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CHAIRMAN'S STATEMENT
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BUSINESS REVIEW

In the first half of 2020, Top Spring International Holdings Limited (“Top
Spring”, or the “Company”, together with its subsidiaries, collectively the
“Group”, “we" or “us”) recorded an aggregate of pre-sales of properties
and car park units of approximately HK$33.6 million (corresponding period
of 2019: HK$76 million), pre-sold saleable gross floor area (“GFA") of 2,176
square metres (“sg.m.”) (corresponding period of 2019: 5,073 sq.m.) and gross
profit margin of the recognised sales of 43.6% (corresponding period of 2019:
40.6%).

In the first half of 2020, the Group’s rental income from investment properties
was approximately HK$101.8 million (corresponding period of 2019: HK$135.3
million), representing a decrease of approximately 24.8%. As at 30 June
2020, the overall occupancy rate of the Group's investment properties was
approximately 85.4%. As at 30 June 2020, the total leasable GFA of the
operating investment property portfolio was approximately 244,874 sq.m.. As
at 30 June 2020, taking into account the projects that have been completed
but yet to operate or to be developed/modified in the next one to two years,
the estimated total leasable GFA of the Group’s investment property portfolio
will reach approximately 301,683 sg.m.. Its fair value was approximately
HK$8.04 billion as at 30 June 2020, representing approximately 32.8% of the
Group’s total asset value. In addition, as at 30 June 2020, the accumulated
total area of properties managed by the Group amounted to approximately
12,870,000 sg.m., of which approximately 7,930,000 sq.m. property area was
not developed by the Group and approximately 240,000 sg.m. was commercial
property management projects. Currently, one of the property companies
of the Group ranked 60th in the “Top 100 Property Service Companies in
China” for five consecutive years from 2016 to 2020 with its scale of property
management expanding year on year.

As at 30 June 2020, the land bank (i.e. the net saleable/leasable GFA) of 22
projects of the Group was approximately 516,132 sg.m.. In terms of land bank
strategy, the Group will primarily focus on the Greater Bay Area and the first-
tier cities in the People’s Republic of China (the “PRC” or “China”), such as
Shenzhen, Shanghai and Hong Kong.
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BUSINESS ANALYSIS

Global economy was exposed to massive pressure and challenges due to the
impacts of the outbreak of COVID-19 in the first half of 2020, and real estate
market was hit harder. In particular, an apparent shrinkage in real estate market
was seen for the first quarter of 2020 caused by the outbreak of COVID-19,
leading to a short-term lag of cash inflow of property developers. Acceleration
of industry differentiation and more intense concentration have sped up the
elimination of small-scale property developers who have relatively low resilience.
Under the impacts of the outbreak of COVID-19, the PRC government has
determinedly maintained the position of “housing for accommodation, not
speculative trade”, and real estate has not been regarded as a short-term
economic stimulus. To minimise the impacts of the outbreak of COVID-19,
flexibility has been given to local governments in policies implementation
subject to the condition of each city, but restrictions on property purchase
and mortgage shall not be relaxed for promoting steady development of real
estate market. With global uncertainty related to the outbreak of COVID-19,
the massive impacts on the global economy will continue to evolve, perplexing
landscape in the world will significantly surge the number of external risks and
challenges as well as place pressure on domestic economic recovery.

Based on our close monitoring of and anticipatory deliberations on current
economic conditions, we have persisted in the strategy of prudent progress
and adopted a number of effective operational measures to minimise the
impacts of the outbreak of COVID-19, the Group has not been hit hard so far.
With the launch of various operational initiatives and the development of new
projects coupled with the marketing of one project in each of Hong Kong and
Shenzhen, respectively, in the second half of 2020, we expect our profitability
will pick up from 2020 onwards.

Our project development in China has been focusing on establishing urban
industrial communities, in particular new projects and aging projects in core
cities across the Guangdong-Hong Kong-Macau Greater Bay Area. South
part of the Buji Project in Shenzhen has fulfilled the criteria for transforming
into residential use (social security housing for talents) set out in the “Interim
Provisions of Shenzhen Municipality on Implementing Housing System Reform
to Accelerate Housing Land Supply” issued this year, planning of education
facilities and transportation infrastructure for this project is well underway,
the proposed application of admission of the project to the implementation
programme of social security housing for talents in 2021 will be submitted,
a substantial revenue is expected to be brought to the Group in the event of
successful admission of the project to the programme. Project listing for Dalang
in Longhua District, Shenzhen under the urban regeneration programme is
expected to complete in 2021.
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We have been actively driving the progress of our development projects in
Mainland China according to our plans. Upper Residence Topspring, a high-
end residential project with a GFA of approximately 73,000 sq.m., is scheduled
for pre-sale in the third quarter of 2020; Topspring International Mansion with
a GFA of approximately 107,000 sg.m. is scheduled for pre-sale in the second
quarter of 2021; and Jianshang Commercial Building with a GFA of 21,000
sg.m. is scheduled for pre-sale in the second quarter of 2021.

Our projects in Hong Kong have also reported sound progress. The Kowloon
Tong Waterloo Road Project, located in a traditional high-end residential area
and a much coveted school net with a GFA of approximately 86,000 sq.ft., is
scheduled for pre-sale in the fourth quarter of 2020; the negotiation of land
premium payment arrangement with the government for Yuen Long Shap Pat
Heung Road Project with a GFA of approximately 245,000 sq.ft. is underway;
the negotiation of land premium payment arrangement with the government
for the Yuen Long Tai Tong Road Project with a GFA of approximately 37,000
sg.ft. is underway; the Sheung Shui Ma Sik Road Project (with a site area of
approximately 103,000 sq.ft.) has received approval from the Town Planning
Board for development into low-density residential units; the Yuen Long Tong
Yan San Tsuen Project (with a site area of approximately 119,000 sq.ft.) is
an agricultural land site for which the Group is currently engaged in active
negotiations with the government in relation to its proposed participation
in the land sharing scheme, which is expected to hold out better prospects
for development. The Group has also been working actively through various
channels to identify opportunities for investment in premium projects, with a
view to ensuring continuous investment and development in the Hong Kong
market.
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In connection with commercial and properties management, our commercial
company was named among the top 100 commercial real estate enterprises
in China; our property company was ranked 60th among the “2020 China
Top 100 Property Service Companies”. Among the 86 projects managed
by the Group, 4 of them were awarded the title of “Provincial Excellence
Demonstration Community under Property Management” and 5 of them
were awarded the title of “City Excellent Demonstration Community under
Property Management”. The Company was titled the “Guangdong Provincial
Enterprise of Observing Contract and Valuing Credit” for three consecutive
years. During the outbreak of COVID-19 in the first half of 2020, our property
company received wide positive press coverage on our preventive measures
against COVID-19 in a timely manner an our quality property services against
COVID-19, and our project in Shenzhen was listed by certain newspapers as
one of the five exemplary communities in terms of COVID-19 prevention. In the
meantime, we continued to explore opportunities and report positive results
in relation to the development of asset-light licensing, commercial properties,
office properties, residential properties, municipal services properties, aviation
properties, property management services for primary, secondary and tertiary
education institutions in 2020. In the future, we will actively expand our
property management business in terms of the number of projects and area
managed, looking to a spin-off listing as and when appropriate.

In connection with our education products and education services business, we
have established a joint venture with the operator of “Creative Kindergarten”
and “Creative Day Nursery”, a renowned kindergarten and nursery group
in Hong Kong, in an active move to respond adverse macro-economic
environment brought about by the outbreak of COVID-19, accommodating the
materials and activities of “Suspending Classes without Suspending Learning”
launched for the schools we serve. In addition, we have developed an “Online
+ Offline” platform for sales of education products and services and organised
“Online Outlet” activity, providing services to schools and parents. For the
business development in the Guangdong-Hong Kong-Macau Greater Bay
Area, we strive to enhance our service quality and capability by implementing
education projects in asset-light model in China.



ITRBES
CHAIRMAN'’S STATEMENT

RIRRE
BEBRSEEAXEE -
W NRRRS

HEBARZD

BEERNERRRBEMBEERS  LFED

Ei?ﬁﬁ'\]l?_uﬁZ*’ZOW@GDP%@TE S AR
11 EExT BADOK7,0008 A 20204 £
FF 7%7*:”*?<< BRANERERREME)S
Ko ARRE-—SUZHTELE S BEZFEBR
RNERER - FEAREIT - FEBITRE
EEERZEY FHEBELFEEEREZEY
BRINEER B EM(EReRmEZFES
BAERERNER)UMASRIIFESR

7(/“ BENE RABERNERERRE

PR MBI R B SR S BIER - BRI
Tmﬁ%llﬁjif)ﬁiaﬁiﬁ B B R R IR AR
ERENTEREBRES T  KERDEHE
HEZ2ER  "BHNBRNEREIMERER
ERREED -

BERAE RO T A R I E R EESIE

NZRERE A o BT INRIT & B F 40K
BIFTBIRELHT - AR EBRRLBRRBHA
A 2EBMRORMEIRD - 2RBAE
EESZHET - RIITRMANERB TS S
ERREE  XESETHIREIEREIER
PRIES ERER - BMNEDRIESKE
BV IR AL EEEERNEEZOSIZE
ER  TEEERTHAERER - REEE
B EGERRABRKARES  SOKRE
ﬁ/%/ij(/%lﬂiﬂﬁ%mgé)i:ﬁ‘r@:?é °

TOP SPRING INTERNATIONAL HOLDINGS LIMITED 9
INTERIM REPORT 2020

FUTURE OUTLOOK

Consistently focusing on the Guangdong-Hong Kong-Macau
Greater Bay Area (the “Greater Bay Area”) by grasping
development opportunities within core cities in the Greater
Bay Area

The Greater Bay Area is one of the most business friendly areas with most
economic vitality in China. In 2019, the gross domestic product (“GDP") of
the Greater Bay Area was in excess of RMB11 trillion with total population of
over 70 million. In the first half of 2020, the Central Government of China
further introduced policies on different aspects to bolster the development
of the Greater Bay Area with an aim to work out the “Outline Development
Plan for the Guangdong-Hong Kong-Macao Greater Bay Area”. The issuance
of the “Opinion on Providing Financial Support for the Development of the
Guangdong-Hong Kong-Macao Greater Bay Area” jointly by the People’s Bank
of China, the China Banking and Insurance Regulatory Commission, the China
Securities Regulatory Commission and the State Administration of Foreign
Exchange was intended to offer greater financial support to the development
of the Greater Bay Area and enhance the Greater Bay Area’s supporting and
leading role in China’s economic development and opening up. Against the
new development backdrop of the macro-circular economy as the fortress
flanked by mutual facilitation of dual circular domestic and international models
promoted by the Central Government, the Greater Bay Area will also play an
important role in positive interaction between internal circular system and
external circular system.

