Company issued the 2022 Notes VI at a 
coupon rate of 7.125% due within 2022 with an aggregate principal 
amount of RMB300,000,000. The Company raised net proceeds of 
RMB298,717,000 (after deduction of underwriting discounts and 
commissions and other expenses). At any time and from time to time 
prior to 30 June 2022, the Company may redeem the 2022 Notes VI at 
a pre-determined redemption price. The details of the redemption price 
are disclosed in the relevant offering memorandum. On 29 March 2022, 
the exchange offer and consent solicitation for the 2022 Notes VI were 
completed. The repayment for the principal amount of RMB298,121,000 
has been extended to 6 March 2023 at a coupon rate of 8.0%. The effects 
of extension on the liquidity of the senior notes were not reflected in the 
consolidated financial statements of the Group for the year ended 31 
December 2021.

2022 Notes VII

On 3 September 2021, the Company issued the 2022 Notes VII at 
a coupon rate of 6.5% due within 2022 with an aggregate principal 
amount of US$250,000,000. The Company raised net proceeds of 
US$247,595,000 (after deduction of underwriting discounts and 
commissions and other expenses). At any time and from time to time 
prior to 1 September 2022, the Company may redeem the 2022 Notes 
VII at a pre-determined redemption price. The details of the redemption 
price are disclosed in the relevant offering memorandum. On 29 March 
2022, the exchange offer and consent solicitation for the 2022 Notes 
VII were completed. The principal amount of US$218,761,000 has 
been extended to 6 March 2023 at a coupon rate of 8.0%. The effects of 
extension on the liquidity of the senior notes were not reflected in the 
consolidated financial statements of the Group for the year ended 31 
December 2021.

The 2022 Notes III & IV & V & VI & VII, the 2023 Notes II & III, the 
2024 Notes I & II & III, the 2025 Notes I and the 2026 Notes I & II are 
guaranteed by certain of the Group’s existing subsidiaries.

30. �´�‹�C�½ �€�ƒ�•

�Z�g�Z�Z�Ë�C�½ VI

�õ�Z�g�Z�S�Ë�V�Ü�Z�Ú�d�I�®�!�ï���I

�–�<�X�‰�[�O�Æ300,000,000�©�Y�Z�g�Z

�Z�Ë�C�½VI �d�C�&�;���‰ 7.125%�d�(�õ

�Z�g�Z�Z�Ë�Q�‚�f�I�®�!�*
{�Ô
{�›
°

���X�[�O�Æ 298,717,000�©�€�¾�Ô	ð�
�V

�±�Ô�¿�)�–�ø�¿�I�ü
š�Õ�•�f�õ�Z�g�Z�Z

�Ë�¬�Ü�g�d�Ú�˜�Ã�‚���Û
œ�d�I�®�!��

�2�k�‹�>�›�Y�Ù�«���Ù�«�Z�g�Z�Z�Ë�C

�½VI �f�Ù�«���Y�	
‹�õ�´�ë�ï
/�ê�™�}

�•�Þ�£�f�õ�Z�g�Z�Z�Ë�g�Ü�Z�d�X�Ú�d

�Š�•�Ó�Z�g�Z�Z�Ë�C�½ VI �Y�t�l���Ò�¿

�•���D�Ë�f�I�–�X�‰�[�O�Æ 298,121,000

� © � Y � ” � › � Š � · � ‚ � � � Z � g � Z � g � Ë � g � Ü � ¬

�Ú�d�C�&�;���‰ 8.0%�f�·�‚�Á�´�‹�C�½

�t
��Ì�Y�B�¤�J�õ�I
«� �Ú���Z�g�Z�S

�Ë�d�Z�Ü�g�d�S�Ú�ß�Ë���Y�]�¥	Ì
���

�Œ�«�À�H�f

�Z�g�Z�Z�Ë�C�½ VII

�õ�Z�g�Z�S�Ë�X�Ü�g�Ú�d�I�®�!�ï���I

�–�<�X�‰250,000,000�Õ�©�Y�Z�g�Z�Z�Ë

�C�½VII �d�C�&�; � � �‰ 6.5%�d�(�õ�Z�g

�Z�Z�Ë�Q�‚�f�I�®�!�*
{�Ô
{�›
°���X

247,595,000�Õ�©�€�¾�Ô	ð�
�V�±�Ô�¿�)

�–�ø�¿�I�ü
š�Õ�•�f�õ�Z�g�Z�Z�Ë�X�Ü�S

�Ú�˜�Ã�‚���Û
œ�d�I�®�!���2�k�‹�>�›

�Y�Ù�«���Ù�«�Z�g�Z�Z�Ë�C�½ VII �f�Ù�«

���Y�	
‹�õ�´�ë�ï
/�ê�™�}�•�Þ�£�f�õ

�Z�g�Z�Z�Ë�g�Ü�Z�d�X�Ú�d�Š�•�Ó�Z�g

�Z�Z�Ë�C�½ VII �Y�t�l���Ò�¿�•���D�Ë�f

�I�–�X 218,761,000�Õ�©�Š�·�‚���Z�g�Z

�g�Ë�g�Ü�¬�Ú�d�C�&�;���‰ 8.0%�f�·�‚

�Á�´�‹�C�½�t
��Ì�Y�B�¤�J�õ�I
«� �Ú

���Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú�ß�Ë���Y

�]�¥	Ì
����Œ�«�À�H�f

�Z�g�Z�Z�Ë�C�½ III �e IV�e V�e VI �¿ VII �e

�Z�g�Z�g�Ë�C�½ II �¿ III �e�Z�g�Z�,�Ë�C

�½I�e II �¿ III �e�Z�g�Z�ž�Ë�C�½ I �¿�Z�g�Z

�¬�Ë�C�½I �¿ II �_�I
«� �ð�•�$�Þ�•�n�®

�!�Ä�­�f
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30. SENIOR NOTES (Continued)

2022 Notes VII (Continued)

The fair values of the early redemption options of the 2022 Notes III & 
IV & V & VI & VII, the 2023 Notes II & III, the 2024 Notes I & II & 
III, the 2025 Notes I and the 2026 Notes I & II were not significant, 
and therefore, were not recognised by the Group on inception and at 31 
December 2021.

31. CORPORATE BONDS


À�N�¤�H

Name of bonds

 �Z�g�Z�S�Ë

�S�Ü�S�Ú

1 January 2021
�Š�ï��

Issued

�;�¹
š�Õ

Interest
expense

�ù�›

Payment

�Z�g�Z�S�Ë

�d�Z�Ü�g�d�S�Ú

31 December 
2021

�[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000 RMB’000 RMB’000 RMB’000

�M�ò
À�N III Zhenro Bond III 360,778 – 11,273 372,051 –
�M�ò
À�N IV Zhenro Bond IV 1,109,680 – 69,080 1,178,760 –
�M�ò
À�N V Zhenro Bond V 1,056,841 – 64,588 63,000 1,058,429
�M�ò
À�N VII Zhenro Bond VII 1,016,827 – 56,830 57,500 1,016,157
�M�ò
À�N VIII Zhenro Bond VIII 1,010,878 – 55,816 54,500 1,012,194
�M�ò
À�N VIIII Zhenro Bond VIIII – 1,314,875 37,195 – 1,352,070

4,555,004 1,314,875 294,782 1,725,811 4,438,850


À�N�¤�H

Name of bonds

�Z�g�Z�g�Ë

�S�Ü�S�Ú

1 January 2020
�Š�ï��

Issued

�;�¹
š�Õ

Interest
expense

�ù�›

Payment

�Z�g�Z�g�Ë

�d�Z�Ü�g�d�S�Ú

31 December 
2020

�[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000 RMB’000 RMB’000 RMB’000

�M�ò
À�N II Zhenro Bond II 2,024,173 – 125,827 2,150,000 –
�M�ò
À�N III Zhenro Bond III 359,237 – 25,341 23,800 360,778
�M�ò
À�N IV Zhenro Bond IV 1,109,376 – 79,064 78,760 1,109,680
�M�ò
À�N V Zhenro Bond V 1,055,345 – 64,496 63,000 1,056,841
�M�ò
À�N VI Zhenro Bond VI 957,172 – 64,078 1,021,250 –
�M�ò
À�N VII Zhenro Bond VII – 991,437 25,390 – 1,016,827
�M�ò
À�N VIII Zhenro Bond VIII – 994,369 16,509 – 1,010,878

5,505,303 1,985,806 400,705 3,336,810 4,555,004

30. �´�‹�C�½ �€�ƒ�•

�Z�g�Z�Z�Ë�C�½ VII�€�ƒ�•

�_�õ�Z�g�Z�Z�Ë�C�½ III �e IV �e V�e VI �¿

VII �e�Z�g�Z�g�Ë�C�½ II �¿ III �e�Z�g�Z�,

�Ë�C�½I�e II �¿ III �e�Z�g�Z�ž�Ë�C�½ I �¿�Z

�g�Z�¬�Ë�C�½ I �¿ II �Y�d�Ø�Ù�«�‚�Æ�Y�®

�;�=�(�”� �}�d�ª�ä�I
«� �J�õ�ï���Ú

�‚�¿�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú�½�©��


��®�;�=�f

31. �®�!
À�N
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31. CORPORATE BONDS (Continued)

As at the end of each of the years, the Group’s corporate bonds were 
repayable as follows:

�Z�g�Z�S�Ë

�d�Z�Ü�g�d�S�Ú

�Z�g�Z�g�Ë

�d�Z�Ü�g�d�S�Ú

31 December 31 December
2021 2020

�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000


²�õ�S�Ë�«�Ð�2���Ë�µ�” Repayable within one year or on demand 2,070,623 1,470,458

²�õ�K�Z�Ë�µ�” Repayable in the second year 1,016,157 2,067,719

²�õ�g���ž�Ë�«�µ�” Repayable in the third to fifth years 1,352,070 1,016,827

4,438,850 4,555,004

Zhenro Bond V

On 4 November 2019, Zhenro Property Holdings issued a three-year 
corporate bond with a principal amount of RMB1,050,000,000 (“Zhenro 
Bond V”). Zhenro Bond V is denominated in RMB and bears interest 
at a rate of 6.0% per annum, payable annually in arrears, beginning 4 
November 2020. After deducting the issuance costs, the Group received 
net proceeds of RMB1,045,275,000 from the issuance. The effective 
interest rate was 6.17% on an annual basis for the years ended 31 
December 2020 and 2021, respectively.

31. �®�!
À�N �€�ƒ�•

�¢�Ë���K�d�I
«� �Ð�µ�”�Y�®�!
À�N�½

�h�j

�M�ò
À�N V

� õ � Z � g � S � X � Ë � d � S � Ü � , � Ú � d � M � ò � ® � *


›�p�ï���I�–�X�‰�[�O�Æ 1,050,000,000

�©�Y�g�Ë�‚�®�!
À�N�€�˜�M�ò
À�N V�™�•�f

� M � ò 
 À � NV � ø � [ � O � Æ � � � = � ( � 2 � Ë � ; � �

6 .0%� � � ¹ �d �Ð � � �Z �g �Z �g �Ë �d �S �Ü � ,

�Ú	Î�2�Ë�Õ�ù�f�¾�Ô	ð�ï���Ó�I���d�I


 « �   � ª � ï � � � × � _ � Ô 
 { � › 
 ° � � � X � [ � O � Æ

1,045,275,000�©�f�Ú���Z�g�Z�g�Ë�¿�Z

�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú�ß�Ë���Y�¼�ç
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31. CORPORATE BONDS (Continued)

Zhenro Bond VIIII

On 23 July 2021, Zhenro Property Holdings issued a four-year corporate 
bond with a principal amount of RMB1,320,000,000 (“Zhenro Bond 
VIIII ”). Zhenro Bond VIIII is denominated in RMB and bears interest at 
a rate of 6.3% per annum, payable annually in arrears, beginning 23 July 
2021. After deducting the issuance costs, the Group received net proceeds 
of RMB1,314,875,000.00 from the issuance. The effective interest rate 
was 6.41% for the year ended 31 December 2021.

According to the terms of Zhenro Bond VIIII, Zhenro Property Holdings 
may at its option adjust the interest rate at the end of the second year 
which will be fixed in the remaining period, and the bond holders may 
at their option sell the bonds back to Zhenro Property Holdings at the 
end of the second year, in whole or in part, at a price equal to 100% of 
the principal amount of the bonds plus accrued and unpaid interest to the 
option exercise date.

After initial recognition, the corporate bonds are subsequently measured 
at amortised cost using the effective interest rate method. Gains and 
losses are recognised in profit or loss when the liabilities are derecognised 
as well as through the effective interest rate amortisation process.

Amortised cost is calculated by taking into account any discount or 
premium on acquisition and fees or costs that are an integral part of the 
effective interest rate. The effective interest rate amortisation is included 
in finance costs in profit or loss.

31. �®�!
À�N �€�ƒ�•

�M�ò
À�N VIIII

�õ�Z�g�Z�S�Ë�V�Ü�Z�d�g�Ú�d�M�ò�®�*


›�p�ï���I�–�X�‰�[�O�Æ 1,320,000,000

� © � Y � , � Ë � ‚ � ® � ! 
 À � N� €� ˜ � M � ò 
 À � N

VIIII �™�•�f�M�ò
À�N VIIII �ø�[�O�Æ���=�(

�2�Ë�;�� 6.3%���¹�d�Ð���Z�g�Z�S�Ë�V

�Ü�Z�d�g�Ú	Î�2�Ë�Õ�ù�f�¾�Ô	ð�ï���Ó

�I���d�I
«� �ª�ï���×�_�Ô
{�›
°���X

�[�O�Æ1,314,875,000.00�©�f�Ú���Z�g�Z

�S�Ë�d�Z�Ü�g�d�S�Ú�ß�Ë���Y�¼�ç�;��

�‰6.41%�f

�ì�½�M�ò
À�N VIIII �Y
â�›�d�M�ò�®�*
›

�p���o�¿�õ�K�Z�Ë�K���Æ�;���€�õ�q�‚
œ


Z�x�›�•�d�ò
À�N�5�Þ�[���o�¿�õ�K�Z�Ë

�K�2�´
��õ
À�N�I�–�X 100%�$���Ú���…

�p�Æ���4�Ú�‚�Ð���¿�J�ù�;�¹�Y���ø
Z


À�N�Œ�Å�Ð�Å�…
/�«�š�M�ò�®�*
›�p�f

�õ�‹�•�½�©���d�®�!
À�N�I��
®�\�¼�ç

�;���,�2�Å�V�Ó�I��
Ž�f�×	B�¿�f�&�õ

�^�ß�½�©��
À�Û�·�@�¼�ç�;���Å�V�@�û

�õ�&	B�«�½�©�f

�Å�V�Ó�I�¾���¿�‚���×�…�±�+�Ð�P����

���Q�d�(�
�<�n�õ�¼�ç�;���\�Ó�Å�…�Y

�¢
°
l�\�Ð�Ó�I�f�¼�ç�;���Å�V���]�&

	B�Y�D���Ó�I�«�f
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31. CORPORATE BONDS (Continued)

Zhenro Bond VIIII (Continued)

As at 31 December 2021, the fair value of the corporate bonds was 
RMB4,291,948,000 (2020: RMB4,453,781,000). The fair value is 
calculated using the market price of the bonds on those dates. The fair 
value measurement of Zhenro Bond VII, Zhenro Bond VIII and Zhenro 
Bond VIIII issued by Zhenro Property Holdings is categorised within 
level 1 of the fair value hierarchy as they are listed on the Shanghai 
Stock Exchange. The fair value measurement of Zhenro Bond V issued 
by Zhenro Property Holdings is categorised within level 2 of fair value 
hierarchy as they are not listed.

32. SHARE CAPITAL

Shares

�Z�g�Z�S�Ë

�d�Z�Ü�g�d�S�Ú

�Z�g�Z�g�Ë

�d�Z�Ü�g�d�S�Ú

31 December 31 December
2021 2020
�Õ�© �Õ�©

US$ US$

�Š�ï���¿
„�p�®���j Issued and fully paid:
4,367,756,000�p�€�Z�g�Z�g�Ë�j

4,367,756,000�p�•�Ê�p�&�=

0.00001�Õ�©�€�Z�g�Z�g�Ë�j  

�Ê�p�&�= 0.00001�Õ�©�• 

�Y�w�·�p

4,367,756,000 (2020: 4,367,756,000) ordinary  
shares of US$0.00001 each  
(2020: US$0.00001 each)

43,678 43,678

A summary of movements in the Company’s share capital is as follows:

�Š�ï���p�…�p�f �p�I

Number of Share
shares in issue capital

�[�O�Æ�w�©

RMB’000

�õ�Z�g�Z�g�Ë�S�Ü�S�Ú At 1 January 2020 4,367,756,000 282

�õ�Z�g�Z�g�Ë�d�Z�Ü�g�d�S�Ú

 �¿�Z�g�Z�S�Ë�S�Ü�S�Ú

At 31 December 2020 and
 1 January 2021 4,367,756,000 282

�õ�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú At 31 December 2021 4,367,756,000 282

31. �®�!
À�N �€�ƒ�•

�M�ò
À�N VIIII �€�ƒ�•

�õ�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú�d�®�!
À

�N�Y�®�;�=�‰�[�O�Æ 4,291,948,000�©�€�Z

�g�Z�g�Ë�j�[�O�Æ 4,453,781,000�©�•�f�®

�;�=�2
À�N�õ��
��Ú�‚�Y�9�����Q�f�M

�ò�Ò�®�*
›�p�ï���Y�M�ò
À�N VII �e�M�ò


À�NVIII �¿�M�ò
À�N VIIII �Y�®�;�=��
Ž

�±�ó�‰�®�;�=�4	t�Y�K�S	t�d�a�ª�J�I

�õ�j	��Ç�N�t�ø�Ô�j�9�f�M�ò�®�*
›�p

�ï���Y�M�ò
À�N V�Y�®�;�=��
Ž�±�ó�‰�®

�;�=�4	t�Y�K�Z	t�d�a�ª�J�I�J�j�9�f

32. �p�I

�p�…

�I�®�!�p�I�

��?���½�h�j
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33. RESERVES

The amounts of the Group’s reserves and the movements therein for 
the year ended 31 December 2021 are presented in the consolidated 
statement of changes in equity.

(a) Share premium

The share premium represents the difference between the par value 
of the shares issued and the consideration received.

(b) Merger reserve

The merger reserve of the Group represents the issued capital 
of the then holding company of the companies now comprising 
the Group and the capital contributions from the equity holders 
of certain subsidiaries now comprising the Group before the 
completion of the Corporate Restructuring and the Reorganisation.

(c) Capital reserve

The capital reserve represents the difference between the cost of 
acquisition and the non-controlling interests acquired in the case of 
acquisition of additional non-controlling interests of subsidiaries, 
or, the difference between the proceeds from disposal and the non-
controlling interests disposed of in the case of disposal of partial 
equity interests in subsidiaries to non-controlling shareholders 
without loss of control. Details of the movements in the capital 
reserve are set out in the consolidated statement of changes in 
equity.

33. �·�ê
� Ú � � � Z � g � Z � S � Ë � d � Z � Ü � g � d � S � Ú � ß � Ë

���d�I
«� �Y�·�ê�–�X�¿�I�

��O�•�õ

�]�¥�Æ	B�

��Œ�f

(a) �p�…�P��

�p�…�P���8�Š�ï���p�…�*�&�=�~�Š

�×�_�þ���Y�¨�X�f

(b) �¥�;�·�ê

�I
«� �Y�¥�;�·�ê�8�®�!� �\�¿� 

�\�•�Ó�Ã�I
«� �$�Û�é�h�®�!�Y�…

�Û
›�p�®�!�Y�Š�ï���p�I�¿�I
«� 

�$�Û�é�h�®�!�Y�ð�•�•�n�®�!�Æ	B

�5�Þ�[�Y�!���f

(c) ���I�·�ê

���I�·�ê�8�¯�×�…�•�n�®�!�¢
›�p

�Æ	B�Y
‹�1�h�d�×�…�Ó�I�¿�Ô�×�…

�¢
›�p�Æ	B�˜
œ�Y�¨�X�d�Ð�1�¯�”

�0��
›�S�Æ�Y
‹�1�h�£�¢
›�p�p��

��
/�•�n�®�!�Å�±�p�Æ�þ�
�d��
/

�Ô
{�›
°�¿�Ô��
/�¢
›�p�Æ	B�˜
œ

�Y�¨�X�f���I�·�ê�

��	
‹�1�õ�]

�¥�Æ	B�

��Œ�f
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33. �·�ê �€�ƒ�•

(d) �,�›�®�q�·�ê

�ì�½�•
7�®�!�,�¿�õ�•
7�Ó�m�Y�•

�n�®�!�Y�\���Ý�û�Z�Æ�d�I
«� 
²

�2�ü���P�;���X�Y 10%�d�_�,�›�®

�q�·�ê�d�ä�W�ì�½�•
7�6���_�Æ�>

� › �d � \ � � � · �ê �q �X� : �Q� I 
W� � � �

�I 50%�‰�ß�f�a�´�ë�•
7�,�•�¿�I


«� �\���Ý�û�Z�Æ�Ô�1�ð�•�"�S�Y

�•�"�d�,�›�®�q�·�ê���\�õ�ê�V�f

�&�Ð�7�l�‰�#���p�I�d�(�7�l���·

�ê�q�X�”
{�Ç�õ�I
«� 
W�����I�Y

25%�f�·�ê�”
{�\�*�I�£�m�f�Y�ø

�.�Y�I�ü�\�Ä�d�u�”
{�*�‰�$�–�p

�¹�±�|�f

(e) 
Ò�3�*
��·�ê


Ò�3�*
��·�ê�
�<�l�Q
«� �¼���Y	Ì
�

���Œ�*�[�Y�Ô�Þ�.
Ò�¨�X�f���·�ê�ì�½

�•
W 2.4�Ô�1�Y�6���A
��ˆ�#�f

33. RESERVES (Continued)

(d) Statutory surplus reserves

In accordance with the PRC Company Law and the articles of 
association of the subsidiaries established in the PRC, the Group 
is required to appropriate 10% of its net profits after tax, as 
determined under the Chinese Accounting Standards, to the 
statutory surplus reserves until the reserve balance reaches 50% 
of its registered capital. Subject to certain restrictions set out in 
the relevant PRC regulations and in the articles of association of 
the Group, the statutory surplus reserves may be used either to 
offset losses, or to be converted to increase share capital provided 
that the balance after such conversion is not less than 25% of the 
registered capital of the Group. The reserves cannot be used for 
purposes other than those for which they are created and are not 
distributable as cash dividends.

(e) Exchange fluctuation reserve

The exchange fluctuation reserve comprises all foreign exchange 
differences arising from the translation of the financial statements 
of group entities. The reserve is dealt with in accordance with the 
accounting policy set out in note 2.4.
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34. PERPETUAL CAPITAL SECURITIES

�I�– �±�V �<��
Principal Distribution Total

�[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�©
RMB’000 RMB’000 RMB’000

�õ�Z�g�Z�g�Ë�S�Ü�S�Ú
 �˜
��q

Balance as at 1 January 2020
1,363,107 76,403 1,439,510

�Q�ƒ���I�Ç�N�5�Þ�[
 �Ð�&�P�;

Profit attributable to holders of 
 perpetual capital securities – 135,043 135,043

�ù�› Payment – (155,846) (155,846)

�õ�Z�g�Z�g�Ë�d�Z�Ü�g�d�S�Ú
 �˜
��q

Balance as at 31 December 2020
1,363,107 55,600 1,418,707
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34. �Q�ƒ���I�Ç�N �€�ƒ�•

� õ � Z � g � S � X � Ë � ¬ � Ü � d � X � Ú � d � I � ® � ! � ï

� � � I �– �X�‰ 200,000,000�Õ�©�Y�´ � ‹ �Q

�ƒ � � � I �Ç �N�€� ˜ �Q �ƒ � � � I �Ç �N I I �™�•�f �Ô

	 ð � ï � � � Ó � I � � � Y � Ô 
 { � › 
 ° � � � X � < � X � ‰

198,274,000�Õ�©�f�Q�ƒ���I�Ç�N II �(�Ì

�x�›�Q�‚�Ú�d���_�I�®�!�o�¿�õ�Z�g�Z

�Z�Ë�S�Ü�Z�d�ž�Ú�Ð�ø���2�I�–�X�¹�•

�Ð���e�J�ù�Ð�·�p�|�¹�ù�›�Ù�«�f�ˆ�H

���ï���Ú	Î���Z�g�Z�Z�Ë�S�Ü�Z�d�ž�Ú

�Y�±�|���‰�Ë�¹�� 10.25%�d���j�ø���Ê

�Ë�È
†�¹�� 5%�f�I
«� �(�Ì�‰�Q�ƒ���I

�Ç�NII �*���Ä�­�Ð�/�å�f�I�®�!���2�I�Œ

�Æ	ä
‹�o�¿�ì�½�Ç�N�Y
â�›�·�p�±�|�f

	ð�¢�¿�\���I�®�!�Œ�p�Õ�ù�Ô�Þ�J�ù�î

�Þ�±�|�¿�‚���X�.�±�|�–�X�d�I�Æ�I�®

�!�”
{���|�Ð�|�ù�‚���p�¹�e�Ð�±�|�Ð

�*���ù�›�d�(
Z�®�4�”�6�1�ä�|�ù�p�¹

�Ð�*���I�ü�Õ�ù�Ð�Ù�«�e�Â�¯�e
W�V�e

�…�«�Ð�ø�‚���þ���×�…�f�I�®�!���o�¿

�Ù�«�Œ�Å�þ�¢�Å�…�Ç�N�f�I�®�!�(�Ì�ª

�‚�1�Q�ƒ�ˆ�H�t�ù�$�–�e�Õ�ù�;�¹�Ð��

�4�I�Ù�«�Æ�f�ª�ä�d�Q�ƒ���I�Ç�N II �±�ó

�‰�Æ	B�ˆ�H�d�(�¯�]�¥	Ì
��K�1�Œ�«�O

�•�*�Æ	B�Y�S�Å�…�f�õ�Z�g�Z�Z�Ë�g�Ü

�Z�d�X�Ú�d�Š�•�Ó�Q�ƒ���I�Ç�N II �•���D

�Ë�f�I�®�!�Š
Z�Ç�N�Ù�«
ª�p���Z�g�Z

�g�Ë�g�Ü�¬�Ú�d
Z�±�|���Y�/�ã� �Ä�Ú

�‚�·� ‚ � � �Z�g�Z�g�Ë�g�Ü�d�(�Á�´�ë
À


��<�Ò�+�•�*���L�·�d�ø�€�5�‚��� ‘ �¯

�<�Ò�f

34. PERPETUAL CAPITAL SECURITIES (Continued)

On 19 June 2019, the Company issued senior perpetual capital securities 
(the “Perpetual Capital Securities II”) with the principal amount of 
US$200,000,000. Net proceeds after deducting the issue cost amounted 
to US$198,274,000 in total. The Perpetual Capital Securities II have no 
fixed maturity date and are redeemable on or after 25 January 2022 at 
the Company’s option at the principal amount together with accrued, 
unpaid or deferred distribution payments. The distribution rate for the 
instruments is 10.25% per annum from the date of issue to 25 January 
2022, then increases by 5% per annum thereafter. No guarantee or pledge 
was made by the Group for the Perpetual Capital Securities II. The 
Company may, at its sole discretion, elect to defer a distribution pursuant 
to the terms of the securities. Unless and until the Company satisfies in 
full all outstanding arrears of distribution and any additional distribution 
amount, the Company shall not declare or pay any dividends or 
distributions, or make payment on, and will procure that no dividend or 
other payment is made on or redeem, reduce, cancel, buyback or acquire 
for any consideration thereof. Securities may be redeemed at the option of 
the Company, in whole but not in part. The Company has no obligation 
to deliver cash in respect of the perpetual instruments, pay interest 
nor exercise its right of redemption. Therefore, the Perpetual Capital 
Securities II are classified as equity instruments and presented as a part of 
equity in the consolidated statement of financial position. On 29 March 
2022, the consent solicitation for the Perpetual Capital Securities II was 
completed. The Company postponed the redemption of the securities to 
6 March 2023, extended the first reset date of distribution rate to March 
2023, and made modifications to relevant indebtedness default event in 
order to waive any potential defaults.
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35. NOTES TO THE CONSOLIDATED STATEMENT OF 
CASH FLOWS

(a) Major non-cash transactions

During the year, Group had non-cash additions to right-
of-use assets and lease liabilities of RMB45,785,000 and 
RMB45,785,000, respectively, in respect of lease arrangements for 
office buildings (2020: RMB2,703,000 and RMB2,703,000).