The core cities and regions in Greater Bay Area are the leaders of the
development of the Greater Bay Area. Guangzhou leads the innovation of
digital economy, becoming a pilot city in the Greater Bay Area for circulation
of digital elements, a strategic place of digital core technology in China and a
benchmark of global digital industrial reform. Shenzhen vigorously unleashes
development potential of the strength of the society by supporting the
establishment of the Greater Bay Area and the Pioneering Demonstration Zone
for Socialism with Chinese Characteristics, allowing market players in all sectors
to boost their vitality and their performance. Nansha District in Guangzhou is
the geometric center of the Greater Bay Area, it serves as the core engine of
the Greater Bay Area to establish itself as a demonstration zone of all-round
cooperation among Guangdong, Hong Kong and Macao. Dongguan Binhaiwan
Bay Area becomes an investment attraction in such favourable conditions,
endeavouring to develop itself as a platform of the Greater Bay Area for
synergistic development.
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The Group will seize the historic opportunities presented by the development
of the Greater Bay Area with intensive effort. By fully taking the advantages
of focusing on the core cities, such as Hong Kong, Shenzhen, Guangzhou
(particularly Nansha District, Panyu District) and Dongguan, the Group will
endeavour to explore opportunities for urban industrial community projects
and premium land parcels on a highly selective basis as well as planning and
creating large-scale urban industrial community projects integrating industry,
commerce and residence with all-round resources. On the other hand, the
focus is on opportunities of urban renewal and reform projects in Shenzhen
and Guangzhou. It is expected that favourable outcomes are coming on stream
in 2021.

Maintaining and moderately expanding the portfolio of
properties for rent with steady growth

The Group is of the view that it is imperative to maintain rental income with
steady growth. The Group looks forward to achieving higher growth in rental
income by expanding the portfolio of premium properties held as investment.
In the meantime, the Group will also actively develop the light-asset business
model of sub-leasing, namely, to rent entire blocks of selected quality
properties with good potential at lower fixed prices and then sub-lease their
units at a premium after upgrading such properties with the Group’s superior
resources for commercial operations, with the aim of unleashing higher profit
returns through the model of light-asset operation coupled with value-added
management.
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MANAGEMENT DISCUSSION AND ANALYSIS
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Project and Type of Project

REVIEW OF BUSINESS FOR THE SIX MONTHS ENDED
30 JUNE 2020

(1) Pre-sales

For the six months ended 30 June 2020, the Group recorded an
aggregate of pre-sales of properties and car park units of approximately
HK$33.6 million (of which approximately HK$30.8 million was from pre-
sales of properties), representing a decrease of approximately 55.7% over
the corresponding period of 2019. The Group’s total pre-sold GFA was
approximately 2,176 sg.m., representing a decrease of approximately
57.1% from approximately 5,073 sg.m. for the six months ended 30
June 2019. The average selling price (“ASP”) of the Group’s pre-sales of
properties for the six months ended 30 June 2020 was approximately
HK$14,154.4 per sq.m. (for the six months ended 30 June 2019:
approximately HK$13,384.6 per sq.m.). In addition, the Group recorded
pre-sales of car park units of approximately HK$2.8 million from 22 car
park units for the six months ended 30 June 2020.

A breakdown of the total pre-sales of the Group during the six months
ended 30 June 2020 is set out as follows:

EHEREER BE
Pre-sold GFA Pre-sales ASP
FK J A T
sg.m. HK$/sg.m.

REVHEHR

Pre-sales

XE#E  Tianjin KBRS Tianjin Le Leman City

—fE= — residential 2,176 100.0 30.8 100.0 14,154.4
BREFENHA

Number of pre-sold HETHERE
Project car park units Pre-sales Pre-sales ASP
e BT wIt,/ @
unit illi HK$/unit
B5  Nanjing K5 —FR  The Sunny Land - Nanjing 14 63.6 18 64.3 128,571.4
% Nanjing KFEX—BR  The Spring Land - Nanjing 8 36.4 1.0 35.7 125,000.0
5t Total 22 100.0 2.8 100.0 127,272.7
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Project and type of project

(2) Projects delivered and booked for the six months ended

30 June 2020

For the six months ended 30 June 2020, the Group’s property
development business in Tianjin and Changzhou achieved revenue from
sale of properties (excluding sale of car park units) of approximately
HK$41.9 million with saleable GFA of approximately 3,072 sq.m. being
recognised, representing an increase of approximately 466.2% and
200.3%, respectively, as compared with the corresponding period
of 2019. The recognised ASP of the Group’s sale of properties was
approximately HK$13,639.3 per sq.m. for the six months ended 30 June
2020 (for the six months ended 30 June 2019: approximately HK$7,233.6
per sq.m.). The approximately 88.6% increase in the recognised ASP
was primarily due to the fact that a significant proportion of recognised
sale of properties (excluding sale of car park units) was contributed
by the Group’s residential projects in Changzhou and Tianjin, which
have a relatively higher ASP as compared with the other projects in the
corresponding period of 2019.

For the six months ended 30 June 2020, the Group delivered and
recognised sale of car park units of approximately HK$2.2 million from
the sale of 20 car park units.

Details of sale of properties recognised by the Group during the six
months ended 30 June 2020 are listed below:

EPN 2®a
AHE
BEERE
Saleable GFA

MRKHE BR2
Sale of FHEE
properties Recognised
booked recognised ASP
FH K BEAT VWA P
sg.m. HK$ million HK$/sg.m.

XZE  Tianjin REFREH Tianjin Le Leman City

- % - residential 2,366 312 13,186.8
®M  Changzhou BMHESE Changzhou Fashion Mark

- = - residential 706 10.7 15,155.8
Fahy Total 3,072 41.9 13,639.3

Project

E AR (2831
FEUHE FEUNE E2RR
Number of Sale of FHER
carpark  car park units Recognised
units booked recognised ASP
1l ABET BT/ 8
unit HK$ million HK$/unit

EEN Nanjing IKEH S — R The Sunny Land - Nanjing 11 12 109,090.9
EEN Nanjing KEER-BER The Spring Land - Nanjing 9 1.0 111,111
st Total 20 2.2 110,000.0
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B) REVX (BREIEABELEN (3) Investment properties (inclusive of investment properties

REWE)
RBEBSRENWEIN AEE T H
FH 5 78 HA R EL AL A AR B A b Y K
X —FI - BINEEHS BEHKEE
Ehb - MMNEREERD - RIIKETE
#REKSZEE  DESBHLEAR
FEERAREREMBELSUIRNE
BHNEREEREIERNIREYEMAS (£
TRERYES dERAEPL  TEH
EBRERNABRESM) HRZTZF
FRAA=ZTH AEBEEEMENBER
B 1E 49 46,350,900,00078 JT » 1k K £
BEEHAELY259% AEBIREMEM
AR HEBEEMENRF244,874F
KeBE-ZZ-_ZTFNA=ZTHILANE
A - AEBESSEREMELAABEERE
#9114,500,0008 70 (BHE2=T —NF A~
A=+H1EEA : Kz 458,800,000 %
TT) °

AEESREEENERBTEMN BB
EHmMEBEER MEHERBELPERES
FKERZBOHEIRKERPL - A&EH
WS KA F HF P BB AEEREAIE
BEE AEEEZSNEENHEF (B
BEZEMERE  EHEEREER A4
BERENRESRERNIELBELZR) R R
HREABENHYNEAR R_T_F
FRAZTH ZEMEENHBEF(EEBE
HEZEMBLHE—REMETHER
EETMERBE10.0%) THEHENEEmE
HARBEELSTFHNEREMENTRER
BEMRBELNIS3% (RZTE—NF+=A
=+—H:#353%) °

classified as held for sale)

In addition to the sale of properties developed by the Group, the Group
has also leased out or expects to lease out its investment property
portfolio comprising mainly shopping malls, community commercial
centres, retail shops, serviced apartments and car park units in The Spring
Land - Shenzhen, Changzhou Fashion Mark, Dongguan Landmark,
Hangzhou Landmark, Shenzhen Water Flower Garden, Chengdu Fashion
Mark, Shanghai Shama Century Park, Shanghai Bay Valley and Kunming
Dianchi Lakeside Peninsula in Mainland China and Kowloon Tong
Rutland Quadrant Project in Hong Kong. As at 30 June 2020, the total
fair value of the investment properties of the Group was approximately
HK$6,350.9 million, representing approximately 25.9% of the Group’s
total asset value. The Group’s investment property portfolio had a total
leasable GFA of approximately 244,874 sg.m.. The Group recorded loss of
approximately HK$114.5 million (for the six months ended 30 June 2019:
gain of approximately HK$58.8 million) in fair value of its investment
properties for the six months ended 30 June 2020.