(b) Changes in liabilities arising from financing activities

���¹�Õ���¿

�I�ü�>�›

Interest-
bearing

bank and 
other

borrowings

�´�‹�C�½

Senior
notes

�®�!
À�N

Corporate
bonds

���*�Õ�5�Ç�N

Asset-
backed

securities

	a�#��
À

Lease
liabilities

�Ð�ù�ë�L

�®�!�›
°

Due to
related

companies

�8���D���z
�

�Y��
À�<�X

Total 
liabilities 

from
financing
activities

�[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000 RMB’000 RMB’000 RMB’000 RMB’000 RMB’000

�õ�Z�g�Z�g�Ë�S�Ü�S�Ú At 1 January 2020 36,317,122 16,843,044 5,505,303 3,346,334 131,648 7,386,244 69,529,695
�D���z
��Ô
{�$�–�t
Ž Cash flows from financing 

 activities 6,124,820 2,243,059 (1,351,003) (844,663) (31,247) 279,648 6,420,614
�¢�D���z
��Ô
{�$�–�t
Ž Cash flows from non-financing 

 activities (680,647) 1,881,967 400,704 600,180 2,703 6,150,936 8,355,843

�õ�Z�g�Z�g�Ë�d�Z�Ü�g�d�S�Ú At 31 December 2020 41,761,295 20,968,070 4,555,004 3,101,851 103,104 13,816,828 84,306,152
�D���z
��Ô
{�$�–�t
Ž Cash flows from financing 

 activities (3,500,308) (1,245,906) (410,936) (1,224,800) (33,342) (5,513,568) (11,928,860)

�¢�D���z
��Ô
{�$�–�t
Ž Cash flows from non-financing 

 activities 9,698,542 2,018,000 294,782 555,636 45,785 (1,136,166) 11,476,579

�õ�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú At 31 December 2021 47,959,529 21,740,164 4,438,850 2,432,687 115,547 7,167,094 83,853,871

35. �]�¥�$�–�t
Ž�Œ�•
W  

(a) �ô���¢�$�–�t�ø

�Ë�«�d�I
«� �1�l�®�}�Á	a�#�Ä
°

�*���˜�4�\�Æ���*�¿	a�#��
À�Y�¢

�$�–
ô�Ä�±�9�‰�[�O�Æ 45,785,000

�©�¿�[�O�Æ45,785,000�©�€�Z�g�Z

�g�Ë�j�[�O�Æ 2,703,000�©�¿�[�O

�Æ2,703,000�©�•�f

(b) �D���z
��*�[�Y��
À�

�
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35. NOTES TO THE CONSOLIDATED STATEMENT OF 
CASH FLOWS (Continued)

(c) Total cash outflow for leases

The total cash outflow for leases included in the statement of cash 
flows is as follows:

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�¾���z
��« Within operating activities (6,027) (6,619)
�D���z
��« Within financing activities (33,342) (31,247)

(39,369) (37,866)

36. PARTLY-OWNED SUBSIDIARIES WITH MATERIAL 
NON-CONTROLLING INTERESTS

Details of the Group’s subsidiaries that have material non-controlling 
interests were set out below:

31 December 2021

�À�@�¢
›�p�Æ	B

�5�Þ�Y�p�Æ�õ�±�â

Percentage of 
equity interest 

held by
non-controlling

interests

�±	ã���¢
›�p�Æ	B

�Y�Ë�«�P�; �J�€�f�&�•

Profit/(loss) for
the year allocated

to non-controlling
interests

�¢
›�p�Æ	B

�]��
��q

Accumulated
balances of non-

controlling
interests

% �[�O�Æ�w�© �[�O�Æ�w�©

% RMB’000 RMB’000

�Ì�/	����Ä�8�ï�•�Þ�"�®�!

 �€�˜�Ì�/	����™�•

Nanjing Taiqi Real Estate Development Co., Ltd 
 (“Nanjing Taiqi”) 75.00 201,094 454,929

�Ì�/���ò�¦�Ò�®�*
š�ï�Þ�"�®�!

 �€�˜�Ì�/���ò�¦�™�•

Nanjing Liang Rongxin Property Development Co., Ltd 

 (“Nanjing Liang Rongxin”) 63.33 116,977 405,413
�Ì�/�M�8�Ä�8�ï�•�Þ�"�®�!

 �€�˜�Ì�/�M�8�™�• *

Nanjing Zhengye Real Estate Development Co., Ltd 

 (“Nanjing Zhengye”)* 49.00 (15,780) 1,190,432

35. �]�¥�$�–�t
Ž�Œ�•
W �€�ƒ�•  

(c) 	a�#�<�$�–�t��

���]�$�–�t
Ž�Œ�Y	a�#�<�$�–�t��

�½�h�j

36. �¹�Þ� �}�¢
›�p�Æ	B�Y�¢�Œ
���•�n�®�!
�I
«� �¹�Þ� �}�¢
›�p�Æ	B�Y�•�n�®�!

�	
‹�1�•�½�h�j

�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú
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36. PARTLY-OWNED SUBSIDIARIES WITH MATERIAL 
NON-CONTROLLING INTERESTS (Continued)

31 December 2020

�À�@�¢
›�p�Æ	B

�5�Þ�Y�p�Æ�õ�±�â

�±	ã���¢
›�p�Æ	B

�Y�Ë�«�P�; �J

�€�f�&�• �¢
›�p�Æ	B�]��
��q

Percentage of 
equity interest 

held by
non-controlling

interests

Profit/(loss) for
the year allocated

to non-controlling
interests

Accumulated
balances of non-

controlling
interests

% �[�O�Æ�w�© �[�O�Æ�w�©

% RMB’000 RMB’000

�Ì�/	����Ä�8�ï�•�Þ�"�®�!

 �€�˜�Ì�/	����™�•

Nanjing Taiqi Real Estate Development Co., Ltd 
 (“Nanjing Taiqi”) 75.00 198,476 253,835

�Ì�/
��8�Ò�®�*
š�ï�Þ�"�®�!

 �€�˜�Ì�/
��8�™�•

Nanjing Shansheng Property Development Co., Ltd 

 (“Nanjing Shansheng”) 79.50 265,767 942,331
�Ì�/�M�8�Ä�8�ï�•�Þ�"�®�!

 �€�˜�Ì�/�M�8�™�• *

Nanjing Zhengye Real Estate Development Co., Ltd 

 (“Nanjing Zhengye”)* 50.02 (13,203) 827,766

* In 2021, an additional capital of RMB378,446,000 was injected by a non-

controlling shareholder.

36. �¹�Þ� �}�¢
›�p�Æ	B�Y�¢�Œ
���•�n�®�! �€�ƒ�•

�Z�g�Z�g�Ë�d�Z�Ü�g�d�S�Ú

* �õ�Z�g�Z�S�Ë�d�¢
›�p�p���X�.�!���[

�O�Æ378,446,000�©�f
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36. PARTLY-OWNED SUBSIDIARIES WITH MATERIAL 
NON-CONTROLLING INTERESTS (Continued)

The following tables illustrate the summarised financial information 
of the above subsidiaries. The amounts disclosed are before any inter-
company eliminations:

31 December 2021

�Ì�/	��� �Ì�/���ò�¦ �Ì�/�M�8

Nanjing
Taiqi

Nanjing
Liangrongxin

Nanjing
Zhengye

�[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000 RMB’000

�×	B Revenue 1,110,502 1,470,045 1,698

š�Õ�<�X Total expenses (654,783) (1,223,635) (65,313)
�Ô
{�ü
š�Õ Income tax expense (187,594) (61,700) 31,411

�Ë�«�P�;�¿�Œ�&�×	B�<�X Profit and total comprehensive income 
 for the year 268,125 184,710 (32,204)

�t
����* Current assets 1,925,278 1,135,356 6,024,297
�¢�t
����* Non-current assets 241 2,107 82,994
�t
���
À Current liabilities (1,313,469) (497,303) (3,464,301)
�¢�t
���
À Non-current liabilities (5,478) – (279,700)

606,572 640,160 2,363,290

�¾���z
��Ô
{ �J�€�Ô�\�•

 �$�–�t
Ž���X

Net cash flows from/(used in) 
 operating activities 146,269 (1,375,641) 1,269,915

�³���z
��Ô
{�$�–�t
Ž���X Net cash flows from investing activities – – –
�D���z
��€�Ô�\�•�J �Ô
{

 �$�–�t
Ž���X

Net cash flows (used in)/from 
 financing activities (306,729) 1,058,930 (1,172,674)

�$�–�¿�$�–
����J�€�¯�Ç�•�J

 �#�����X

Net (decrease)/increase in cash 
 and cash equivalents (160,460) (316,711) 97,241

36. �¹�Þ� �}�¢
›�p�Æ	B�Y�¢�Œ
���•�n�®�! �€�ƒ�•

� h � Œ � ­ � ü � j � � � • � n � ® � ! � Y � ? � � 	 Ì 
 � � �

�Ø�f�Ô�Þ�£�Y�–�X�J���¿�‚���®�!
œ�ê

�V�j

�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú
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36. PARTLY-OWNED SUBSIDIARIES WITH MATERIAL 
NON-CONTROLLING INTERESTS (Continued)

31 December 2020

�Ì�/	��� �Ì�/
��8 �Ì�/�M�8

Nanjing
Taiqi

Nanjing
Shansheng

Nanjing
Zhengye

�[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000 RMB’000

�×	B Revenue 1,132,552 1,848,443 13

š�Õ�<�X Total expenses (697,307) (1,400,560) (35,108)
�Ô
{�ü
š�Õ Income tax expense (170,611) (113,585) 8,699

�Ë�«�P�;�¿�Œ�&�×	B�<�X Profit and total comprehensive income 
 for the year 264,634 334,298 (26,396)

�t
����* Current assets 2,577,305 1,494,754 3,008,138
�¢�t
����* Non-current assets 17,246 16,874 9,683
�t
���
À Current liabilities (2,248,764) (326,306) (1,362,950)
�¢�t
���
À Non-current liabilities (7,340) – –

338,447 1,185,322 1,654,871

�¾���z
��€�Ô�\�•�J �Ô
{

 �$�–�t
Ž���X

Net cash flows (used in)/from 
 operating activities (198,540) 957,919 (132,653)

�³���z
��Ô
{�$�–�t
Ž���X Net cash flows from investing activities – – –
�D���z
��€�Ô�\�•�J �Ô
{

 �$�–�t
Ž���X

Net cash flows (used in)/from 
 financing activities (65,862) (1,120,251) 494,493

�$�–�¿�$�–
����J�€�¯�Ç�•�J

 �#�����X

Net (decrease)/increase in cash 
 and cash equivalents (264,402) (162,332) 361,840

36. �¹�Þ� �}�¢
›�p�Æ	B�Y�¢�Œ
���•�n�®�! �€�ƒ�•

�Z�g�Z�g�Ë�d�Z�Ü�g�d�S�Ú
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37. �8
��¥�;

(a) �×�…�=�È�B�Ç�Ä�8�Þ�"�®�!
�€�˜�=�È�B�Ç�™�•

� I 
 « �   � 5 � Þ � = � È � B � Ç � < � p � Æ � Y

24%�d���®�!
}�+�Ò�®�*
š�ï�d�‹

�Ã�2 � I 
« �   �Y�¥ � � �† �8 � ] � * � f �õ

�Z�g�Z�S�Ë�S�Ü�^�Ú�d�I
«� �ø�$

�–�þ���[�O�Æ 82,980,000�©�×�…�=

�È�B�Ç�Y�X�. 9%�p�Æ�f�ª�ä�d�=

�È�B�Ç���ä�2�I
«� �Y�•�n�®�!�]

�*�d�W�_�õ�ì�½�~�…�Û�p�Æ�5�Þ�[

�Y�¥ �Ò�Ä
° �¿ � \ � � �Ý �û �Z�Æ�d� I


«� �¯�p���}�6�j�5�Þ 51%�Y�³�C

�Æ�d�(�¯�è�+�6�Y�ž�¤�è�+�•���‚

�v�g�¤�d�µ�G�k�4�I
«� �Þ	•�b�8

�¬�=�È�B�Ç�Y�´�ë�z
��f�J�ã�×�…

�‰�I
«� �Ò�}�Ò�®�*
š�ï�¿�6���9

���…�X�·�+�Y�S�Å�…�f

(b) �×�…�E�È�{�”�†�8�M�#�Þ�"
�®�!�€�˜�E�È�{�”�™�•

�õ�Z�g�Z�S�Ë�S�Ü�^�Ú�d�I
«� �ø

�$�–�þ���[�O�Æ 18,000,000�©�×�…

�E�È�{�”�Y�X�. 5%�p�Æ�d���®�!


}�+�Ò�®�*
š�ï�d�‹�Ã�2�I
«� �Y

�¥���†�8�]�*�f���t�ø�•�Ó���d�I


«� �5�Þ�E�È�{�”�<�p�Æ�Y 34%�f

�ª�ä�d�E�È�{�”���ä�Š�2�I
«� �Y

� • �n �®� ! � ] � * �d �W�_�õ � ì �½�~�…

�Û�p�Æ�5�Þ� [ �Y�¥ �Ò�Ä
° �¿ � \ � �

�Ý�û�Z�Æ�d�I
«� �¯�p���}�6�j�5

�Þ 51%�Y�³�C�Æ�d�(�¯�è�+�6�Y�ž

�¤�è�+�•���‚�v�g�¤�d�µ�G�k�4�I


« �   �Þ	 • �b �8 �¬ �E�È�{ � ” �Y� ´ �ë

�z
��f�J�ã�×�…�‰�I
«� �Ò�}�Ò�®

�*
š�ï�¿�6���9���…�X�·�+�Y�S�Å

�…�f

37. BUSINESS COMBINATIONS

(a) Acquisition of Suzhou Xiangdu Real Estate Co., Ltd. 
(“Suzhou Xiangdu”)

The Group held 24% of the total equity interest in Suzhou 
Xiangdu, which is engaged in property development and was 
accounted for as a joint venture of the Group previously. On 8 
January 2021, the Group acquired an additional 9% equity interest 
in Suzhou Xiangdu at a cash consideration of RMB82,980,000. 
Accordingly, Suzhou Xiangdu was accounted for as a subsidiary of 
the Group since then because the Group held 51% of voting rights 
in shareholders’ meetings according to the contractual arrangement 
and articles of association with the then equity holders, and can 
appoint 3 out of 5 directors on the board of directors, both of which 
give the Group the current ability to direct the relevant activities 
of Suzhou Xiangdu. The acquisition was part of the Group’s 
strategy to expand its market share of property development and 
operation.

(b) Acquisition of Fuzhou Jingmu Enterprise Management 
Co., Ltd. (“Fuzhou Jingmu”)

On 8 January 2021, the Group acquired an additional 5% 
equity interest in Fuzhou Jingmu, which is engaged in property 
development and was accounted for as a joint venture of the Group 
previously, at a cash consideration of RMB18,000,000. Upon 
completion of the transaction, the Group held 34% of the total 
equity interest in Fuzhou Jingmu. Accordingly, Fuzhou Jingmu 
has been accounted for as a subsidiary of the Group since then 
because the Group held 51% of voting rights in shareholders’ 
meetings according to the contractual arrangement and articles 
of association with the then equity holders, and can appoint 3 out 
of 5 directors on the board of directors, both of which give the 
Group the current ability to direct the relevant activities of Fuzhou 
Jingmu. The acquisition was part of the Group’s strategy to expand 
its market share of property development and operation.
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37. BUSINESS COMBINATIONS (Continued)

(c) Acquisition of Chuzhou Zhengxiang Real Estate 
Development Co., Ltd. (“Chuzhou Zhengxiang”)

On 31 March 2021, the Group acquired a 100% equity interest in 
Chuzhou Zhengxiang, which is engaged in property development, 
at a cash consideration of RMB40,000,000. Accordingly, Chuzhou 
Zhengxiang was accounted for as a subsidiary of the Group since 
then. The acquisition was part of the Group’s strategy to expand 
its market share of property development and operation.

(d) Acquisition of Wuhan Zhenro Zhengsheng Real Estate 
Co., Ltd. (“Wuhan Zhengsheng”)

The Group held 50% of the total equity interest in Wuhan 
Zhengsheng, which is engaged in property development and 
was accounted for as a joint venture of the Group previously. 
On 8 January 2021, the Group acquired an additional 50% 
equity interest at a cash consideration of RMB50,000,000. After 
the acquisition, Wuhan Zhengsheng became a wholly-owned 
subsidiary of the Group. The acquisition was part of the Group’s 
strategy to expand its market share of property development and 
operation.

(e) Acquisition of Kunshan Jianbao Real Estate Co., Ltd. 
(“Kunshan Jianbao”)

On 1 July 2021, the Group acquired a 50% equity interest in 
Kunshan Jianbao, which is engaged in property development, at 
a cash consideration of RMB20,000,000. After the acquisition, 
the Group held 50% of voting rights in shareholders’ meetings 
according to the contractual arrangement and articles of association 
with the then equity holders and could appoint 2 out of 3 directors 
on the board of directors, both of which give the Group the 
current ability to direct the relevant activities of Kunshan Jianbao. 
Accordingly, Kunshan Jianbao was accounted for as a subsidiary 
of the Group. The acquisition was part of the Group’s strategy to 
expand its market share of property development and operation.

37. �8
��¥�; �€�ƒ�•

(c) �×�…$\�È�M�B�Ä�8�ï�•�Þ�"
�®�!�€�˜$\�È�M�B�™�•

�õ�Z�g�Z�S�Ë�g�Ü�g�d�S�Ú�d�I
«

� �ø�$�–�þ���[�O�Æ 40,000,000�©

�×�…$\�È�M�B�Y�Œ�Å�p�Æ�d���®�!


}�+�Ò�®�*
š�ï�f�ª�ä�d$\�È�M�B

���ä�2�I
«� �Y�•�n�®�!�]�*�f�J

�ã�×�…�‰�I
«� �Ò�}�Ò�®�*
š�ï�¿

�6���9���…�X�·�+�Y�S�Å�…�f

(d) �×�…�����M�ò�M�º�Ä�8�Þ�"
�®�!�€�˜�����M�º�™�•

� I 
 « �   � 5 � Þ � � � � � M � º � < � p � Æ � Y

50%�d���®�!
}�+�Ò�®�*
š�ï�d�‹

�Ã�2�I
«� �Y�¥���†�8�]�*�f�õ�Z

�g �Z�S�Ë�S�Ü�^ �Ú�d� I 
« �   �ø �$

�–�þ���[�O�Æ 50,000,000�©�×�…�X

�. 50%�p�Æ�f�õ�×�…�+
°�•�Ó���d

� � � � �M�º �Ó�‰�I 
« �   �Y�Œ� � � • �n

�®�!�f�J�ã�×�…�‰�I
«� �Ò�}�Ò�®

�*
š�ï�¿�6���9���…�X�·�+�Y�S�Å

�…�f

(e) �×�…�ú�†�����Ä�8�Þ�"�®�!
�€�˜�ú�†�����™�•

�õ�Z�g�Z�S�Ë�V�Ü�S�Ú�d�I
«� �ø

�$�–�þ���[�O�Æ 20,000,000�©�×�…

�ú�†���� 50%�Y�p�Æ�d���®�!
}�+

�Ò�®�*
š�ï�f�õ�×�…�+
°�•�Ó���d

�ì�½�~�…�Û�p�Æ�5�Þ�[�Y�¥�Ò�Ä
°

�¿�\���Ý�û�Z�Æ�d�I
«� �¯�p���}

�6�j�5�Þ 50%�Y�³�C�Æ�d�(�¯�è�+

�6�Y�g�¤�è�+�•���‚�v�G�¤�d�µ�G

�k�4�I
«� �Þ	•�b�8�¬�ú�†�����Y

�´�ë�z
��f�ª�ä�d�ú�†�������ä�2

�I
«� �Y�•�n�®�!�]�*�f�J�ã�×�…

�‰�I
«� �Ò�}�Ò�®�*
š�ï�¿�6���9

���…�X�·�+�Y�S�Å�…�f
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37. �8
��¥�; �€�ƒ�•

(f) �×�…�Ì�/�>�M�Ò�®�*
š�ï�Þ
�"�®�!�€�˜�Ì�/�>�M�™�•

� I 
 « �   � 5 � Þ � Ì � / � > � M � < � p � Æ � Y

46%�d���®�!
}�+�Ò�®�*
š�ï�d�‹

�Ã�2 � I 
« �   �Y�¥ � � �† �8 � ] � * � f �õ

�Z�g�Z�S�Ë�V�Ü�d�,�Ú�d�I
«� �ø

�$�–�þ���[�O�Æ 2,500,000�©�×�…

�Ì�/�>�M�Y�X�. 5%�p�Æ�f�õ�×�…

�+
°�•�Ó���d�ì�½�~�…�Û�p�Æ�5�Þ

�[�Y�¥�Ò�Ä
°�¿�\���Ý�û�Z�Æ�d�I


«� �¯�p���}�6�j�5�Þ 51%�Y�³�C

�Æ�d�(�¯�è�+�6�Y�g�¤�è�+�•���‚

�v�G�¤�d�µ�G�k�4�I
«� �Þ	•�b�8

�¬�Ì�/�>�M�Y�´�ë�z
��f�ª�ä�d�Ì

�/�>�M���ä�2�I
«� �Y�•�n�®�!�]

�*�f�J�ã�×�…�‰�I
«� �Ò�}�Ò�®�*


š � ï �¿ �6 � � �9 � � �…�X� · �+ �Y�S�Å

�…�f

(g) �×�…�•�–	��Û�Ä�8�Þ�"�®�!
�€�˜�•�–	��Û�™�•

�õ�Z�g�Z�S�Ë�V�Ü�S�Ú�d�I
«� �À

�@�!���[�O�Æ 93,856,000�©�×�…�•

�–	��Û�p�Æ�Y 51%�d���®�!
}�+�Ò

�®�*
š�ï�f�õ�×�…�+
°�•�Ó���d�ì

�½�~�…�Û�p�Æ�5�Þ�[�Y�¥�Ò�Ä
°�¿

�\���Ý�û�Z�Æ�d�I
«� �¯�p���}�6

�j�5�Þ 51%�Y�³�C�Æ�d�(�¯�è�+�6

�Y�g�¤�è�+�•���‚�v�G�¤�d�µ�G�k

�4�I
«� �Þ	•�b�8�¬�•�–	��Û�Y�´

�ë�z
��f�ª�ä�d�•�–	��Û���ä�2�I


«� �Y�•�n�®�!�]�*�f�J�ã�×�…�‰

�I
«� �Ò�}�Ò�®�*
š�ï�¿�6���9��

�…�X�·�+�Y�S�Å�…�f

37. BUSINESS COMBINATIONS (Continued)

(f) Acquisit ion of Nanjing Hongzheng Real Estate 
Development Co., Ltd (“Nanjing Hongzheng”)

The Group held 46% of the total equity interest in Nanjing 
Hongzheng, which is engaged in property development and was 
accounted for as a joint venture of the Group previously. On 14 
July 2021, the Group acquired an additional 5% equity interest 
in Nanjing Hongzheng at a cash consideration of RMB2,500,000. 
After the acquisition, the Group held 51% of voting rights in 
shareholders’ meetings according to the contractual arrangement 
and articles of association with the then equity holders and could 
appoint 2 out of 3 directors on the board of directors, both of which 
give the Group the current ability to direct the relevant activities 
of Nanjing Hongzheng. Accordingly, Nanjing Hongzheng was 
accounted for as a subsidiary of the Group. The acquisition was 
part of the Group’s strategy to expand its market share of property 
development and operation.

(g) Acquisition of Ruijin Haixu Real Estate Co., Ltd. (“Ruijin 
Haixu”)

On 1 July 2021, the Group acquired a 51% equity interest in 
Ruijin Haixu, which is engaged in property development, by 
capital injection of RMB93,856,000. After the acquisition, 
the Group held 51% of voting rights in shareholders’ meetings 
according to the contractual arrangement and articles of association 
with the then equity holders and could appoint 2 out of 3 directors 
on the board of directors, both of which give the Group the 
current ability to direct the relevant activities of Ruijin Haixu. 
Accordingly, Ruijin Haixu was accounted for as a subsidiary of the 
Group. The acquisition was part of the Group’s strategy to expand 
its market share of property development and operation.
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37. BUSINESS COMBINATIONS (Continued)

The fair values of the identifiable assets and liabilities of the acquired 
companies as at the date of acquisition were as follows:

�×�…�Û�½�©�Y�®�;�=

Fair value 
recognised on 

acquisition
�[�O�Æ�w�©

RMB’000

�$�–�¿�$�–
����J Cash and cash equivalents 1,693,534
�a�"�S�$�– Restricted cash 534,757
�J�8�e�@�Ò�¿�£�ê Property, plant and equipment 1,201
�I�ü�Ì�–���* Other intangible assets 16

š�ï�•�J�8 Properties under development 16,562,383
�k�ù�›
°�e�I�ü�Ð�×�›
°�¿�I�ü���* Prepayments, other receivables and other assets 2,537,017
�Ð�×�ë�L�®�!�›
° Due from related companies 1,413,058
���×�«�ü
° Tax recoverable 92,551
�È�·�Ô
{�ü���* Deferred tax assets 288,683
�Ð�ù�ë�L�®�!�›
° Due to related companies (3,169,376)

q�ø�Ð�ù�›
°�¿�Ð�ù�C�½ Trade and bills payables (457,439)
���¹�Õ���¿�I�ü�>�› Interest-bearing bank and other borrowings (4,127,315)
�I�ü�Ð�ù�›
°�¿�Ð��
l�\ Other payables and accruals (5,129,703)
�Ð�ù�ü
° Tax payable (173,949)
�¥�Ò��
À Contract liabilities (7,900,946)
�È�·�ü
°��
À Deferred tax liabilities (44,587)

�2�®�;�=�•�*�˜���Æ�9�����*�<�X Total identifiable net assets at fair value 2,119,885
�I
«� �!�� Capital injection by the Group 93,856

�¢
›�p�Æ	B Non-controlling interests (1,338,333)

�Š�×�…�����* Net assets acquired 875,408
�8
��¥�;�˜�Ã�5�Þ�˜�³���õ�¥���†�8

 �˜�®�;�=

Fair value of investments in the joint ventures 
 held before business combinations 542,450

�±���×�…�×	B Gain on bargain purchase 25,622

�ø�$�–�µ�ù Satisfied by cash 307,336

37. �8
��¥�; �€�ƒ�•

�Ô�×�…�®�!�õ�×�…�Ú�‚�Y���Æ�9���*�¿

��
À�Y�®�;�=�½�h�j
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37. BUSINESS COMBINATIONS (Continued)

An analysis of the cash flows in respect of the acquisition of subsidiaries is 
as follows:

�[�O�Æ�w�©

RMB’000

�$�–�þ�� Cash consideration (213,480)
�Š�×�…�$�–�¿�$�–
����J Cash and cash equivalents acquired 1,693,534

�Þ�ë�×�…�Y�$�–�¿�$�–
����J

 �t�]���X

Net inflow of cash and cash equivalents in respect of 
 the acquisition 1,480,054

38. DISPOSAL OF SUBSIDIARIES

(a) Disposal of Changsha Zhenro Zhengtai Real Estate 
Development Co., Ltd. (“Changsha Zhenro Zhengtai” )

Pursuant to the share transfer agreement dated 31 January 2021, 
the Group disposed of its total 100% equity interest in Changsha 
Zhenro Zhengtai to an independent third party for a consideration 
of RMB611,493,000. The consideration was determined by 
reference to the corresponding value of the equity interest disposed 
of.

(b) Disposal of Suzhou Zhengrui Real Estate Development 
Co., Ltd. (“Suzhou Zhengrui” )

Pursuant to the share transfer agreement dated 31 January 2021, 
the Group disposed of its total 100% equity interest in Suzhou 
Zhengrui to an independent third party for a consideration of 
RMB100,673,000. The consideration was determined by reference 
to the corresponding value of the equity interest disposed of.

37. �8
��¥�; �€�ƒ�•

�Þ�ë�×�…�•�n�®�!�Y�$�–�t
Ž�±���½�h�j

38. ��
/�•�n�®�!

(a) ��
/�—�Í�M�ò�M	��Ä�8�ï�•
�Þ�"�®�!�€�˜�—�Í�M�ò�M	��™�•

�ì�½�Ú�‚�‰�Z�g�Z�S�Ë�S�Ü�g�d�S

�Ú�Y�p�…�7�+�X�D�d�I
«� �2�þ��

�[�O�Æ611,493,000�©��
/�I�õ�—

�Í�M�ò�M	��<�p�Æ�Y 100%�š�S�¤

�ù�m�K�g�Ù�f�þ���‰
��ý�Ô��
/�p

�Æ�Y�´�Ð���=�>�›�f

(b) ��
/�=�È�M�•�Ä�8�ï�•�Þ�"
�®�!�€�˜�=�È�M�•�™�•

�ì�½�Ú�‚�‰�Z�g�Z�S�Ë�S�Ü�g�d�S

�Ú�Y�p�…�7�+�X�D�d�I
«� �2�þ��

�[�O�Æ100,673,000�©��
/�I�õ�=

�È�M�•�<�p�Æ�Y 100%�š�S�¤�ù�m

�g�Ù�f�þ���‰
��ý�Ô��
/�p�Æ�Y�´

�Ð���=�>�›�f
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38. ��
/�•�n�®�! �€�ƒ�•

(g) ��
/�/�È�9�M�@�Ä�8�ï�•�Þ
�"�®�!�€�˜�/�È�M�@�™�•

�ì�½�Ú�‚�‰�Z�g�Z�S�Ë�Z�Ü�Z�d�^

�Ú�Y�p�…�7�+�X�D�d�I
«� �2�þ��

�[�O�Æ10,000,000�©��
/�I�õ�/�È

�M�@�<�p�Æ�Y100%�š�S�¤�ù�m�K

�g�Ù�f�þ���‰
��ý�Ô��
/�p�Æ�Y�´

�Ð���=�>�›�f

(h) ��
/�M�ò�M�ƒ�€�†�^�•�Ä�8�ï
�•�Þ�"�®�!�€�˜�†�^�M�ƒ�™�•

�ì�½�Ú�‚�‰�Z�g�Z�S�Ë�S�Ü�g�d�S

�Ú�Y�p�…�7�+�X�D�d�I
«� �2�þ��

�[�O�Æ80,000,000�©��
/�I�õ�†�^

�M�ƒ�<�p�Æ�Y100%�š�S�¤�ù�m�K

�g�Ù�f�þ���‰
��ý�Ô��
/�p�Æ�Y�´

�Ð���=�>�›�f

(i) ��
/�M	��€�E�È�•�Ä�8�ï�•�Þ
�"�®�!�€�˜�E�È�M	��™�•

�ì�½�Ú�‚�‰�Z�g�Z�S�Ë�S�Ü�¬�Ú�Y

�p�…�7�+�X�D�d� I 
« �   �2 �þ � � � [

�O�Æ50,000,000�©��
/�I�õ�E�È�M

	��<�p�Æ�Y 100%�š�S�¤�ù�m�K�g

�Ù�f�þ���‰
��ý�Ô��
/�p�Æ�Y�´�Ð

���=�>�›�f

(j) ��
/�—�Í�M�ò�M�ñ�Ä�8�Þ�"
�®�!�€�˜�—�Í�M�ñ�™�•

�ì�½�p���Ô�D�¿�õ�Z�g�Z�S�Ë�S�Ü

�¬�Ú�L���˜�\���Ý�û�Z�Æ�d�—�Í�M

�ñ�Y
W�����I�_�[�O�Æ 10,000,000

� © � # � � � � � [ � O � Æ 3 9 9 , 2 0 0 , 0 0 0

�©� f �ù �m�K�g�Ù�X� . � ! � � � [ �O�Æ

199,600,000�©�¿�I
«� �X�.�!��

�[�O�Æ189,600,000�©�f�I
«� �õ

� — � Í � M � ñ � Y � p � Æ � _1 0 0 %� ¯ � Ç � �

50%�d�ò�I
«� �õ�ä���0���Á�—�Í

�M�ñ�Y
›�S�Æ�f���t�ø�*�‰�Å�…��


/�•�n�®�!�]�*�f

38. DISPOSAL OF SUBSIDIARIES (Continued)

(g) Disposal of Ganzhou Zhengbi Real Estate Development 
Co., Ltd. (“Ganzhou Zhengbi” )

Pursuant to the share transfer agreement dated 28 February 2021, 
the Group disposed of its total 100% equity interest in Ganzhou 
Zhengbi to an independent third party for a consideration of 
RMB10,000,000. The consideration was determined by reference 
to the corresponding value of the equity interest disposed of.