The Group carefully plans and selects tenants based on factors such as
the project’s overall positioning, market demand in surrounding areas,
market rent and development needs of tenants. The Group attracts large-
scale anchor tenants which assist in enhancing the value of its projects.
The Group enters into longer-term and more favourable lease contracts
with such anchor and reputable tenants which include well-known
brands, chain cinema operators, reputable restaurants and top operators
of catering businesses. As at 30 June 2020, the GFA taken up by these
anchor and reputable tenants, whose leased GFA was over 10.0% of the
total leasable GFA of a single investment property, made up approximately
35.3% (as at 31 December 2019: approximately 35.3%) of the Group’s
total leasable GFA in its investment properties under operation.
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HHEH-_T-AF+_HA=+—H The occupancy rate decreased from approximately 87.4% as at 31
4987.4% /Jﬁk /J\ BT TFERA=TF December 2019 to 85.4% as at 30 June 2020. The Group generated
H854% HBE-_ZT_ZTF A=+ rental income of approximately HK$101.8 million for the six months
HEAEA AEBELEHESKALY ended 30 June 2020, representing a decrease of approximately 24.8%
101,800,000 7T - MEBE T —NF A from approximately HK$135.3 million for the six months ended 30 June
A=+ 8 1E/<18 A % 135,300,000 7T 2019. The average monthly rental income of the Group’s investment
DEI248% - BEZE_TFAA=1H properties under operation for the six months ended 30 June 2020 was
ERBEA AEBEERKREMEN A approximately HK$81.1 per sq.m. (for the six months ended 30 June
HAESRAN AT TR 1EBT (BE 2019: approximately HK$118.5 per sq.m.). The decrease in the average
ZE-NFERNRA=ZTHILERER AR monthly rental income was mainly attributable to a decrease in occupancy
F¥HK1185FT) ° A i’ﬂ?ﬂ%”ﬁl?\)ﬁi rate and rental rate of the Group’s existing investment property under
LEEHRAEBREE_T_TF A operation, in particular, Changzhou Fashion Mark, Dongguan Landmark
“TFHEANEAMEEARRBEREEES and Hangzhou Landmark, during the six months ended 30 June 2020.

KEMERE TR LERBRNRSHME
RERIEEPLRMMEREED D ©

KEBR ZEFRNAZTHMEKE Details of the Group’s investment properties as at 30 June 2020 and the
%%&ﬁ%@%@:ﬁ_g_ TFNA=F Group’s rental income for the six months ended 30 June 2020 are set out
AIEARNEAMBESWAFBEHIDOT - as follows:

BE-2oER
§1—7—7¢ /\E—‘I—Elt
RAZTHLE AMEANSTEK

RZB-BF AMEAH AHESKRA R-B-BE
AAZTAEM R-B-BE B2BA  Average monthly AAZt+AM
THEREER AAZHAEM Rental income rental income el
Investment Properties Leasable GFA AREE forthe  persq.m.forthe  Occupancy rate
RENE (inclusive of investment properties asat  Fairvalueasat sixmonthsended six months ended as at
(BRIBARFHENRENR) classified as held for sale) 30 June 2020 30 June 2020 30 June 2020 30 June 2020 30 June 2020
(Cifa)
(Note)
FAAK BEAT ‘ x
sq.m. HK$ million i HK$/sq.m.
EESHRENFE Investment properties under operation
FNEESE—HBR_S Changzhou Fashion Mark Phases 1 and 2
(BWms REER) (Shopping mall and car park units) 77,126 1,388.1 136 40.7 71.6
REREHEPD Dongguan Landmark
(BB REER) (Shopping mall and car park units) 20,172 553.8 133 1214 90.5
MMREEERL (B0ES) Hangzhou Landmark (Shopping mall) 26,182 386.4 40 275 926
RIKE S (ZEEE) Shenzhen Water Flower Garden

(Retail assets) 4992 286.7 15 4003 95.9
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(BRI BARFLENRENR)

Investment Properties
(inclusive of investment properties
classified as held for sale)

i BF
AAZTHM
THEREER
Leasable GFA
as at

30 June 2020

(Note)
THE

Sq.m.

n-g-2f
AR=THM
MAEE

Fair value as at
30 June 2020

HK$ million

HE-Z-%%
AA=THLE
AMEAM
AelA

Rental income
for the

six months ended
30 June 2020

HK$ million

B-FE
AR=tAL
AEAKHEBEE K
EL A ON
Average monthly
rental income

per sq.m. for the
six months ended
30 June 2020

s
HK$/sq.m.

R-B-%F
AAZTAEM
itk
Occupancy rate
as at

30 June 2020

KEEX-RYI—5 The Spring Land - Shenzhen Phase 1
~REEH (TEEE) ~ Fashion Walk (Retail assets) 3356 1959 63 3743 836
KEER-RI=ZH The Spring Land - Shenzhen Phase 3
-REEW(TEEERBEA) — Fashion Walk
(Retail assets and car park units) 22,393 666.5 1.9 105.5 84.0
KEEXR-RYIRE The Spring Land - Shenzhen Phase 5
-REEH (TEEE) - Fashion Walk (Retail assets) 3,521 2134 6.5 3543 869
KEER-RYISEHA The Spring Land - Shenzhen Phase 6A
—REEH(TEEE) ~ Fashion Walk (Retail assets) 1,291 69.0 31 889.3 450
KBEX - RIS EB The Spring Land - Shenzhen Phase 68
—REEH (TEEE) ~ Fashion Walk (Retail assets) 2,893 172.9 30 1803 959
REARFHE (BOESREEML) Chengdu Fashion Mark
(Shopping mall and car park units) 38,285 73838 83 37.8 95.5
HESREEAR Shanghai Shama Century Park
(RBEAABREE) (Serviced apartments and
car park units) 1,029 63.5 - N/A R iE N/A T B
LBER Shanghai Bay Valley 41,045 1,180.9 16.3 66.2 100.0
ERNEEEREER Hong Kong Kowloon Tong
Rutland Quadrant Project 574 331.0 4.0 1,160.9 100.0
EREHHELS Kunming Dianchi Lakeside Peninsula 1415 104.0 - NA T EA NA @R
@5 Total 244,874 6,350.9 101.8 81.1 85.4
Bt 5 —EFANA=THMAHERER Note: The leasable GFA as at 30 June 2020 excluded car park units.

RZF
A FEELL -
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(4 BE-—Z-FEXNA=1THHLH @
&

o
The PRC

REREEE
Chengdu Fashion Mark

BREMHEY S
Kunming Dianchi Lakeside Peninsula

HE-_2-_ZEFXA=1A

22 property projects

HI22{@¥%E R as at 30 June 2020
® R TIHH Completed projects
® EEIER Projects under development

@ FHEARRERIAEFTH
HEPARE B 5 IF 12 FR sl ol
T AREIER

O RERERHBHTRMT

Projects held for future
development or contracted
to be acquired or under
application for change

in land use

Major city with high speed
railway
High speed railway

Land bank as at 30 June 2020

BN

Australia

o] 3

Sydney
°

— R
Tianjin

—7)

(l

&M _Fuzhou
,’ = 9/ Xjamen
o,

M )|” #i#& Hong Kong

% [Eest. LeonardsiE B
Sydney St. Leonards Project

Leman City

K&EXR - R
he Spring Land - Nanjing

—— BMNREHE

Changzhou Fashion Mark

LieEAEE

Shanghai Bay Valley Project
BB BHLNE

Shanghai Shama Century Park
IAE S THE LlP

Hangzhou Landmark

% Dongguan [ TERRERNL

Dongguan Landmark

B LKEERKER

#3 Shenzhen

IR TEED

Shenzhen Water Flower Garden
FYII KL

Shenzhen Hidden Valley
KEER - R

The Spring Land - Shenzhen
RRERRE

Topspring International Mansion
SR PN

Jianshang Commercial Building
REUKBEE

Upper Residence Topspring

Hong Kong Sheung Shui
Ma Sik Road Project

ERTBAT \BKER

Hong Kong Yuen Long
Shap Pat Heung Road Project

BB THARKIEE

Hong Kong Yuen Long

Tai Tong Road Project
ERTHEAFTNER
Hong Kong Yuen Long
Tong Yan San Tsuen Road Project
ERNEREEITEEER
Hong Kong Kowloon Tong
Waterloo Road Project
ERNEREEMEER
Hong Kong Kowloon Tong
Rutland Quadrant Project
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am & 0 AT

AEERPHREFBEZR RT= %/JH
FEh o RUERKAMBRESEHTES

B R &%i%&&%%%%%@&%%

MR-ZZT-_ZTEXA=Z+HB AEAR
@mm%ﬁmﬂn@FFTH&E%&
WIEE @ BREGTRAIEE AHERE
MEH329,355F H KB R TIEE - 14
EHRAIINE T ERAEAEL 126,749
FHARNERER - FFAIHEE ]
TS SR TH T8 49 30,494 F 7 K £
KRBREREA RGHFAHEE AIHE
EEMEL29,534F FAKRMEFT BT
BEARFR L AR EREABZNE
B -AEEEMNGHTFUHEE WHE
BEAMBANAES161R2F K BH
ES-FUNNE

HE
Project
no. )

Project
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The Group is specialised in the development and operation of urban
mixed-use communities and the development and sale of residential
properties in the Greater Bay Area, the Yangtze River Delta, the Central
China, the Beijing-Tianjin and the Chengdu-Chongging regions in China.