(h) Disposal of Zhenro Zhenghong (Putian) Real Estate 
Development Co., Ltd. (“Putian Zhenghong”)

Pursuant to the share transfer agreement dated 31 January 2021, 
the Group disposed of its total 100% equity interest in Putian 
Zhenghong to an independent third party for a consideration of 
RMB80,000,000. The consideration was determined by reference 
to the corresponding value of the equity interest disposed of.

(i) Disposal of Zhengtai (Fuzhou) Real Estate Development 
Co., Ltd. (“Fuzhou Zhengtai” )

Pursuant to the share transfer agreement dated 6 January 2021, 
the Group disposed of its total 100% equity interest in Fuzhou 
Zhengtai to an independent third party for a consideration of 
RMB50,000,000. The consideration was determined by reference 
to the corresponding value of the equity interest disposed of.

(j) Disposal of Changsha Zhenro Zhengmao Real Estate 
Co., Ltd. (“Changsha Zhengmao”)

Pursuant to the resolutions of the shareholders and amendments 
to the articles of association dated 6 January 2021, the registered 
capital of Changsha Zhengmao increased from RMB10,000,000 to 
RMB399,200,000. The additional capital of RMB199,600,000 was 
injected by an independent third party and the additional capital of 
RMB189,600,000 was injected by the Group. The Group’s equity 
interest in Changsha Zhengmao decreased from 100% to 50% and 
the Group lost control over Changsha Zhengmao thereafter. This 
transaction is accounted for as partial disposal of a subsidiary.
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38. DISPOSAL OF SUBSIDIARIES (Continued)

(k) Disposal of Zhenro Commercial Management Co., Ltd. 
(“Zhenro Commercial Management” )

On 18 May 2021, the board of directors of the Company approved 
that the Group disposed of its 99% equity interests in Zhenro 
Commercial Management to two purchasers (the “Purchasers”), 
each being a wholly-owned subsidiary of Zhenro Services Group 
Limited (“Zhenro Services”). The board of directors of the 
Company and the board of directors of Zhenro Services jointly 
announced on 19 May 2021 that the Purchasers and the Group 
entered into the sale and purchase agreement, pursuant to which 
the Purchasers have conditionally agreed to acquire, and the 
Group has conditionally agreed to dispose of, the equity interests 
in Zhenro Commercial Management for a total consideration of 
RMB891,000,000. On 29 June 2021, the Group disposed an 
aggregate of 99% interest in Zhenro Commercial Management 
to Zhenro Services. The fair values of the identifiable assets and 
liabilities of Zhenro Commercial Management as at 30 June 2021 
were evaluated by JLL. The Group is subject to adjustment of the 
consideration if conditions precedent, mainly net profit targets 
for the year ended 31 December 2021, are not fulfilled. As set out 
in the relevant agreement, the performance target of net profit is 
at least RMB60,000,000 for the year ended 31 December 2021. 
The fair value of the contingent consideration receivable was 
determined based on a valuation performed by JLL. According iormance target033 Tc 0 -1.4 Td
[a va fair value of the coby Ji -1.pAu0,gregate 2 have condiL%ltsmpany aal]TJ
0ceivable was 
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38. ��
/�•�n�®�! �€�ƒ�•

(m) ��
/�M�.�€�†�^�•�Ä�8�ï�•�Þ
�"�®�!�€�˜�†�^�M�.�™�•

�ì�½�Ú�‚�‰�Z�g�Z�S�Ë�V�Ü�d�Ú�Y

�p�…�7�+�X�D�d� I 
« �   �2 �þ � � � [

�O�Æ80,000,000�©��
/�I�õ�†�^�M

�.�<�p�Æ�Y 100%�š�S�¤�ù�m�K�g

�Ù�f�þ���‰
��ý�Ô��
/�p�Æ�Y�´�Ð

���=�>�›�f

(n) ��
/�Â�u�M�ò�M�ƒ�Ä�8�ï�•
�Þ�"�®�!�€�˜�Â�u�M�ƒ�™�•

�ì�½�Ú�‚�‰�Z�g�Z�S�Ë�^�Ü�g�Ú�Y

�p�…�7�+�X�D�d� I 
« �   �2 �þ � � � [

�O�Æ50,000,000�©��
/�I�õ�Â�u�M

�ƒ�<�p�Æ�Y 100%�š�S�¤�ù�m�K�g

�Ù�f�þ���‰
��ý�Ô��
/�p�Æ�Y�´�Ð

���=�>�›�f

(o) ��
/�M�ñ�€�;�•�•�Ä�8�ï�•�Þ
�"�®�!�€�˜�;�•�M�ñ�™�•

�ì�½�Ú�‚�‰�Z�g�Z�S�Ë�V�Ü�d�ž�Ú

�Y�p�…�7�+�X�D�d�I
«� �2�þ���[

�O�Æ1�©��
/�I�õ�;�•�M�ñ�<�p�Æ

�Y 75%�š�S�¤�ù�m�K�g�Ù�f�þ���‰


��ý�Ô��
/�p�Æ�Y�´�Ð���=�>�›�f

(p) ��
/�©�Y�€�=�È�•�†�8�M�#�Þ
�"�®�!�€�˜�=�È�©�Y�™�•

�ì�½�Ú�‚�‰�Z�g�Z�S�Ë�^�Ü�S�Ú�Y

�p�…�7�+�X�D�d� I 
« �   �2 �þ � � � [

�O�Æ20,430,000�©��
/�I�õ�=�È�©

�Y�<�p�Æ�Y100%�š�S�¤�ù�m�K�g

�Ù�f�þ���‰
��ý�Ô��
/�p�Æ�Y�´�Ð

���=�>�›�f

(q) ��
/�ò�ù�€�Â�u�•�Ä�8�ï�•�Þ
�"�®�!�€�˜�Â�u�ò�ù�™�•

�ì�½�Ú�‚�‰�Z�g�Z�S�Ë�^�Ü�S�Ú�Y

�p�…�7�+�X�D�d�I
«� �2�þ���[�O

�Æ3,469,000�©��
/�I�õ�Â�u�ò�ù

�<�p�Æ�Y95%�š�S�¤�ù�m�K�g�Ù�f

�þ���‰
��ý�Ô��
/�p�Æ�Y�´�Ð���=

�>�›�f

38. DISPOSAL OF SUBSIDIARIES (Continued)

(m) D isposa l  o f  Zheng feng  (Pu t ian )  Rea l  Es ta te 
Development Co., Ltd. (“Putian Zhengfeng”)

Pursuant to the share transfer agreement dated 10 July 2021, 
the Group disposed of its total 100% equity interest in Putian 
Zhengfeng to an independent third party for a consideration of 
RMB80,000,000. The consideration was determined by reference 
to the corresponding value of the equity interest disposed of.

(n) Disposal of Tianjin Zhenro Zhenghong Real Estate 
Development Co., Ltd. (“Tianjin Zhenghong”)

Pursuant to the share transfer agreement dated 3 August 2021, 
the Group disposed of its total 100% equity interest in Tianjin 
Zhenghong to an independent third party for a consideration of 
RMB50,000,000. The consideration was determined by reference 
to the corresponding value of the equity interest disposed of.

(o) D isposa l  o f  Zhengmao (P ingtan)  Real  Esta te 
Development Co., Ltd. (“Pingtan Zhengmao”)

Pursuant to the share transfer agreement dated 15 July 2021, 
the Group disposed of its total 75% equity interest in Pingtan 
Zhengmao to an independent third party for a consideration of 
RMB1. The consideration was determined by reference to the 
corresponding value of the equity interest disposed of.

(p) Disposal of Xuanyan (Suzhou) Enterprise Management 
Co., Ltd. (“Suzhou Xuanyan”)

Pursuant to the share transfer agreement dated 1 August 2021, 
the Group disposed of its total 100% equity interest in Suzhou 
Xuanyan to an independent third party for a consideration of 
RMB20,430,000. The consideration was determined by reference 
to the corresponding value of the equity interest disposed of.

(q) Disposal  o f  Rongchang (T ian j in)  Real  Estate 
Development Co., Ltd. (“Tianjin Rongchang”)

Pursuant to the share transfer agreement dated 1 August 2021, 
the Group disposed of its total 95% equity interest in Tianjin 
Rongchang to an independent third party for a consideration of 
RMB3,469,000. The consideration was determined by reference to 
the corresponding value of the equity interest disposed of.
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38. DISPOSAL OF SUBSIDIARIES (Continued)

�[�O�Æ�w�©

RMB’000

��
/�˜���*���=�j Net assets disposed of:
 �$�–�¿�$�–
����J  Cash and cash equivalents 6,386,536
 �a�"�S�$�–  Restricted cash 459,985
 �Š�ê�å�À�›  Pledged deposits 11,957
 
q�ø�Ð�×�›
°  Trade receivables 3,113
 �k�ù�›
°�e�I�ü�Ð�×�›
°�¿�I�ü���*  Prepayments, other receivables and other assets 963,544
 ���×�«�ü
°  Tax recoverable 589,264
 �Ð�×�ë�L�®�!�›
°  Due from related companies 3,643,173
 
š�ï�•�J�8  Properties under development 9,140,255
 �5�*��
/�Y�Š
��ˆ�J�8  Completed properties held for sale 3,099,307
 �õ�¥���†�8�¿�L���®�!�Y�³��  Investments in joint ventures and associates 30,525
 �J�8�e�@�Ò�¿�£�ê  Property, plant and equipment 5,537
 �Ì�–���*  Intangible assets 680
 �³���J�8  Investment properties 784,900
 �È�·�Ô
{�ü���*  Deferred tax assets 248,041
 
q�ø�Ð�ù�›
°�¿�Ð�ù�C�½  Trade and bills payables (2,285,256)
 �¥�Ò��
À  Contract liabilities (4,973,905)
 �I�ü�Ð�ù�›
°�¿�Ð��
l�\  Other payables and accruals (3,359,485)
 �È�·�ü
°��
À  Deferred tax liabilities (111,003)
 �Ð�ù�ü
°  Tax payables (485,859)
 ���¹�Õ���¿�I�ü�>�›  Interest-bearing bank and other borrowings (1,908,318)
 �Ð�ù�ë�L�®�!�›
°  Due to related companies (10,077,694)

2,165,297
�¢
›�p�Æ	B Non-controlling interests (300,414)

�����* Net assets 1,864,883
�7�a���Ô�5�(�±�ó�‰�L���®�!

 �¿�¥���†�8�Y�Æ	B

Transferred to interests held and classified as associates 
 and joint ventures (211,786)

��
/�•�n�®�!�Y�×	B Gain on disposal of subsidiaries 875,616

�ø�$�–�µ�ù Satisfied by cash 2,528,713

38. ��
/�•�n�®�! �€�ƒ�•
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38. DISPOSAL OF SUBSIDIARIES (Continued)

An analysis of the net inflow of cash and cash equivalents in respect of the 
disposal is as follows:

�[�O�Æ�w�©

RMB’000

�$�–�þ�� Cash consideration 2,528,713
��
/�Y�$�–�¿�$�–
����J Cash and cash equivalents disposed of (6,386,536)

�Þ�ë��
/�Y�$�–�¿�$�–
����J

 �t�����X

Net outflow of cash and cash equivalents in respect of 
 the disposal (3,857,823)

39. CONTINGENT LIABILITIES

At the end of the reporting period, contingent liabilities not provided for 
in the financial statements were as follows:

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�£�Õ���*���Y�Þ�ë
¬�š

 �I
«� �J�8
o�•�D��

 �Y�Ä�­

Guarantees given to banks in connection 
with facilities granted to purchasers of  
the Group’s properties (1) 34,711,305 32,161,269

�£�Õ���¿�I�ü�Ú�ô�*���Y

 �Þ�ë
¬�š�ë�L�®�!�¿

 �K�g�Ù�D���Y�Ä�­

Guarantees given to banks and other 
institutions in connection with facilities 
granted to related companies and third 
parties (2) 12,981,873 2,604,488

47,693,178 34,765,757

(1) The Group provided guarantees in respect of mortgage facilities granted by certain 

banks to the purchasers of the Group’s completed properties held for sale. Pursuant 

to the terms of the guarantee arrangements, in the case of default on mortgage 

payments by the purchasers, the Group is responsible for repaying the outstanding 

mortgage principals together with any accrued interest and penalties owed by the 

defaulted purchasers to those banks.

Under the above arrangement, the related properties were pledged to the banks as 

collateral for the mortgage loans, upon default on mortgage repayments by these 

purchasers, the banks are entitled to take over the legal titles and will realise the 

pledged properties through open auction.

38. ��
/�•�n�®�! �€�ƒ�•

�Þ�ë��
/�•�n�®�!�Y�$�–�¿�$�–
����J

�t�]���X�Y�±���½�h�j

39. �Ð�Í��
À
�õ���S�‚�K�d�J�õ	Ì
����Œ�«�a�ê�Y�Ð

�Í��
À�½�h�j

(1) �I
«� �1�ð�•�Õ���£�I
«� �5�*��
/�Š


� �ˆ �J�8
o�•
¬�� �Y�ê�å�D�� �d�6�Ä

�­�f�ì�½�Ä�­�Ä
°�Y
â�›�d�½
o�•�î�Þ

�2�g�ù�›�d�I
«� ���ª�£��
��Õ���µ�”

�J�µ�”�ê�å�I�–�¿�<�Ò
o�•�Ô�Þ�Y�‚��

�Ð���;�¹�¿�n�›�f

�ì�½�j���Ä
°�d�´�ë�J�8�Š�/�å�š��
�

�Õ���*�‰�ê�å
r�›�Y�ê�å�Ü�i�J��
�
o

�•�î�Þ�ê�å�”�›�d��
��Õ���Þ�Æ
Ÿ�M�Þ

�ë�,�›�8�Æ�d�(�À�@�®
š�é�-
Z�ê�å�J

�8�
�$�f
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41. RELATED PARTY TRANSACTIONS

(a) Significant related party transactions

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�¥���†�8�¿�L���®�!�¦�› Advances from joint ventures and 
associates 4,311,021 4,064,030

�µ�”�¥���†�8�¿�L���®�!�Y�¦�› Repayment of advances from joint 
ventures and associates 9,824,589 3,784,382


��š�¥���†�8�¿�L���®�!�Y�¦�› Advances to joint ventures and associates 12,152,730 18,095,475

�µ�”
��š�¥���†�8�¿�L���®�!

 �Y�¦�›

Repayment of advances to joint ventures 
and associates 5,902,074 16,578,064

�_�ð�^
›�p�p��
›�S�Y�®�!�d�6

 �Y�J�8�M�#�¿�M�#�T����
�

 �€�•
W�•

Property management and management 
consulting services from companies 
controlled by the ultimate controlling 
shareholders (note) 278,454 248,214

�ð�^
›�p�p��
›�S�Y�®�!�˜

 	a�–�×�]�€�•
W�•

Rental income to companies controlled by 
the ultimate controlling shareholders 
(note) 42,456 6,999

�‰�¥���†�8�¿�L���®�!�d�6

 �M�#�T����
��€�•
W�•

Management consulting services to joint 
ventures and associates (note) 82,536 138,674

�¥���†�8�¿�L���®�!�Y�;�¹�×�]

 �€�•
W�•

Interest income from joint ventures and 
associates (note) 76,741 54,559

Note: These transactions were carried out in accordance with the terms and 

conditions mutually agreed by the parties involved.

41. �ë�L�Ù�t�ø

(a) � �}�ë�L�Ù�t�ø

�•
W�j  ��
��t�ø�W�ì�½
��~�¢�Ù�•�•�X

�›�Y
â�›�¿
â�•
†���f
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41. �ë�L�Ù�t�ø �€�ƒ�•

(b) �~�ë�L�Ù�Y�I�ü�t�ø

(i) � õ � Z � g � Z � S � Ë � d � Z � Ü � g � d

� S � Ú � d � I 
 « �   � 1 � ¥ � � � † � 8

� ¿ � L � � � ® � ! � � 
 ¬ � ˜ � ‰ � p � [

�O�Æ5,642,873,000�©�Y�ð

� • � Õ � � � ¿ � I � ü 
 r � › � * � � � Ä

� ­� € � Z � g � Z � g � Ë � j � [ � O � Æ

2,604,488,000�©�•�f

(ii) � õ � Z � g � Z � S � Ë � d � Z � Ü � g � d

� S � Ú � d � I 
 « �   � Š � £ � M � ò � ®

	B 
? �– �6�€� ˜ �M �ò �® 	B 
? �–

�6 �™�•�Ï�›�[�O�Æ 10,000,000

� ©� € � Z � g � Z � g � Ë � j � [ � O � Æ

10,166,000�©�•�d��
?�–�6�Y

�è�+�‰
›�p�p���Y�a
W�•
Ä

�Ó�p�f

(iii) �õ�Z�g�Z�S�Ë�d�Z�Ü�g�d�S

� Ú � d � ð � ^ 
 › � p � p � � 
 › � S � Y

� ® � ! � 1 � I 
 « �   � ‰ � p � [ � O � Æ

258,000,000�©�Y�ð�• �Õ� �


 r � › �* � � �Ä�­ � f�€ �Z�g�Z�g

�Ë�j�Ì�•�f

(iv) �õ�Z�g�Z�S�Ë�d�Z�Ü�g�d�S

�Ú�d�I
«� �Š�£�ð�^
›�p�p

��
›�S�Y�®�!��
/�I�õ�M�ò


 �8�M�#�¥�• 99%�p�Æ�d�þ

� � �‰�[ �O�Æ891,000,000�©

�€�Z�g�Z�g�Ë�j�Ì�•�f

41. RELATED PARTY TRANSACTIONS (Continued)

(b) Other transactions with related parties

(i) As at 31 December 2021, the Group guaranteed certain 
bank and other loans made to joint ventures and associates of 
up to RMB5,642,873,000 (2020: RMB2,604,488,000).

(ii) As at 31 December 2021, the Group has donated up to 
RMB10,000,000 (2020: RMB10,166,000) to �M�ò�®	B
?
�–�6  (“Zhenro Foundation”), the director of which is a 
close family member of the Controlling Shareholders.

(iii) As at 31 December 2021, the companies controlled by the 
ultimate controlling shareholders have guaranteed certain 
of the Group’s bank loans amounting to RMB258,000,000 
(2020: nil).

(iv) As at 31 December 2021, the Group has disposed of its total 
99% equity interest in Zhenro Commercial Management 
to companies controlled by the ultimate controlling 
shareholders for a consideration of RMB891,000,000 (2020: 
nil).
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41. RELATED PARTY TRANSACTIONS (Continued)

(c) Outstanding balances with related parties

�Z�g�Z�S�Ë

�d�Z�Ü�g�d�S�Ú

�Z�g�Z�g�Ë

�d�Z�Ü�g�d�S�Ú

31 December
2021

31 December
2020

�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�Ð�×�ë�L�®�!�›
° Due from related companies
 �ð�^
›�p�p��
›�S�Y�¥���†�8�¿  Joint ventures and associates 13,233,656 7,877,339
 �L���®�!  Companies controlled by the ultimate 

  controlling shareholders – 3,486

13,233,656 7,880,825

�Ð�ù�ë�L�®�!�›
° Due to related companies
 �ð�^
›�p�p��
›�S�Y�¥���†�8�¿  Joint ventures and associates 6,925,178 13,778,086
 �L���®�!  Companies controlled by the ultimate 

  controlling shareholders 241,916 38,742

7,167,094 13,816,828

(d) Compensation of key management personnel of the 
Group

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�õ�‚�‡�p�E�; Short term employee benefits 28,523 34,726
�n�ü�–���Œ�6�›�¿�_�6�E�; Pension scheme contributions and  

social welfare 709 365

�Õ�ù�š�ô���M�#�[�p�Y�Z�G�<�X Total compensation paid to key 
management personnel 29,232 35,091

Further details of directors’ emoluments are included in note 8 to 
the financial statements.

41. �ë�L�Ù�t�ø �€�ƒ�•

(c) �~�ë�L�Ù�Y�J�ù
��q

(d) �I
«� �ô���M�#�[�p�Z�G  

�è�+�G�–�Y
†�S�É�	
‹�1�õ	Ì
���

�Œ�•
W8�f
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42. FINANCIAL INSTRUMENTS BY CATEGORY
The carrying amounts of each of the categories of financial instruments as 
at the end of the reporting period are as follows:

31 December 2021

Financial assets

�2�Å�V�Ó�I
�•�*�Y�–�D���*

Financial 
assets at 

amortised 
cost

�2�®�;�=���]
�&	B�Y�–�D���*

Financial 
assets at 

fair value
through 

profit or loss
�<��
Total

�[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�©
RMB’000 RMB’000 RMB’000

�2�®�;�=���]�&	B�Y�–�D���*
 �€�•
W 20�•

Financial assets at fair value through 
 profit or loss (note 20) – 652,254 652,254


q�ø�Ð�×�›
°�€�•
W 23�• Trade receivables (note 23) 768,412 – 768,412
���]�k�ù�›
°�e�I�ü�Ð�×�›
°�¿
 �I�ü���*�Y�–�D���*�€�•
W 24�•

Financial assets included in prepayments, 
 other receivables and other assets (note 24)17,525,040 – 17,525,040

�Ð�×�ë�L�®�!�›
°�€�•
W 41�• Due from related companies (note 41) 13,233,656 – 13,233,656
�a�"�S�$�–�€�•
W 25�• Restricted cash (note 25) 16,260,957 – 16,260,957
�Š�ê�å�À�›�€�•
W 25�• Pledged deposits (note 25) 8,132,400 – 8,132,400
�$�–�¿�$�–
����J�€�•
W 25�• Cash and cash equivalents (note 25) 14,727,132 – 14,727,132

70,647,597 652,254 71,299,851

Financial liabilities

�2�Å�V�Ó�I�•�*
�Y�–�D��
À

Financial liabilities 
at amortised cost

�[�O�Æ�w�©
RMB’000

	a�#��
À�€�•
W 15�• Lease liabilities (note 15) 115,547

q�ø�Ð�ù�›
°�¿�Ð�ù�C�½�€�•
W 26�• Trade and bills payables (note 26) 20,379,909
���]�I�ü�Ð�ù�›
°�¿�Ð��
l�\�Y
 �–�D��
À�€�•
W 27�•

Financial liabilities included in other payables and 
 accruals (note 27) 8,909,729

���¹�Õ���¿�I�ü�>�›�€�•
W 29�• Interest-bearing bank and other borrowings (note 29) 47,959,529
�´�‹�C�½�€�•
W 30�• Senior notes (note 30) 21,740,164
�®�!
À�N�€�•
W 31�• Corporate bonds (note 31) 4,438,850
�Ð�ù�ë�L�®�!�›
°�€�•
W 41�• Due to related companies (note 41) 7,167,094

110,710,822

42. �2�ó�9�Œ�±�Y�–�D�ˆ�H
�õ���S�‚�K�¢�ó�–�D�ˆ�H�Y�*�&�=�½�h�j

�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú

�–�D���*

�–�D��
À
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43. FAIR VALUE AND FAIR VALUE HIERARCHY OF 
FINANCIAL INSTRUMENTS

The carrying amounts and fair values of the Group’s financial instruments, 
other than those with carrying amounts that reasonably approximate to 
fair values, are as follows:

�*�&�= �®�;�=

Carrying amounts Fair values

�Z�g�Z�S�Ë �Z�g�Z�g�Ë �Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020 2021 2020
�[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000 RMB’000 RMB’000

�–�D���* Financial assets
�2�®�;�=���]�&	B�Y�–�D

 ���*

Financial assets at fair value through 
 profit or loss 652,254 938,067 652,254 938,067

�–�D��
À Financial liabilities
���¹�Õ���¿�I�ü�>�› Interest-bearing bank and 

 other borrowings 47,959,529 41,761,295 47,967,896 41,727,344
�®�!
À�N Corporate bonds 4,438,850 4,555,004 4,291,948 4,453,781
�´�‹�C�½ Senior notes 21,740,164 20,968,070 14,790,923 21,372,088

74,138,543 67,284,369 67,050,767 67,553,213

Management has assessed that the fair values of cash and cash equivalents, 
pledged deposits, restricted cash, trade receivables, trade and bills 
payables, financial assets included in prepayments, other receivables and 
other assets, financial liabilities included in other payables and accruals, 
and amounts due from/to related companies approximate to their carrying 
amounts largely due to the short term maturities of these instruments.

43. �–�D�ˆ�H�Y�®�;�=�¿�®�;�=
�4	t
	ð�*�&�=�~�®�;�=�¥�#�´�ð�Y�–�D�ˆ�H

�.�d�I
«� �–�D�ˆ�H�Y�*�&�=�¿�®�;�=

�½�h�j

�M�#�4�Š
Y���$�–�¿�$�–
����J�e�Š�ê

�å�À�›�e�a�"�S�$�–�e
q�ø�Ð�×�›
°�e


q�ø�Ð�ù�›
°�¿�Ð�ù�C�½�e���]�k�ù�›


°�e�I�ü�Ð�×�›
°�¿�I�ü���*�Y�–�D��

�*�e���]�I�ü�Ð�ù�›
°�¿�Ð��
l�\�Y�–

�D��
À�ø�¿�Ð�× �J �Ð�ù�ë�L�®�!�›
°�Y

�®�;�=�~�I�*�&�=�´�ð�d�ô���J�_�õ��


��ˆ�H�Y�Q�‚�‚�"�0�õ�f
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43. FAIR VALUE AND FAIR VALUE HIERARCHY OF 
FINANCIAL INSTRUMENTS (Continued)

The Group’s finance department headed by the finance manager is 
responsible for determining the policies and procedures for the fair value 
measurement of financial instruments. The finance manager reports 
directly to the chief financial officer. At each reporting date, the finance 
department analyses the movements in the values of financial instruments 
and determines the major inputs applied in the valuation. The valuation 
is reviewed and approved by the chief financial officer. The valuation 
results are discussed with the audit committee twice a year for interim 
and annual financial reporting.

The fair values of the financial assets and liabilities are included at 
the amount at which the instrument could be exchanged in a current 
transaction between willing parties, other than in a forced or liquidation 
sale. The following methods and assumptions were used to estimate the 
fair values:

The fair values of interest-bearing bank and other borrowings have 
been calculated by discounting the expected future cash flows using 
rates currently available for instruments with similar terms, credit risk 
and remaining maturities. The Group’s own non-performance risk for 
interest-bearing bank and other borrowings as at 31 December 2021 was 
assessed to be insignificant.

The fair values of senior notes and corporate bonds, excluding Zhenro 
Bond V, are based on market prices. The fair value of Zhenro Bond V has 
been calculated by discounting the expected future cash flows using rates 
currently available for instruments with similar terms, credit risk and 
remaining maturities.

The fair values of listed equity investments are based on quoted market 
prices. The fair value of unlisted fund investments is based on the market 
approach by reference to quoted market prices, maximising the use of 
observable market data where it is available.

43. �–�D�ˆ�H�Y�®�;�=�¿�®�;�=
�4	t �€�ƒ�•

�I
«� �Y�D���Å�˜�_	Ì
��¾�#
m�ï�d��

�ª�>�›�–�D�ˆ�H�®�;�=��
Ž�Y�A
��¿�û

�•�f	Ì
��¾�#�\
Ÿ�£	Ì
��<�9
Ò���f�õ

�¢���S�Ú�‚�d�D���Å�˜�±���–�D�ˆ�H��

�=�Y�

��(�Ô�›�Ð�\�õ���=�Y�ô��� i �]

�p�½�f���=�_	Ì
��<�9�2�è�¿�­�X�f�Ê

�Ë�1�•�‚�¿�Ë��	Ì
����S�~�2�è�‰�p�6

�Á���=
���
†���G�ã	À���f

�–�D���*�¿��
À�˜�®�;�=�ø���ˆ�H�õ��

�ô���Ò�¢�Ù�$�Û
†���˜�t�ø�€
v���Ð
ö�Q

�V
/	ð�.�•�•�˜�t�ø�–�X�]�*�f�ø�h�Ù�,

�¿	ÿ�£�W�\�õ�����®�;�=�j

���¹�Õ���¿�I�ü�>�›�Y�®�;�=�W�·�@
Z

�k�‚�J�8�$�–�t
Ž�2�$�Û���\�õ�H�ó�'


â�›�e�¦�\�,�ˆ�¿�q�h�”�›�‚�"�˜�ˆ�H

�Y�;��
†��
h�$���Q�f�I
«� �õ�Z�g�Z

�S�Ë�d�Z�Ü�g�d�S�Ú���Þ���¹�Õ���¿�I

�ü�>�›�˜�”�5�Ò�,�ˆ�—
Y�›�‰�(�”� �}�f

� ´ � ‹ �C�½�¿�®�! 
À�N�€�” � 
 �<�M�ò
À�N

V�•�Y�®�;�=�W�ì�½�9�����Q�f�M�ò
À�N

V�Y�®�;�=�W�·�@
Z�k�‚�J�8�$�–�t
Ž�2

�$�Û���\�õ�H�ó�'
â�›�e�¦�\�,�ˆ�¿�q

�h�”�›�‚�"�˜�ˆ�H�Y�;��
†��
h�$���Q�f

�j�9�p�I�³���Y�®�;�=�W�2�Ô���9����

�Q�f�¢�j�9
?�–�³���Y�®�;�=�W
��ý�Ô

���9���ì�½�9���,�ð�}�"���®�;�\���H

�À�9���p�½���Q�f
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43. FAIR VALUE AND FAIR VALUE HIERARCHY OF 
FINANCIAL INSTRUMENTS (Continued)

Fair value hierarchy

The following tables illustrate the fair value measurement hierarchy of 
the Group’s financial instruments:

Assets measured at fair value:

As at 31 December 2021

�4�\�ø�h�p�½��
Ž�˜�®�;�=

Fair value measurement using

�z�”�9��

�˜����

�€�K�S	t�•

Quoted prices
in active
markets
(Level 1)

� �}���H�À

�i�]�p�½

�€�K�Z	t�•

Significant
observable

inputs
(Level 2)

� �}�”���H�À

�i�]�p�½

�€�K�g	t�•

Significant
unobservable

inputs
(Level 3)

�<��

Total
�[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000 RMB’000 RMB’000

�2�®�;�=���]�&	B�Y�–�D���* Financial assets at fair value 
 through profit or loss 266,141 386,113 – 652,254

43. �–�D�ˆ�H�Y�®�;�=�¿�®�;�=
�4	t �€�ƒ�•

�®�;�=�4	t

�h�Œ�•�j�I
«� �–�D�ˆ�H�Y�®�;�=��
Ž

�4	t�j

�2�®�;�=��
Ž�Y���*�j

�õ�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú
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43. FAIR VALUE AND FAIR VALUE HIERARCHY OF 
FINANCIAL INSTRUMENTS (Continued)

Fair value hierarchy (Continued)

As at 31 December 2020

�4�\�ø�h�p�½��
Ž�˜�®�;�=

Fair value measurement using

�z�”�9��

�˜����

�€�K�S	t�•

Quoted prices
in active
markets
(Level 1)

� �}���H�À

�i�]�p�½

�€�K�Z	t�•

Significant
observable

inputs
(Level 2)

� �}�”���H�À

�i�]�p�½

�€�K�g	t�•

Significant
unobservable

inputs
(Level 3)

�<��

Total
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43. FAIR VALUE AND FAIR VALUE HIERARCHY OF 
FINANCIAL INSTRUMENTS (Continued)

Fair value hierarchy (Continued)

Liabilities for which fair values are disclosed:

As at 31 December 2021

�4�\�ø�h�p�½��
Ž�˜�®�;�=
Fair value measurement using

�z�”�9��
�˜����

�€�K�S	t�•

Quoted prices
in active
markets
(Level 1)

� �}���H�À
�i�]�p�½

�€�K�Z	t�•

Significant
observable

inputs
(Level 2)

� �}�”���H�À
�i�]�p�½

�€�K�g	t�•

Significant
unobservable

inputs
(Level 3)

�<��
Total

�[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�©
RMB’000 RMB’000 RMB’000 RMB’000

���¹�Õ���¿�I�ü�>�› Interest-bearing bank and 
 other borrowings – 47,967,896 – 47,967,896

�®�!
À�N Corporate bonds 3,255,860 1,036,088 – 4,291,948
�´�‹�C�½ Senior notes 14,790,923 – – 14,790,923

18,046,783 49,003,984 – 67,050,767

As at 31 December 2020

�4�\�ø�h�p�½��
Ž�˜�®�;�=
Fair value measurement using

�z�”�9��
�˜����

�€�K�S	t�•

Quoted prices
in active
markets
(Level 1)

� �}���H�À
�i�]�p�½

�€�K�Z	t�•

Significant
observable

inputs
(Level 2)

� �}�”���H�À
�i�]�p�½

�€�K�g	t�•

Significant
unobservable

inputs
(Level 3)

�<��
Total

�[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�©
RMB’000 RMB’000 RMB’000 RMB’000

���¹�Õ���¿�I�ü�>�› Interest-bearing bank and 
 other borrowings – 41,727,344 – 41,727,344

�®�!
À�N Corporate bonds 3,420,936 1,032,844 – 4,453,780
�´�‹�C�½ Senior notes 21,372,088 – – 21,372,088

24,793,024 42,760,188 – 67,553,212

43. �–�D�ˆ�H�Y�®�;�=�¿�®�;�=
�4	t �€�ƒ�•

�®�;�=�4	t �€�ƒ�•

�Þ�£�®�;�=�Y��
À�j

�õ�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú

�õ�Z�g�Z�g�Ë�d�Z�Ü�g�d�S�Ú
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44. FINANCIAL RISK MANAGEMENT OBJECTIVES 
AND POLICIES

The Group’s principal financial instruments mainly include cash and 
bank balances, trade receivables, and trade and other payables, which 
arise directly from its operations. The Group has other financial assets 
and liabilities such as interest-bearing bank and other borrowings, senior 
notes, corporate notes, financial instruments at fair value through profit 
or loss, amounts with related companies and other receivables. The main 
purpose of these financial instruments is to raise finance for the Group’s 
operations.

The main risks arising from the Group’s financial instruments are interest 
rate risk, foreign currency risk, credit risk and liquidity risk. Generally, 
the Group introduces conservative strategies on its risk management. The 
Group does not hold or issue derivative financial instruments for trading 
purposes. The board of directors reviews and agrees policies for managing 
each of these risks and they are summarised below.

(a) Interest rate risk

The Group’s exposure to risk for changes in market interest rates 
relates primarily to the Group’s bank and other borrowings as set 
out in note 30 to the financial statements. The Group does not 
use derivative financial instruments to hedge interest rate risk. 
The Group manages its interest cost using variable rate bank 
borrowings.

As at 31 December 2021, if the interest rate of bank borrowings 
had increased/decreased by 1% and all other variables held 
constant, the profit before tax for the year of the Group would have 
decreased/increased by approximately RMB77,894,000 (2020: 
RMB19,376,000).

44. 	Ì
��,�ˆ�M�#�f�z�¿�A
�

�I
«� �Y�ô���–�D�ˆ�H�ô���
�<�$�–�¿

�Õ��
��q�e
q�ø�Ð�×�›
°�ø�¿
q�ø�¿�I

�ü�Ð�ù�›
°�d��
��–�D�ˆ�H�ª�I�¾���þ

� \ 
 Ÿ � * � [ � f � I 
 « �   � ¹ � Þ � I � ü � – � D � � � *
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�C�½�e�†�8�C�½�e�2�®�;�=���]�&	B�Y

�–�D�ˆ�H�e�ë�L�®�!�›
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°�f��
��–�D�ˆ�H�Y�ô���f�Y�¯�õ�‰�I


«� �Y�6���D���f

�I
«� �–�D�ˆ�H�*�[�Y�ô���,�ˆ�‰�;��

�,�ˆ�e�.
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 � � � �Œ�•
W 30�Ô�1�Y�I 
«

� �Õ���¿�I�ü�>�›�Þ�ë�f�I
«� �(

� Ì �4 � \ � � � [ �– �D�ˆ �H�Á�Ù� ; � � � ,

�ˆ�f�I
«� �4�\	��¹�Õ���>�›�M�#

�I�;�¹�Ó�I�f

�õ�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú�d�J

�¯�Ô�Þ�I�ü�

Ž�j�5�”�
�Y
‹�1�h

�Õ���>�›�Y�;���j�º �J �h�% 1%�d

�Æ�I
«� �õ�I�Ë���Y	ð�ü�Ã�P�;
Z

�¯�Ç �J �#���Ò�[�O�Æ 77,894,000�©

�€�Z�g�Z�g�Ë�j�[�O�Æ 19,376,000

�©�•�f
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44. FINANCIAL RISK MANAGEMENT OBJECTIVES 
AND POLICIES (Continued)

(b) Foreign currency risk

The Group has transactional currency exposures. Such exposures 
arise from transactions by operating units in currencies other 
than the units’ functional currencies. In addition, the Group has 
currency exposures from its financial assets and senior notes.

The following table demonstrates the sensitivity at the end of 
the reporting period to a reasonably possible change in the US$ 
and RMB exchange rate, with all other variables held constant, 
of the Group’s profit before tax (due to changes in the fair values 
of monetary assets and liabilities) and the Group’s equity (due to 
changes in the fair value of forward currency contracts)

�Õ�©
Ò��

�j�º �J�€�h
{�•

	ð�ü�Ã�P�;

�#�� �J�€�¯�Ç�•

Increase/
(decrease) in

US$ rate

Increase/
(decrease) in 

profit before tax
% �[�O�Æ�w�©

% RMB’000

�Z�g�Z�S�Ë 2021
�J�[�O�Æ�3�Õ�©�7�® If the RMB weakens against US$ -5% (1,103,782)
�J�[�O�Æ�3�Õ�©�7
v If the RMB strengthens against US$ +5% 1,103,782

�Z�g�Z�g�Ë 2020
�J�[�O�Æ�3�Õ�©�7�® If the RMB weakens against US$ -5% (541,101)
�J�[�O�Æ�3�Õ�©�7
v If the RMB strengthens against US$ +5% 541,101
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44. FINANCIAL RISK MANAGEMENT OBJECTIVES 
AND POLICIES (Continued)

(c) Credit risk

The Group trades only with recognised and creditworthy third 
parties. It is the Group’s policy that all customers who wish to 
trade on credit terms are subject to credit verification procedures. 
In addition, receivable balances are monitored on an ongoing 
basis and the Group’s exposure to bad debts is not significant. For 
transactions that are not denominated in the functional currency of 
the relevant operating unit, the Group does not offer credit terms 
without the specific approval of the Head of Credit Control.

Maximum exposure and year-end staging

The tables below show the credit quality and the maximum 
exposure to credit risk based on the Group’s credit policy, which 
is mainly based on past due information unless other information 
is available without undue cost or effort, and year-end staging 
classification as at 31 December. The amounts presented are gross 
carrying amounts for financial assets.

As at 31 December 2021

12�H�Ü�k�‚

�¦
r�f�&

12-month 
ECLs

�Œ�‚�k�‚�¦
r�f�&

Lifetime ECLs

�K�S
 �l

Stage 1
�K�Z
 �l

Stage 2
�K�g
 �l

Stage 3

�
�ø�,

Simplified
approach

�<��

Total
�[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000 RMB’000 RMB’000 RMB’000


q�ø�Ð�×�›
° * Trade receivables* – – – 768,412 768,412
���]�k�ù�›
°�e�I�ü�Ð�×

 �›
°�¿�I�ü���*�Y

 �–�D���*

Financial assets included in 
 prepayments, other receivables and 
 other assets

 �Ñ �M
l **  – Normal** 17,525,040 – – – 17,525,040
�a�"�S�$�– Restricted cash 16,260,957 – – – 16,260,957
�Š�ê�å�À�› Pledged deposits 8,132,400 – – – 8,132,400
�$�–�¿�$�–
����J Cash and cash equivalents 14,727,132 – – – 14,727,132

56,645,529 – – 768,412 57,413,941
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44. FINANCIAL RISK MANAGEMENT OBJECTIVES 
AND POLICIES (Continued)

(c) Credit risk (Continued)

Maximum exposure and year-end staging (Continued)

As at 31 December 2020

12�H�Ü�k�‚

�¦
r�f�&

12-month 
ECLs

�Œ�‚�k�‚�¦
r�f�&

Lifetime ECLs

�K�S
 �l

Stage 1
�K�Z
 �l

Stage 2
�K�g
 �l

Stage 3

�
�ø�,

Simplified
approach

�<��

Total
�[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000 RMB’000 RMB’000 RMB’000


q�ø�Ð�×�›
° * Trade receivables* – – – 124,825 124,825
���]�k�ù�›
°�e�I�ü�Ð�×

 �›
°�¿�I�ü���*�Y

 �–�D���* �Ñ �M
l **

Financial assets included in 
 prepayments, other receivables 
 and other assets– Normal** 9,710,342 – – – 9,710,342

�a�"�S�$�– Restricted cash 6,884,988 – – – 6,884,988
�Š�ê�å�À�› Pledged deposits 609,573 – – – 609,573
�$�–�¿�$�–
����J Cash and cash equivalents 35,477,942 – – – 35,477,942

52,682,845 – – 124,825 52,807,670

* For trade receivables to which the Group applies the simplified approach 

for impairment, information based on the expected credit losses is disclosed 

in note 23 to the financial statements. There is no significant concentration 

of credit risk.

** The credit quality of the financial assets included in prepayments, other 

receivables and other assets is considered to be “normal” when they are not 

past due and there is no information indicating that the financial assets had 

a significant increase in credit risk since initial recognition.
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44. FINANCIAL RISK MANAGEMENT OBJECTIVES 
AND POLICIES (Continued)

(d) Liquidity risk

The Group’s objective is to maintain a balance between continuity 
of funding and flexibility through the use of interest-bearing bank 
and other borrowings, lease liabilities, corporate bonds, senior 
notes and proceeds from asset-backed securities. Cash flows are 
being closely monitored on an ongoing basis.

The maturity profile of the Group’s financial liabilities as at the 
end of the reporting period, based on the contractual undiscounted 
payments, is as follows:

�2���Ë

On demand

3�H�Ü�ø�«

Less than
3 months

3�� 12�H�Ü

3 to 12
months

1�Ë�ø�j

Over 
1 year

�<��

Total
�[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000 RMB’000 RMB’000 RMB’000

�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú 31 December 2021

���¹�Õ���¿

 �I�ü�>�›

Interest-bearing bank and 
 other borrowings – 5,961,160 22,671,414 25,439,621 54,072,195

�®�!
À�N Corporate bonds – – 2,417,160 2,741,981 5,159,141
�´�‹�C�½ Senior notes – 605,741 7,519,526 17,567,884 25,693,151
	a�#��
À Lease liabilities – 10,798 39,113 71,707 121,618

q�ø�Ð�ù�›
°�¿�Ð�ù�C�½ Trade and bills payables 20,379,909 – – – 20,379,909
���]�I�ü�Ð�ù�›
°�Y

 �–�D��
À

Financial liabilities included 
 in other payables 6,477,042 261,531 1,394,898 928,634 9,062,105

�Ð�ù�ë�L�®�!�›
° Due to related companies 6,848,309 322,267 – – 7,170,576

33,705,260 7,161,497 34,042,111 46,749,827 121,658,695
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44. FINANCIAL RISK MANAGEMENT OBJECTIVES 
AND POLICIES (Continued)

(d) Liquidity risk (Continued)

�2���Ë

On demand

3�H�Ü�ø�«

Less than
3 months

3�� 12�H�Ü

3 to 12
months

1�Ë�ø�j

Over 
1 year

�<��

Total
�[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000 RMB’000 RMB’000 RMB’000

�Z�g�Z�g�Ë�d�Z�Ü�g�d�S�Ú 31 December 2020
���¹�Õ���¿

 �I�ü�>�›

Interest-bearing bank and 
 other borrowings – 1,048,185 14,183,521 31,853,599 47,085,305

�®�!
À�N Corporate bonds – – 1,908,880 3,506,501 5,415,381
�´�‹�C�½ Senior notes – 659,383 4,808,506 19,143,953 24,611,842
	a�#��
À Lease liabilities – 14,475 43,471 54,425 112,371

q�ø�Ð�ù�›
°�¿�Ð�ù�C�½ Trade and bills payables 21,219,712 – – – 21,219,712
���]�I�ü�Ð�ù�›
°�Y

 �–�D��
À

Financial liabilities included 
 in other payables 6,565,604 236,139 154,341 3,000,935 9,957,019

�Ð�ù�ë�L�®�!�›
° Due to related companies 13,816,828 – – – 13,816,828

41,602,144 1,958,182 21,098,719 57,559,413 122,218,458

Please refer to Note 2.1 for analysis of going concern basis of 
preparation.
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44. FINANCIAL RISK MANAGEMENT OBJECTIVES 
AND POLICIES (Continued)

(e) Interest rate benchmark reform

As at 31 December 2021, the Group had certain interest-bearing 
bank borrowings denominated in United States dollars. The 
interest rates of these instruments are based on the LIBOR with 
a tenor of six months or twelve months, which will cease to be 
published after 30 June 2023. Replacement of the benchmark rates 
of these instruments from LIBOR to an RFR has yet to commence 
but it is expected that there will be renegotiations of terms in 
the future. During the transition, the Group is exposed to the 
following risks:

• Parties to the contract may not reach agreement in a timely 
manner as any changes to the contractual terms require the 
agreement of all parties to the contract

• Additional time may be needed for the parties to the 
contract to reach agreement as they may renegotiate terms 
which are not part of the interest rate benchmark reform (e.g., 
changing the credit spread of the bank borrowings due to 
changes in credit risk of the Group)

• The existing fallback clause included in the instruments may 
not be adequate to facilitate a transition to a suitable RFR

The Group will continue to monitor the development of the reform 
and take proactive measures for a smooth transition.
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44. FINANCIAL RISK MANAGEMENT OBJECTIVES 
AND POLICIES (Continued)

(e) Interest rate benchmark reform (Continued)

The information about financial instruments based on an interbank 
offered rate that has yet to transition to an alternative benchmark 
rate is as follows:

�¢���[�–�D��
À �{ �*�&�=

Non-derivative financial 
liabilities-carrying value

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

���¹�Õ���>�› Interest-bearing bank borrowings
�Ñ �Õ�©LIBOR – United States dollar LIBOR 1,457,355 1,021,823

(f) Capital management

The primary objectives of the Group’s capital management are to 
safeguard the Group’s ability to continue as a going concern and to 
maintain healthy capital ratios in order to support its business and 
maximise shareholders’ value.