As at 30 June 2020, the Group had a total of 22 projects over 11 cities
in various stages of development, including an estimated net saleable/
leasable GFA of completed projects of approximately 329,355 sq.m., an
estimated net saleable/leasable GFA of projects under development of
approximately 126,749 sq.m., an estimated net saleable/leasable GFA
of projects held for future development of approximately 30,494 sq.m.
and an estimated net saleable/leasable GFA of projects contracted to be
acquired or under application for change in land use of approximately
29,534 sq.m., totalling an estimated net saleable/leasable GFA of
approximately 516,132 sq.m., the details of which are as follows:

EERAHE
JHEREER

Estimated

r&EH

FEfh R
Interest
attributable
to the Group

net saleable/
leasable GFA

Type of project

%

BIER Completed Projects
1 wI Shenzhen RIS L Shenzhen Hidden Valley [E=2 Residential 4,015 100.0
2 R Shenzhen  KEIEX — R The Spring Land - Shenzhen % Commercial 33,454 100.0
3 wYN Shenzhen RIKEEED Shenzhen Water Flower Garden 7% Commercial 4,992 100.0
4 M Changzhou  HMES#HE Changzhou Fashion Mark GES Commerdial 82,139 100.0
5 R Dongguan ~ REHZHEHL Dongguan Landmark GRS Commerdial 20,172 100.0
6 M Hangzhou — MNESEEEHL Hangzhou Landmark [EES Commercial 26,182 100.0
7 A Chengdu KEHEEE Chengdu Fashion Mark [EES Commercial 38,285 100.0
8 i Shanghai EESHHEAR Shanghai Shama Century Park ~ fR#= A% Serviced apartments 1,029 100.0
9 R Tianjin KAERZH Tianjin Le Lemen City = /%%  Residential/Commercial 18,527 58.0
10 AR Nanjing KEEX - BR The Spring Land — Nanjing [EES Commercial 717 100.0
11 g Shanghai HEEAEE Bay Valley Project [EES Commercial 97,854 70.0
12 BB HongKong &ENEERMBIEEE  Hong Kong Kowloon Tong RE& Campus 574 100.0
Rutland Quadrant Project
13 = Kunming EWELHELE Kunming Dianchi Lakeside [SE Commercial 1,415 100.0
Peninsula
Nt Sub-total 329,355
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EETFAHE/ AEE
EHE AHEEEER PE{LRE S
F oL Estimated Interest

Project net saleable/ attributable
Project MEFR Type of project leasable GFA  to the Group

%

HEER Projects under Development

9 Rz Tianjin KAERSH Tianjin Le Lemen City HE Commerdial 10,465 58.0

14 R Shenzhen — HEEBEKE Topspring International HE Commerdial 58,294 100.0
Mansion

15 R Shenzhen & EEBAE Jianshang Commercial [SES Commercial 9,518 100.0
Building

16 A Shenzhen RERHEL Upper Residence Topspring FE Residential 41,676 100.0

17 B HongKong EBNERBITZE Hong Kong Kowloon Tong [Ex== Residential 6,796 60.0

A Waterloo Road Project

Nt Sub-total 126,749

FEHARBRENER Projects Held For Future Development

18 NS Sydney, ZJE St Leonards T B Sydney, St. Leonards Project =% Residential 30,494 49.0

Australia

BAHNKTREREE Projects Contracted To Be Acquired or Under Application For Change in Land Use

HERE L ARNER

19 B HongKong ~ E#JBA+/\#0%EE Hong Kong Yuenlong Shap 2% Agricultural 20,050 100.0
Pat Heung Road Project

20 i HongKong ~ EBILEAAEKIER Hong Kong Yuen Long B Agricultural 2,987 100.0
Tai Tong Road Project

21 & HongKong ~ &EILEAE AN Hong Kong Yuen Long Tong 2% Agricultural N/A 7R3 A 100.0

TR W8 Yan San Tsuen Project Mo

22 B HongKong & EKSHEEIER Hong Kong Sheung Shui Ma 2% Agricultural 6,497 50.0
Sik Road Project

Ui Sub-total 29,534

@t Total 516,132

st BB TR AFNIER SRR EEFES Note: Hong Kong Yuen Long Tong Yan San Tsuen Project is currently under scheme

(AL A 11,123 F K » development. The site area is approximately 11,123 sq.m..
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REBH ML EBEFBHIIOT - Details of land bank in major cities are set out below:
HETRAHE
AEEEEEE
Estimated
net saleable/
BB Region/City leasable GFA
5K
sq.m.
RN B2 [ 1 Shenzhen and surrounding regions
(BFER) (including Dongguan) 172,121
= Shanghai 98,883
P Nanjing 717
P ED Chengdu 38,285
A Hangzhou 26,182
RE Tianjin 28,992
M Changzhou 82,139
E A Kunming 1,415
BB Hong Kong 36,904
SEINETE Sydney, Australia 30,494
wEt Total 516,132
AEEREBRELS EEMNBEER The Group intends to continue to leverage its experience in identifying
REBRA R, KR ERINERERE land parcels in and/or outside the PRC with investment potential at
BN T W EE S s e A R advantageous times and acquiring land reserves which are or will be
EMEREERETERN TR o bt well connected with transportation and infrastructure developments.
AEBBREBNFREEANR SR EE Moreover, the Group intends to continue to acquire new land parcels or
INFRMEEENLAEFEERIERE K projects in locations in and/or outside the PRC with vibrant economies
HEWEF T IEE  LERESR and strong growth potential, in particular, the Greater Bay Area (including
NEE (BRESHE RIERE) - £E Hong Kong, Shenzhen and Dongguan), Shanghai and Sydney of Australia.

FORMAESE
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b)) R=E-_EFL¥FHKRMNIER (5) Projects with commencement in the first half of 2020

RIZEZZFLYF - AEERRBERE In the first half of 2020, the Group commenced construction of two
WIEAEE A FrAHE A HEAR projects with a total estimated net saleable/leasable GFA of approximately
HEEHNH67,812F 5K o 67,812 sq.m..
BEABEFERINAT Details of such projects are set out below:
HEFAHE
AEEEEEE
Estimated
net saleable/
Project leasable GFA
sg.m.
el Shenzhen RREHEKNE Topspring International Mansion 58,294
el Shenzhen 5 s A Jianshang Commercial Building 9,518

67,812
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E?H“‘@EE

HEZT-_ZTFAAA=THLEANEAR £~%EH
M&M&%%ﬁé%u&)\ 5 Bl # /& 254,000,000
BT &% 44,100,000 BT —NFERED
BT 4)9.5% K IGANL) 196.0% » A& EE1S
AR B S AR R FE (R B 18149 211,400,000 %8 7T -
ifl == — NF B 23 A %15 E5 18 49 168,000,000
BT e $%l#@ —E-TFXNAZTAHL
NEARSSEREBR ([ID]) EAEIB0.14
BT ﬁff NER ERIERS A8 0118 T ©
AN BIAE R AR B oK AR R TR AR RE 5 ([ KA
AR ES D EBE ABESREMEEFER
ZEZTFERNA=ZTHHAROE L MR =
T-NF+ZA=+—RAHAE63EL-

L' ON
WAEMEHEWRA - HEBA - BIREEHK
)3 I8 N B PR S A I SR A 20 B AR RE PR 75
HH A (HIREERMEMEEEERER
) -

AEENKABBEE-_Z—ALF~A=Z1
B 17518 A #280,700,0007% 7t T % 479.5%
EHE_ZE-_ZEFXNAZFTAHLEREARAY
254,000,000 7L c MAB AL EZHR AR EEH
WA R ESREANEBREBARD -
HEZT-_ZTFAAA=THLEANEAR  ~EH
BRER Y $HE 584944,100,00078 7T © 15 WA
H174% - A T 41826% BIHESWA - WEE
2 KRB RR S U A A 2B MR R AR 75 I EE R
)\o

AREERBE-_Z-_TFA=THILXEAR
B & WA A K 4 25 & 3R A I AR B U A AR R

—E-AFREFALL206% TBEHAR -
T _TFYBECOVID- 19 BEMETREN

HAHEFAE S WA TR

FINANCIAL REVIEW

For the six months ended 30 June 2020, the Group’s total revenue and income
from sale of properties were approximately HK$254.0 million and HK$44.1
million, respectively, decreased by approximately 9.5% and increased by
approximately 196.0%, respectively, as compared with the corresponding
period of 2019. The Group recorded a loss attributable to equity shareholders
of the Company of approximately HK$211.4 million as compared with a loss
of approximately HK$168.0 million recorded in the corresponding period of
2019. For the six months ended 30 June 2020, the Group had a basic loss per
ordinary share (the “Share(s)”) of HK$0.14, compared with a loss of HK$0.11
in the corresponding period of 2019. Net assets per Share attributable to
equity shareholders of the Company and holders of perpetual subordinated
convertible securities (“PCSs”) were approximately HK$6.0 as at 30 June 2020
and approximately HK$6.3 as at 31 December 2019.

Revenue

Revenue represents income from sale of properties, rental income, income
from provision of property management and related services and income from
provision of education related services earned during the current period, net of
value-added tax and other sales related taxes and discounts allowed.

The Group’s revenue decreased by approximately 9.5% to approximately
HK$254.0 million for the six months ended 30 June 2020 from approximately
HK$280.7 million for the six months ended 30 June 2019. This decrease
was primarily due to a decrease in the Group’s rental income and property
management and related services income. The Group recognised property sales
of approximately HK$44.1 million, representing approximately 17.4% of the
revenue for the six months ended 30 June 2020. The remaining approximately
82.6% represented rental income, property management and related services
income and income from education related services and products.

Revenue from the Group’s rental income and property management and related
services income decreased by approximately 20.6% for the six months ended
30 June 2020 as compared with the corresponding period of 2019 primarily
due to the decrease in occupancy rate and rental income for property leases
caused by the outbreak of COVID-19 pandemic in early 2020.
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BERE
BEERATZRODERIMENKRE  BFEL
WHEE  EREEMBERKAN  ETIHEE
REMEERAR M2 RAKRAK - MEREER
HERERARAREE BERBRAR - KEE
EedHERRACBRRABANAHEDERT
E AT El R/ E DS

AEENEERNAHBEE-_TS—NF A= +
H 1t/ @A %7111,200,000,%7uiai%ti

—EFEXNA=FTHIENEAL121,700, ooo?é
T BHAENEFERRAREENBE T
ZERNAZTHLEANERBER TR NHYE

Al 85 5 iR SR T A AR B SRR AN AN ©

EH
AEENENBBRE_FT-AFA=1H
17518 A #9169,500,00078 TR 4 £921.9%

EHEZ-_TFNAZTHLEANEAY
132,300,000 8 L - AEEREE=ZT=F
NAZTHIEANEASESERNELS2.1% M
REBEZZT—-—NFANA=ZTAHLEANEANGE
604% - EFMETHREZEHNESWAUR
MESEMBRBARSEARD  BEREAREE -
EEMETEAE -

Har A
HWABBEE—E—NF~A=FTHL A
A #988,600,000 7 mjz >#718,100,000 78 7T 8%
#204% EHE-_Z-_FTFXA=1tHIL
18 A 4970,500,000%8 7T - BB EER AR
RITH B AR D o

Hib ks B8

HRREFEREE S —ALF~A=1H
Ldlﬂ,\\’719,100,000,%7&(%/)3@9%@32.5%
ERE_ZT_ZTFXNAZTHLEAEAY
129000005%73 FEARNZAAEET AR
EREMEEZ ARBERSR DT -

Direct costs

The principal component of direct costs is the cost of completed properties
sold, which consists of land premium, construction and other development
costs, capitalised borrowing costs during the construction period, the cost of
rental income, the cost of property management and related services and the
cost of education related services. The Group recognises the cost of completed
properties sold for a given period to the extent that revenue from such
properties has been recognised in that period.

The Group’s direct costs increased to approximately HK$121.7 million for the
six months ended 30 June 2020 from approximately HK$111.2 million for the
six months ended 30 June 2019. Such increase was primarily attributable to an
increase in the saleable GFA and the related construction costs of the Group’s
properties completed and delivered for the six months ended 30 June 2020.

Gross profit

The Group's gross profit decreased by approximately 21.9% to approximately
HK$132.3 million for the six months ended 30 June 2020 from approximately
HK$169.5 million for the six months ended 30 June 2019. The Group recorded
a gross profit margin of approximately 52.1% for the six months ended 30
June 2020 as compared with approximately 60.4% for the six months ended
30 June 2019. The decrease in gross profit margin was primarily driven by
the decrease in rental income and property management and related services
income with steady fixed costs which contributed lower gross profit margin.

Other revenue

Other revenue decreased by approximately HK$18.1 million, or approximately
20.4%, to approximately HK$70.5 million for the six months ended 30 June
2020 from approximately HK$88.6 million for the six months ended 30 June
2019. The decrease was primarily attributable to the decrease in bank interest
income.

Other net income
Other net income decreased significantly by approximately 32.5% to
approximately HK$12.9 million for the six months ended 30 June 2020 from
approximately HK$19.1 million for the six months ended 30 June 2019, mainly
due to the decrease in fair value gain on financial assets measured at fair value
through profit or loss.
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HEREHMX
HEREHEATABEZE_ZE—LF A=+
B 1k 7~ & A #99,000,00078 7T £ F+47107.8%
EHEZE-_TFRNAZFTHLERNEAY
18,700,000 70 + £ ER BN IG I FHE &
HemEme- HERZHERAIHEEZE-S =
ZERNA=ZTHIEANEAEERFEL55.7%
(Hz-_ZT—NhAFNAZ=Z1+THIERNEA 4
11.9%) °

THEX
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Selling and marketing expenses

Selling and marketing expenses increased by approximately 107.8% to
approximately HK$18.7 million for the six months ended 30 June 2020 from
approximately HK$9.0 million for the six months ended 30 June 2019, mainly
due to an increase in promotion and commission expenses paid. The selling and
marketing expenses accounted for approximately 55.7% of total pre-sales for
the six months ended 30 June 2020 (for the six months ended 30 June 2019:
approximately 11.9%).

Administrative expenses

Administrative expenses decreased by approximately 22.2% to approximately
HK$162.3 million for the six months ended 30 June 2020 from approximately
HK$208.5 million for the six months ended 30 June 2019. The decrease was
mainly due to the decrease in staff costs incurred for the six months ended 30
June 2020.

Valuation losses on investment properties

Valuation losses on investment properties was approximately HK$114.5
million for the six months ended 30 June 2020 (for the six months ended 30
June 2019: valuation gains was approximately HK$58.8 million), representing
a decrease of approximately 294.7%. The decrease was mainly due to the
outbreak of COVID-19 pandemic in early 2020.

Finance costs

Finance costs decreased by approximately 13.2% to approximately HK$156.7
million for the six months ended 30 June 2020 from approximately HK$180.5
million for the corresponding period of 2019. The decrease was primarily
attributable to the repayment of convertible bonds in 2019 and decrease in
bonds payable.

Income tax

Income tax expenses of approximately HK$68.3 million for the six months
ended 30 June 2019 changed to income tax credit of approximately HK$19.4
million for the six months ended 30 June 2020. The change was primarily
attributable to (i) the reversal of PRC Corporate Income Tax (“CIT”) provision
net off against corresponding deferred tax asset of HK$110.1 million and (ii)
reversal of deferred tax liabilities for valuation losses on investment properties.
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Non-controlling interests

The loss attributable to non-controlling interests was approximately HK$23.4
million for the six months ended 30 June 2020 as compared with the profit
attributable to non-controlling interests of approximately HK$8.9 million in the
corresponding period of 2019. The decrease was primarily due to the share of
loss of non wholly-owned subsidiaries while share of profit in 2019.

LIQUIDITY, FINANCIAL AND CAPITAL RESOURCES

Cash position

As at 30 June 2020, the carrying amount of the Group’s cash and bank deposits
was approximately HK$4,142.6 million (as at 31 December 2019: approximately
HK$4,727.8 million), representing a decrease of approximately 12.4%.

Borrowings and charges on the Group's assets

The Group had an aggregate borrowings (including bank and other borrowings,
bonds payable and lease liabilities) as at 30 June 2020 of approximately
HK$10,173.7 million, of which approximately HK$5,424.0 million is repayable
within one year, approximately HK$3,363.5 million is repayable after one year
but within five years and approximately HK$1,386.2 million is repayable after
five years.

As at 30 June 2020, the Group’s bank loans of approximately HK$8,672.7
million (as at 31 December 2019: approximately HK$8,132.6 million) were
secured by certain investment properties, other land and buildings, leasehold
land held for development for sale, properties under development for sale,
completed properties for sale, pledged deposits and rental receivables of the
Group with total carrying values of approximately HK$12,075.1 million (as at
31 December 2019: approximately HK$11,819.3 million) and equity interest in
subsidiaries within the Group and certain shareholders’ loans lent by the Group
to the subsidiaries. As at 30 June 2020, the Group’s bonds payable was secured
by issued share capital of a subsidiary of the Company and receivables owned
by the Company.

The carrying amounts of all the Group’s bank and other borrowings and bonds
payable were denominated in RMB except for certain borrowings with an
aggregate amount of approximately HK$3,927.3 million (as at 31 December
2019: approximately HK$3,840.0 million) and HK$1,432.3 million (as at 31
December 2019: approximately HK$1,435.0 million) as at 30 June 2020 which
were denominated in Hong Kong dollars and US dollars, respectively.

As at 30 June 2020, the Group had bank borrowings of approximately
HK$550.5 million which bore fixed interest rates ranging from 6.4% to 6.5%
per annum.
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Cost of borrowings

The Group’s annualised average cost of borrowings (calculated by dividing total
interest expenses expensed and capitalised by average borrowings, during the
period) was approximately 6.7% for the six months ended 30 June 2020 (for
the six months ended 30 June 2019: approximately 6.7%).

As at 30 June 2020, the weighted average borrowings cost for the Group's
existing borrowings was approximately 5.8% (for the six months ended 30 June
2019: approximately 6.2%).

Net gearing ratio

The net gearing ratio is calculated by dividing the Group’s net borrowings
(aggregate borrowings net of cash and cash equivalents and restricted and
pledged deposits) by the total equity. The Group’s net gearing ratio as at 30
June 2020 and 31 December 2019 was approximately 64.4% and 50.0%,
respectively. The increase in net gearing ratio was mainly due to the settlement
of Land Appreciation Tax (“LAT") in the PRC and investment in financial
products during the six months ended 30 June 2020.

Foreign exchange risk

As at 30 June 2020, the Group had cash balances denominated in RMB of
approximately RMB3,316.9 million (equivalent to approximately HK$3,635.8
million), in US dollars of approximately US$15.3 million (equivalent to
approximately HK$118.9 million) and in Australian dollars of approximately
AUDS8.3 million (equivalent to approximately HK$44.1 million).