The Group manages its capital structure and makes adjustments 
to it in light of changes in economic conditions. To maintain or 
adjust the capital structure, the Group may adjust the dividend 
payment to shareholders, return capital to shareholders or issue 
new shares.
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�¹�Þ�[�Ð�&�Æ	B�f�õ���S�‚�K
�Y���*��
À���½�h�j

44. FINANCIAL RISK MANAGEMENT OBJECTIVES 
AND POLICIES (Continued)

(f) Capital management (Continued)

The Group monitors capital using a gearing ratio, which is net 
debt divided by total capital plus net debt. The Group includes, 
within net debt, interest-bearing bank and other borrowings, senior 
notes, corporate bonds, trade and bills payables, other payables and 
accruals, lease liabilities and amounts due to related companies, 
less cash and cash equivalents. Capital includes equity attributable 
to the owners of the parent. The gearing ratios as at the end of the 
reporting periods were as follows:

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

�d�Z�Ü�g�d�S�Ú �d�Z�Ü�g�d�S�Ú

31 December 
2021

31 December 
2020

�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000


q�ø�Ð�ù�›
°�¿�Ð�ù�C�½ Trade and bills payables 20,379,909 21,219,712
�I�ü�Ð�ù�›
°�¿�Ð��
l�\ Other payables and accruals 8,909,729 9,667,455
���¹�Õ���¿

 �I�ü�>�›

Interest-bearing bank and other 
borrowings 47,959,529 41,761,295

�®�!
À�N Corporate bonds 4,438,850 4,555,004
�´�‹�C�½ Senior notes 21,740,164 20,968,070
	a�#��
À Lease liabilities 115,547 103,104
�Ð�ù�ë�L�®�!�›
° Due to related companies 7,167,094 13,816,828
�¯�j�$�–�¿�$�–
����J Less: Cash and cash equivalents (14,727,132) (35,477,942)


À
����X Net debt 95,983,690 76,613,526

�N�®�!�¹�Þ�[

 �Ð�&�Æ	B

Equity attributable to owners 
 of the parent 19,354,196 19,576,267

���I�¿
À
����X Capital and net debt 115,337,886 96,189,793

���*��
À�� Gearing ratio 83% 80%
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45. EVENTS AFTER THE REPORTING PERIOD

On 4 January 2022, the Company made an announcement in relation 
to the Company’s exercise of its option pursuant to the Terms and 
Conditions of the Perpetual Capital Securities II to redeem the Notes in 
full on 5 March 2022. On 18 February 2022, the Company announced 
to commence the Consent Solicitation with respect to the senior 
perpetual capital securities in amount of US$200,000,000 to postpone 
the redemption of the securities to 6 March 2023, to extend the first 
reset date of distribution rate to March 2023, and to make modifications 
to relevant indebtedness default event in order to waive any potential 
defaults. On 29 March 2022, the Company executed the supplemental 
trust deed to give effect to the revised proposed amendments. For details, 
please refer to the announcements of the Company dated 4 January 2022, 
18 February 2022, 21 February 2022, 4 March 2022, 7 March 2022, 13 
March 2022, 16 March 2022 and 29 March 2022.

On 21 February 2022, the Company announced to commence the 
Exchange Offer and Consent Solicitation with respect to 2022 Notes 
III, 2022 Notes IV, 2022 Notes V, 2022 Notes VI and 2022 Notes VII 
to extend the debt maturity profile and to waive any potential breaches 
that may arise as a result of the events described in the exchange offer 
and consent solicitation memorandum. In addition, the Company extend 
the debt maturity profile and waive any potential default with respect 
to 5.95% Senior Notes due March 2022, which were guaranteed by the 
Company, and issued by ZhenAn Glory Investment Limited, a Joint 
Venture of the Company.

45. ���S�‚���+
°
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â�›�¿
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„ �p�Ù�«�C
�½�f�õ�Z�g�Z�Z�Ë�Z�Ü�d�^�Ú�d�I�®
�!���1�•
š�–�X�‰ 200,000,000�Õ�©
�Y�´�‹�Q�ƒ���I�Ç�N�Y�•���D�Ë�d�ø

Z�Ù�«�Ç�N
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À
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45. ���S�‚���+
° �€�ƒ�•

�I�®�!�Š
Ÿ���t�l���Ò�¿�•���D�Ë
°
�h�•���D�Ë�Y�@���•���f�ª�ä�d�t�l
���Ò�¿�•���D�Ë�ê�™�}�Ô�1�Y���D�€
�5�Š� [ �Ö�f �1�Š�d� t � t � l �Y� t � l �C
�½�þ�
�d�t�l���Ò�¿�•���D�Ë�•�Š��
�Þ�Ö
Ÿ	v�¿�t�l�Y�t�l�C�½�Y�¥���ø
�5�Þ�[�Š�õ�Z�g�Z�Z�Ë�g�Ü�Z�d�X�Ú
�×�Q�G�\�Y�t�l�¿�•���þ���f�~�ä�•
�Û�d�I�®�!�ï���I�–�<�X 728,623,000
�Õ�©�Z�g�Z�g�Ë�Q�‚�Ë�¹ 8.0%�Y�´�‹
�C�½�€�˜�-�Õ�©�C�½�™�•�¿�I�–�<�X�[
�O�Æ1,589,980,000�©�Z�g�Z�g�Ë�Q�‚
�Ë�¹ 8.0%�Y�´�‹�C�½�€�˜�-�[�O�Æ�C
�½�™�•�d�
�<�‰�t�l�a�_ ZhenAn Glory 
Investment Limited�ï���Y�t�l�C�½�Y
43,000,000�Õ�©�´�‹�C�½�f�	
‹��
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�Z�,�Ë�C�½ II�e�Z�g�Z�,�Ë�C�½ III�e
�Z�g�Z�ž�Ë�C�½ I�e�Z�g�Z�¬�Ë�C�½ I
�¿�Z�g�Z�¬�Ë�C�½ II �•
š�•�É�•���D
�Ë�d�ø�L���•���C�½�ð�Ò�€�˜��
��•��
�C�½�ð�Ò�™�•�«�Á
›�S�Æ�
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�<�Ò�+�•
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�‚���<�Ò�Ð�<�Ò�+�•�f�I�®�!�Š
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��a�I�®�!�Ú�‚�‰�Z�g�Z�Z�Ë�g
�Ü�Z�d�ž�Ú�Y�®�S�f

45. EVENTS AFTER THE REPORTING PERIOD (Continued)

The Company has received requisite consents for the consent solicitations 
under the Exchange Offer and Consent Solicitation. As such, the proposed 
waivers as set forth in the exchange offer and consent solicitation 
memorandum have become effective. With respect to the Exchange Notes 
submitted for exchange, eligible holders of the Exchange Notes validly 
accepted and exchanged in the Exchange Offer and Consent Solicitation 
received the applicable exchange and consent consideration on 29 March 
2022. At the same time, the Company issued US$728,623,000 in 
aggregate principal amount of 8.0% senior notes due 2023 (the “New 
USD Notes”) and RMB1,589,980,000 in aggregate principal amount 
of 8.0% senior notes due 2023 (the “New RMB Notes”), including 
US$43,000,000 of senior notes in exchange of the Exchange Notes 
originally issued by ZhenAn Glory Investment Limited. For details, 
please refer to the announcements of the Company dated 21 February 
2022, 4 March 2022, 13 March 2022, 14 March 2022, 21 March 2022, 
29 March 2022 and 30 March 2022.

On 21 February 2022, the Company announced to commence the 
Concurrent Consent Solicitation with respect to the 2023 Notes II, 
2023 Notes III, 2024 Notes I, 2024 Notes II, 2024 Notes III, 2025 
Notes I, 2026 Notes I and 2026 Notes II to amend the definition of 
change of control and the events of default provision in the consent notes 
indentures (the “Consent Notes Indentures”) to carve out any default or 
event of default in respect of each Series of Notes as a result of a default or 
event of default occurring under the conditions set forth in the Consent 
Solicitation Statement. The Company has received requisite consents 
for the consent solicitations under the Concurrent Consent Solicitation. 
As such, the proposed waivers as set forth in the consent solicitation 
statement have become effective. On 29 March 2022, the Company 
has paid the concurrent consent fee. For details, please refer to the 
announcements of the Company dated 21 February 2022, 7 March 2022, 
13 March 2022 and 29 March 2022.

On 25 March 2022, the Group disposed of its total 51% equity interest 
in Zhenglong (Foshan) Real Estate Development Co., Ltd. to an 
independent third party for a consideration of RMB155,623,950. For 
details, please refer to the announcement of the Company dated 25 March 
2022.
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46. STATEMENT OF FINANCIAL POSITION OF THE 
COMPANY

Information about the statement of financial position of the Company at 
the end of the reporting period is as follows:

�Z�g�Z�S�Ë �Z�g�Z�g�Ë

2021 2020
�[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000

�¢�t
����* NON-CURRENT ASSETS
�õ�¥���†�8�Y�³�� Investments in joint ventures 1 –
�J�8�e�@�Ò�¿�£�ê Property, plant and equipment 1,591 3,703

�¢�t
����*�<�X Total non-current assets 1,592 3,703

�t
����* CURRENT ASSETS
�$�–�¿�$�–
����J Cash and cash equivalents 574,302 633,958
�k�ù�›
°�e�I�ü�Ð�×�›
°�¿�I�ü���* Prepayments, other receivables and other assets 46,381 15,100
�Ð�×�•�n�®�!�›
° Due from subsidiaries 27,369,072 27,349,212

�t
����*�<�= Total current assets 27,989,755 27,998,270

�t
���
À CURRENT LIABILITIES
���¹�Õ���¿�I�ü�>�› Interest-bearing bank and other borrowings 2,230,178 545,747
�I�ü�Ð�ù�›
°�¿�Ð��
l�\ Other payables and accruals 29,281 22,702
�Ð�ù�•�n�®�!�›
° Due to subsidiaries 2,891,634 1,298,150
�´�‹�C�½ Senior notes 6,707,434 5,200,430

�t
���
À�<�X Total current liabilities 11,858,527 7,067,029

�t
����*���= NET CURRENT ASSETS 16,131,228 20,931,241

�<���*�¯�t
�

 ��
À

TOTAL ASSETS LESS CURRENT 
LIABILITIES 16,132,820 20,934,944

�¢�t
���
À NON-CURRENT LIABILITIES
���¹�Õ���¿�I�ü�>�› Interest-bearing bank and other borrowings – 1,366,576
�´�‹�C�½ Senior notes 15,355,543 15,788,238

�¢�t
���
À�<�X Total non-current liabilities 15,355,543 17,154,814

�����* Net assets 777,277 3,780,130

�Æ	B EQUITY
�p�I Share capital 282 282
�·�ê Reserves (638,749) 2,361,141
�Q�ƒ���I�Ç�N Perpetual capital securities 1,415,744 1,418,707

�Æ	B�<�X Total equity 777,277 3,780,130

46. �I�®�!	Ì
��K�1�Œ

�õ���S�‚�K�d�Þ�ë�I�®�!	Ì
��K�1�Œ
�Y���Ø�½�h�j



� Ë � �   Annual Report  2021 327

	 Ì 
 � � � �Œ�• 
W
Notes to Financial Statements
�Z�g�Z�S�Ë�d�Z�Ü�g�d�S�Ú
31 December 2021



328 � M � ò � ® � * 
 « �   � Þ � " � ® � !  Zhenro Properties Group Limited

�ž �Ë	 Ì 
 � �? � �
Five Years’ Financial Summary
 

�Ú���d�Z�Ü�g�d�S�Ú�ß�Ë��

Year ended 31 December

�Z�g�Z�S�Ë �Z�g�Z�g�Ë �Z�g�S�X�Ë �Z�g�S�^�Ë �Z�g�S�V�Ë

2021 2020 2019 2018 2017
�[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000 RMB’000 RMB’000 RMB’000

�×	B Revenue 36,992,368 36,126,089 32,557,660 26,453,106 19,995,061
�Ë�«�P�; Profit for the year 1,195,513 3,558,934 3,093,984 2,232,537 1,521,394

�N�®�!�¹�Þ�[ Profit for the year
 �Ð�&�Ë�«�P�;  attributable to owners

 of the parent 809,005 2,650,744 2,506,405 2,120,734 1,408,876

�õ�d�Z�Ü�g�d�S�Ú

As at 31 December

�Z�g�Z�S�Ë �Z�g�Z�g�Ë �Z�g�S�X�Ë �Z�g�S�^�Ë �Z�g�S�V�Ë

2021 2020 2019 2018 2017
�[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�© �[�O�Æ�w�©

RMB’000 RMB’000 RMB’000 RMB’000 RMB’000

�¢�t
����* Non-current assets 27,030,605 22,145,787 17,701,352 14,754,924 11,421,656
�t
����* Current assets 226,811,001 199,239,714 151,517,858 126,643,583 95,000,014
���*�<�X Total assets 253,841,606 221,385,501 169,219,210 141,398,507 106,421,670

�¢�t
���
À Non-current liabilities 41,365,530 51,523,998 41,713,271 26,637,657 19,647,177
�t
���
À Current liabilities 171,533,565 132,258,549 96,445,950 90,281,849 74,550,192
��
À�<�X Total liabilities 212,899,095 183,782,547 138,159,221 116,919,506 94,197,369

�Æ	B�<�X Total equity 40,942,511 37,602,954 31,059,989 24,479,001 12,224,301
�N�®�!�¹�Þ�[ Total equity attributable to
 �Ð�&�Æ	B�<�X  owners of the parent 19,354,196 19,576,267 16,396,527 13,528,968 8,178,784
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