Almost all of the Group’s operating activities are carried out in the PRC with
most of the transactions denominated in RMB. The Group is exposed to foreign
currency risk arising from the exposure of RMB against Hong Kong dollars,
US dollars or Australian dollars as a result of its investment in the PRC and the
settlement of certain administrative expenses and borrowings in Hong Kong
dollars, US dollars or Australian dollars. In addition, RMB is not freely convertible
into foreign currencies and the conversion of RMB into foreign currencies is
subject to rules and regulations of the foreign exchange control promulgated
by the PRC government. The Group does not have a foreign currency hedging
policy. However, the Directors monitor the Group’s foreign exchange exposure
closely and may, depending on the circumstances and trend of foreign
currency, consider adopting significant foreign currency hedging policy in the
future.
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NET ASSETS PER SHARE

Net assets per Share of the Company as at 30 June 2020 and 31 December
2019 are calculated as follows:

i

Jr:E

As at
31 December
2019

Net assets attributable to equity shareholders
of the Company and the holders of PCSs

(HK$'000) 9,242,834 9,684,241
BETE@AREE (FR) Number of issued ordinary Shares (‘000) 1,412,733 1,412,733
M ARITE R A AR EHE B (FA%) Number of outstanding PCSs ('000) 116,553 116,553
BETESREEFENRDEE Number of Shares for the calculation of
(FR%) net assets per Share ('000) 1,529,286 1,529,286
PAN/NCIE i W NG e Net assets per Share attributable to equity
BEAELESREEFEGET) shareholders of the Company and the
(B &E) holders of PCSs (HK$) (Note) 6.0 6.3
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Note: The net assets per Share attributable to equity shareholders of the Company and the
holders of PCSs is calculated as if the holders of PCSs have converted the PCSs into Shares
as at 30 June 2020 and 31 December 2019.

CONTINGENT LIABILITIES

As at 30 June 2020, save for the guarantees of approximately HK$389.9 million
(as at 31 December 2019: approximately HK$412.2 million) given to financial
institutions for mortgage loan facilities granted to purchasers of the Group’s
properties, the Group had no other material contingent liabilities.

Pursuant to the mortgage contracts, the Group is required by the relevant
banks to guarantee its purchasers’ mortgage loans until it completes the
relevant properties and the property ownership certificates and certificates
of other interests with respect to the relevant properties are delivered to its
purchasers. If a purchaser defaults on a mortgage loan, the Group may have to
repurchase the underlying property by paying off the mortgage. If the Group
fails to do so, the mortgagee bank may auction the underlying property and
recover any shortfall from the Group as the guarantor of the mortgage loan.
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MATERIAL ACQUISITION AND DISPOSAL OF
SUBSIDIARIES, ASSOCIATES AND JOINT VENTURES

Save as disclosed in this interim report, the Group did not have any material
acquisition or disposal of subsidiaries, associates and joint ventures from 1
January 2020 up to the date of this interim report.

EMPLOYEES AND REMUNERATION POLICY

As at 30 June 2020, the Group employed a total of approximately 901
employees (as at 31 December 2019: approximately 887 employees) in the
mainland China, Hong Kong and Australia, of which, approximately 61 were
under the headquarters team, approximately 149 were under the property
development division, 687 were under the retail operation and property
management division and approximately 4 were under education division.
For the six months ended 30 June 2020, the total staff costs incurred was
approximately HK$92.7 million (for the six months ended 30 June 2019:
approximately HK$125.7 million). The remuneration of the employees was
based on their performance, work experience, skills, knowledge and the
prevailing market wage level. The Group remunerated the employees by means
of basic salaries, cash bonus and equity settled share-based payment.

The Company adopted a pre-IPO share option scheme (the “Pre-IPO Share
Option Scheme”) on 2 December 2010 under which the Company granted
share options to certain eligible employees. The Company has also adopted
a post-IPO share option scheme (the “Post-IPO Share Option Scheme”)
on 28 February 2011 for the purpose of recognising and acknowledging
contributions that eligible employees have made or may make to the Group.
Further details of the Pre-IPO Share Option Scheme and the Post-IPO Share
Option Scheme are stated in the section “Share Option Schemes” in the
Directors’ Report of this interim report.

CHANGES SINCE 31 DECEMBER 2019

There were no other significant changes in the Group’s financial position
or from the information disclosed under the section headed “Management
Discussion and Analysis” in the annual report for the year ended 31 December
2019.
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CORPORATE GOVERNANCE PRINCIPLES AND
PRACTICES

In the opinion of the Directors, the Company has complied with the provisions
set out in the Corporate Governance Code (the “CG Code”) contained in
Appendix 14 to the Rules Governing the Listing of Securities (the “Listing
Rules”) on The Stock Exchange of Hong Kong Limited (the “Stock Exchange”)
throughout the six months ended 30 June 2020 and, where appropriate,
adopted the recommended best practices set out in the CG Code, except for
the following deviation:

Under Code Provision A.2.1 of the CG Code, the roles of the chairman and the
chief executive officer should be separate and should not be performed by the
same individual. During the six months ended 30 June 2020, Mr WONG Chun
Hong performed his duties as the chairman and the chief executive officer of
the Company. The Board considers that vesting both roles in the same person
ensures consistent leadership within the Group and enables more effective
and efficient planning of long-term strategies and implementation of business
plans. The Board believes that the balance of power and authority is adequately
ensured by the operations and governance of the Board which comprises
experienced and high calibre individuals, with more than half of the Board
members being non-executive or independent non-executive Directors. The
Company will review the current structure when and as it becomes appropriate.

The Directors are committed to upholding the corporate governance of the
Company to ensure that formal and transparent procedures are in place to
protect and maximise interests of the shareholders of the Company.
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MODEL CODE FOR SECURITIES TRANSACTIONS BY
DIRECTORS

The Company has adopted the Model Code for Securities Transactions by
Directors of Listed Issuers (the “Model Code”) set out in Appendix 10 to the
Listing Rules as its code of conduct for securities transactions by the Directors.
After having made specific enquiries with all the Directors, all the Directors
have confirmed that they had complied with the required standards set out in
the Model Code and its code of conduct during the six months ended 30 June
2020. To ensure compliance, all Directors were requested to send a notice of
intention to deal with the securities of the Company to the chairman of the
corporate governance committee of the Board (the “Corporate Governance
Committee”) and should obtain an approval from the chairman of the
Corporate Governance Committee or the designated person by the Board
during the period under review to deal with securities of the Company.

Relevant employees who are likely to be in possession of inside information of
the Company are also subject to compliance with guidelines on no less exacting
terms than the Model Code.

CHANGES IN INFORMATION OF DIRECTORS

Upon specific enquiry made by the Company and based on the confirmations
from the Directors, there has been no change in the information of the
Directors required to be disclosed pursuant to Rule 13.51B(1) of the Listing
Rules since 1 January 2020.
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REVIEW OF INTERIM RESULTS BY THE AUDIT
COMMITTEE

The audit committee of the Company (the “Audit Committee”) has reviewed
the accounting principles and practice adopted by the Group and has reviewed
the interim results of the Group for the six months ended 30 June 2020. The
Audit Committee comprises three independent non-executive Directors, namely
Mr CHENG Yuk Wo (Chairman), Professor WU Si Zong and Mr CHAN Yee
Herman.

The financial information in this interim report is unaudited and is derived from
the interim financial report for the six months ended 30 June 2020. The interim
financial report is unaudited, but has been reviewed by KPMG, the Company’s
auditor, in accordance with Hong Kong Standard on Review Engagements
2410, Review of interim financial information performed by the independent
auditor of the entity, issued by the Hong Kong Institute of Certified Public
Accountants. A review is substantially less in scope than an audit conducted in
accordance with Hong Kong Standards on Auditing and consequently does not
enable the auditor to obtain assurance that they would become aware of all
significant matters that might be identified in an audit. Accordingly, KPMG did
not express an audit opinion.

As such, the figures disclosed are for investors’ reference only. Investors are
advised to exercise caution and not to place undue reliance on such information
when dealing in the securities of the Company. If in doubt, investors are
advised to seek professional advice from professional or financial advisers.

INVESTOR RELATIONS AND SHAREHOLDERS'’ RIGHTS

The Company ensures that fair and transparent disclosure is made for its
business and financial performance through a variety of formal communication
channels. Information regarding the Company is published in its website:
www.topspring.com. Interim and annual reports, circulars and notices of the
Group are despatched to the shareholders of the Company. The website of
the Company provides information such as e-mail address, correspondence
address, and telephone numbers for enquiries, and provides information on
business activities of the Group. Shareholders of the Company may at any
time send their enquires and concerns to the Board in writing either by email
to IR@topspring.com or direct mailing to the principal place of business of the
Company in Hong Kong for the attention of the Company Secretary or Head of
Investor Relations.
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The Company’s annual general meeting of shareholders is a good opportunity
for communications between the Board and the shareholders of the Company.
Notice of annual general meeting and related documents are sent to the
shareholders of the Company pursuant to the requirements of the Listing Rules
and the articles of association of the Company (the “Articles of Association”),
and are published on the respective website of the Company and the Stock
Exchange.

Shareholders of the Company are encouraged to attend all general meetings of
the Company. Pursuant to Article 58 of the Articles of Association, shareholders
of the Company holding not less than one-tenth of the paid up capital of the
Company carrying the right of voting at general meetings of the Company shall
at all times have the right, by written requisition to the Board or the Company
Secretary, to require an extraordinary general meeting to be called by the
Board for the transaction of any business specified in the requisition; and the
Company shall hold general meeting within two months after receiving the
requisition. If a shareholder of the Company wishes to propose a person other
than a retiring Director for election as a Director at a general meeting, pursuant
to Article 85 of the Articles of Association, the shareholder of the Company
(other than the person to be proposed) duly qualified to attend and vote at
the general meeting shall send a written notice, duly signed by the shareholder
of the Company, of his/her intention to propose such person for election and
also a notice signed by the person to be proposed of his/her willingness to be
elected. These notices should be lodged at the Company’s head office or the
office of the Company’s branch share registrar in Hong Kong (the “Hong Kong
Share Registrar”). The period for lodgement of such notices shall commence on
the day after the despatch of the notice of such general meeting and end no
later than seven days prior to the date of such general meeting. All substantive
resolutions at general meetings are decided on a poll which is conducted by
the Company Secretary and scrutinised by the Hong Kong Share Registrar of
the Company. The results of the poll are published on the respective website
of the Company and the Stock Exchange. Regularly updated financial, business
and other information on the Group is made available on the website of the
Company for shareholders and investors of the Company.

The Company meets with the investment community and responds to
their inquiries about the status of the Company from time to time, so as to
strengthen the contacts and communication between the Company and its
investors.



REEFEMERAT
32 = i

ESEREE
DIRECTORS' REPORT

ERZR2NNARRBE_ZE_TFERA=THI
NE R e EIR T A

FEXRK

ARRNEBREBRREER - AEER/TE
FHEMRER  EFARIRHEZIEESEN
REREE URRTEEBRAER KT
=AM FORRBCHIREEY XA E R E
B RNEEHMA ARENTEXHHESE

R R
BE_F_FTFAA=TALAAER BES
EHRHRE (CE RIS ) o

§E§~&H§§UE@2KQfﬂtﬁﬁ§
REBEE-_Z-_ZFA=1+HIE~EA AR

AREEMHBARLEREE  HESMEA
REMEF EWRES

The Directors present the interim financial results for the six months ended 30
June 2020 of the Company.

PRINCIPAL ACTIVITIES

The principal activity of the Company is investment holding. The Group is a
real estate property developer in the PRC and is specialised in the development
and operation of urban mixed-use communities, and the development and sale
of residential properties in the Greater Bay Area, the Yangtze River Delta, the
Beijing-Tianjin and the Chengdu-Chongging regions in the PRC. There were no
significant changes in the nature of the Group’s principal activities during the
period under review.

INTERIM DIVIDEND

No interim dividend is declared for the six months ended 30 June 2020 (2019
interim dividend: Nil).

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

Neither the Company nor any of its subsidiaries has purchased, sold or

redeemed any of the Company’s listed securities during the six months ended
30 June 2020.
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Name of Director

B8R

BREEE(EEED (HE2)
Mr WONG Chun Hong
("Mr WONG") (Note 2)

REEEER

corporation
LRl A
Settlor of a trust
ERBEA

Beneficial owner

BEMEE ((BRE]) (HE3)
Mr CHENG Yuk Wo
("Mr CHENG") (Note 3)

EREAA

Beneficial owner

RBFHER ([RYER]) (Wikd)
Professor WU Si Zong
(“Professor WU") (Note 4)

EafEAA

Beneficial owner

Type of interest

Interest in a controlled
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DIRECTORS’ AND CHIEF EXECUTIVE'S INTERESTS
AND SHORT POSITIONS IN SHARES, UNDERLYING
SHARES AND DEBENTURES OF THE COMPANY AND
ITS ASSOCIATED CORPORATIONS

As at 30 June 2020, the interests and short positions of the Directors and the
chief executives of the Company in the Shares, underlying Shares or debentures
of the Company and its associated corporations (within the meaning of Part XV
of the Securities and Futures Ordinance (the “SFO")) (i) which were required
to be notified to the Company and the Stock Exchange pursuant to Divisions 7
and 8 of Part XV of the SFO (including interests and short positions which they
were taken or deemed to have under such provisions of the SFO); or (i) which
were required, pursuant to section 352 of the SFO to be entered in the register
referred to therein; or (iii) which were required to be notified to the Company
and the Stock Exchange pursuant to the Model Code contained in the Listing
Rules, were as follows:

(i) Long positions in Shares and underlying Shares of the

Company
BEXKA FEROR
BEkRG EEBRE HRRE S ELTSEEE HERTRG
A8 (R) #8 (R) #8 (R) Total number NEBNED L
Number of ~ Number of Share Number of of Shares and Approximate
Shares held options held PCSs held underlying percentage of
(Shares) (Shares) (Shares) issued Shares
(Note 1)
(a)+(b)+(c)
148,500 - - 148,500 %17 (L) 0.01
148,500 Shares (L)
417,593,500 - 116,552,800 534,146,300 i 17 (1) 37.81
534,146,300 Shares (L)
5,083,200 1,400,000 - 6,483,200 % & 17 (L) 0.46
6,483,200 Shares (L)
- 1,420,000 - 1,420,000 17 (L) 0.10
1,420,000 Shares (L)
- 400,000 - 400,000 &7 (L) 0.03

400,000 Shares (L)
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Kang Jun Limited ([ Kang Jun|) & L4 2
BEHA REIZHFRAEGRH  EEEH
R A B Kang Jun #575 #) 148,500 AR A% 17
75 # 25 ° Chance Again Limited (“Chance
Again”) B Cheung Yuet (B.V.1.) Limited ([ BVI
Col)2EHER - BVI CoM 2P HITRA
AR ELBEKEEXAERRA (NELE
B {=%t]) ) B The Cheung Yuet Memorial
Trust&) 5 5t A & & # A ° The Cheung Yuet
Memorial Trust B £ £ 2R G E
SIERREET]  EXRABEELEE
BREKE - EEERERRIKETENEIL
ARREA - REBEZBHFLBEGKRS - EE4E
13 & 7 Chance Again# A #)417,593,500
& A% 1% & B3 Chance Again 3 A ok A A #2%
EHBR116,552,800 RIBRBR DT H#EA
% o B E I E & ¥ 5,083,200 IR AR (5
&*EHF%/R@Faﬁ?*%fﬁ%ﬂx%ﬁﬁwé$@
A% H 2 1,400,000 17 8 AR 4 (55 —#) -
EEZ%E/\—Y—YE/\H ‘f’EMETTT@E

HERE ARZE—=FX A=+ BZE
ZE-FXAZ WLﬁElﬁﬁﬁsﬁlﬂxH%’ﬁZ 264
BT REBEITE -

HEXMANEEARNTEREORES
RARBEEBERETIERARRED
#7420,00017 & R i (38 —#t) KGRI &E
RAABEEEBEREAEIELARTARED
1,000,00017 B AR #E (F=4L) - IBEZFRN
ZEZTFERNA=THENAITERERE
& - (i) 420,00017 fE ik i (88 —#E) AT =
ET—=FNA-Z+NBE-_ZT-__F,XA
Z+ABHEERERBRD2.264B THRE
8771 » (i) 1,000,00017 B A& (5 = #t)
ARZZE—AXFOA=Z+N\BE=ZZT=-H
FOAZ++AEMZRERARG 3.3008 T
BRI EITHE -

RYBEEHHEBARDTAREREEX
PHBEEEERETIERARFAELN
400,0001) HE R #E (B =4L) - ZER=F
—TEXRA= +E1ﬁ7fﬂ;ﬁ;mﬁﬁﬂﬁﬁé¢'
400,0007 FE AR (5 =4HE) TR ZF — R4
MAE-+ N \BE-Z-_RFMA= +tE1
AR SRR 1) 3.300 8 TTH R EIT(E -

The letter
Shares.

“L" denotes the Director’s long position in the Shares or underlying

Kang Jun Limited (“Kang Jun”) is wholly-owned by Mr WONG. By virtue of the SFO,
Mr WONG is deemed to be interested in 148,500 Shares held by Kang Jun. Chance
Again Limited (“Chance Again”) is wholly-owned by Cheung Yuet (B.V.l.) Limited
(“BVI Co"). The entire issued share capital of BVI Co is wholly-owned by HSBC
International Trustee Limited (“HSBC International Trustee”) as the trustee of The
Cheung Yuet Memorial Trust, a discretionary family trust established by Mr WONG
(the "“WONG's Family Trust”), and the beneficiaries of which include Mr WONG’s
family members. Mr WONG is the settlor and the protector of the WONG's Family
Trust. By virtue of the SFO, Mr WONG is deemed to be interested in 417,593,500
Shares held by Chance Again and 116,552,800 underlying Shares in relation to the
PCSs held by Chance Again. And Mr WONG beneficially owned 5,083,200 Shares
and 1,400,000 options granted to him by the Company under the Post-IPO Share
Option Scheme (Lot 1). These share options, all of which remained exercisable as
at 30 June 2020, were exercisable at the subscription price of HK$2.264 per Share
during the period from 26 June 2013 to 25 June 2022.

Mr CHENG's long position in the underlying Shares comprises (i) 420,000 options
granted to him by the Company under the Post-IPO Share Option Scheme (Lot
1) and (ii) 1,000,000 options granted to him by the Company under the Post-
IPO Share Option Scheme (Lot 3). These share options, all of which remained
exercisable as at 30 June 2020 were exercisable as to (i) 420,000 share options (Lot

1) at the subscription price of HK$2.264 per Share during the period from 26 June
2013 to 25 June 2022 and (ii) 1,000,000 Share options (Lot 3) at the subscription
price of HK$3.300 per Share during the period from 28 April 2016 to 27 April
2025.

Professor WU's long position in the underlying Shares comprises 400,000 options
by the Company under the Post-IPO Share Option Scheme (Lot 3). The share
options, which remained exercisable as at 30 June 2020, were exercisable as to
400,000 Share options (Lot 3) at the subscription price of HK$3.300 per Share
during the period from 28 April 2016 to 27 April 2025.
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Save as disclosed above, as at 30 June 2020, none of the Directors and the
chief executives of the Company had or was deemed to have any interests or
short positions in the Shares, underlying Shares of the Company or any of its
associated corporations (within the meaning of Part XV of the SFO) which were
required (i) to be notified to the Company and the Stock Exchange pursuant
to Divisions 7 and 8 of Part XV of the SFO (including the interests and short
positions in which they were taken or deemed to have under such provisions
of the SFO), or (i) which were required pursuant to section 352 of the SFO to
be entered in the register referred to therein; or (iii) which were required to be
notified to the Company and the Stock Exchange pursuant to the Model Code.

DIRECTORS’ RIGHTS TO ACQUIRE SHARES OR
DEBENTURES

Save as disclosed in this interim report, at no time during the period under
review were rights to acquire benefits by means of the acquisition of shares
in or debentures of the Company granted to any of the Directors or their
respective spouses or minor children, or were any such rights exercised by
them; nor was the Company, its holding company, or any of its subsidiaries or
fellow subsidiaries a party to any arrangement to enable the Directors or their
respective spouses or minor children to acquire such rights in any other body
corporate.

DIRECTORS’ INTERESTS IN A COMPETING BUSINESS

As at 30 June 2020, none of the Directors and his/her respective close
associates (as defined in the Listing Rules) was considered to have interests in
a business which competes or is likely to compete, either directly or indirectly,
with the business of the Group.
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AREERLERE REZE jfjﬁf\ﬂ
=T BIEREAR - &R AN T RE (B
ZE-RAFARA=FTHLEMEA 157,000
0 WEEREAR(BEZT—ILF A
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SHARE OPTION SCHEMES

The Company adopted the Pre-IPO Share Option Scheme on 2 December 2010
under which the Company granted share options to certain eligible employees.
During the six months ended 30 June 2020, no (for the six months ended
30 June 2019: 157,000) share options were exercised by the grantees and
no (for the six months ended 30 June 2019: 400) share options lapsed. As a
result, 1,523,631 (as at 31 December 2019: 1,523,631) share options were
outstanding as at 30 June 2020 under the Pre-IPO Share Option Scheme.

The Company also adopted the Post-IPO Share Option Scheme on 28 February
2011 for the purpose of recognizing and acknowledging contributions that
eligible employees have made or may make to the Group. On 26 June 2012,
20 June 2013, 28 April 2015, 8 September 2015, 23 October 2015 and
5 December 2016, the Group granted 15,720,000 share options (Lot 1),
14,000,000 share options (Lot 2), 82,650,000 share options (Lot 3), 3,000,000
share options (Lot 4), 10,000,000 share options (Lot 5) and 31,000,000 share
options (Lot 6) respectively, under the Post-IPO Share Option Scheme at the
exercise prices of HK$2.264 per Share (adjusted), HK$4.14 per Share, HK$3.3
per Share, HK$3.65 per Share, HK$3.45 per Share and HK$2.796 per Share
respectively, to certain Directors, senior management and selected employees
of the Group.
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HE_Z-_TFA=1+HILMEA  BIEE  Movement of the outstanding share options under the Pre-IPO and Post-IPO
RAFEERRBERBIRETEMMAITE  Share Option Schemes for the six months ended 30 June 2020 is as follows:
BAREZFHIT

i
—BCEE 2R BT B BAX
—A—H -9 ] B B AR R
1T1EE As at Share Share Share Share

Exercise 1 January options options options options
Price 2020 granted exercised cancelled lapsed
BRET
HK$
per Share

BRAREER  PrelPO 178 1,523,631 - - - - 1,523,631

BRLREER  PostIPO

ERatisd Lot 1 2.264 3,451,500 - - - - 3,451,500
B4 Lot 2 4.14 6,716,000 - - - - 6,716,000
E=H Lot 3 33 49,318,000 - - - - 49,318,000
ErHt Lot 4 3.65 767,500 - - - - 767,500
ERH Lot5 3.45 10,000,000 - - - - 10,000,000
Ebaeisd Lot6 2796 27,124,500 - - - - 27,124,500
A sub-total 97371500 - T T ..o 97377500
st Total 98,901,131 - - - - 98,901,131

BRARDBIE AR 228 B AREt ZI M — 25 Further details of the share award and share option schemes of the Company

HBENREE R B ERENE 18 are set out in note 18 to the unaudited interim financial report.
EEEN MANAGEMENT CONTRACTS

EIEHSRN  BREBELIN  BEFTLHFEME  No contracts, other than employment contracts, concerning the management

RIBEEARARKEEMME AR 2 HEMZE  and administration of the whole or any substantial part of the business of the

RESD EBERERITHOEL © Company or any of its subsidiaries were entered into or existed during the
period under review.



REBEREEMBRAR
38 :2:?#%@?&%A

ESHEE
DIRECTORS’ REPORT

Bt SUBSTANTIAL SHAREHOLDERS’ INTERESTS AND
K% SHORT POSITIONS IN SHARES AND UNDERLYING
B SHARES OF THE COMPANY (AND ITS ASSOCIATED
CORPORATIONS)

RZZE-ZFEXA=ZF+H  BARRMEMESE  As at 30 June 2020, so far as is known to any Directors or chief executive of
HEBITHAENME L TAL(KRQARAZE  the Company, the following persons (other than Director(s) or chief executive(s)
EHEBTHABRIN RIMD RABEIMG T  of the Company) had interests or short positions in the Shares and underlying
BAERBNARRRIEBES LB EEMIE336  Shares as recorded in the register required to be kept by the Company pursuant
EATHFENBLMIAREESRBEEEN  to section 336 of the SFO or which would fall to be disclosed to the Company
EXVHFE2REIDEIEX WA RBHERE  under the provisions of Divisions 2 and 3 of Part XV of the SFO:

HIEKE

B
=
>
X
%
=
=
>
Bl
)
Bk

RERRE FEKA FERGAR

BERSG 2E (R MRRES HERGAR HEBTREA

#E (B Number of #E (R Total number HEAE D

Number of Share Number of of Shares and Approximate

L) Shares held options held PCSs held underlying percentage of

Capacity (Shares) (Shares) (Shares) Shares held issued Shares
CiEa)
(Note 1)
(@+b)+(c+(d)
A& Shares (L)

Chance Again (Fii#E2) EmEAA 417,593,500 - 116,552,800 534,146,300 f% 37.81%
Chance Again (Note 2) Beneficial owner B3 (L)
534,146,300
Shares (L)

BVI Co (M5E2) XEEE R 417,593,500 - 116,552,800 534,146,300 fi 37.81%
BVI Co (Note 2) Interest in a controlled B 15 (L)
corporation 534,146,300
Shares (L)

ELEREE (ME2) FRERTA 417,593,500 - 116,552,800 534,146,300 % 37.81%
HSBC International Trustee (Note 2) Trustee of a trust B 15 (L)
534,146,300
Shares (L)

pRExt((Bxt)) (MiE2k3) B 422,825,200 1,400,000 116,552,800 540,778,000 % 38.28%
Ms LIU Choi Lin (“Ms LIU") (Notes 2 & 3) Interest of spouse B 15 (L)
540,778,000

Shares (L)
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VEERRERRAR(FE)
(MizE4)

Caiyun International Investment Limited
(VEERRERRAR)
(“Caiyun”) (Note 4)

EEHTRRREEEERAR
(TEEHRER]) (HZa)

Yunnan Metropolitan Construction
Investment Group Co., Ltd.
(“YMCI") (Note 4)

Crown Investments Limited
(T Crown Investments ) (Fff 3% 5)
Crown Investments Limited

(“Crown Investments”) (Note 5)

Metro Holdings Limited ([ Metro )
CES)

Metro Holdings Limited (“Metro”)
(Note 5)

ONG Jenn %4 (Fif5E6)
Mr ONG Jenn (Note 6)

ONG Sek Hian 7t 4 (Ffi 5 6)
Mr ONG Sek Hian (Note 6)

L
Capacity

BEEBAA

Beneficial owner

RmEERER
Interest in a controlled
corporation

RErEEs
Interest in a controlled
corporation

R E#R
Interest in a controlled
corporation

R rE# R
Interest in a controlled

corporation

RimEERER
Interest in a controlled

corporation

ERBAA

Beneficial owner

BERH
#E (B
Number of
Shares held
(Shares)

400,959,840

400,959,840

227,970,810

228,390,110

228,390,110

228,390,110

988,000
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REBRE
8B (R)
Number of
Share
options held
(Shares)

BREKA
ARRES
2B (R
Number of
PCSs held
(Shares)

FERBR
HEROEH
Total number
of Shares and
underlying
Shares held
(BitzE1)
(Note 1)
(@)+(b)+(0)+(d)

% Shares (L)

400,959,840 %
e (L)
400,959,840
Shares (L)

400,959,840 %
15 (L)
400,959,840
Shares (L)

227,970,810 %
15 (L)
227,970,810
Shares (L)

228,390,110 %
15 (L)
228,390,110
Shares (L)

228,390,110 /1%
&7 (1)
228,390,110
Shares (L)

228,390,110 /1%
A7 (1)
228,390,110
Shares (L)

988,000 fix
A7 (1)
988,000
Shares (L)

39

HERTRH
AR

Approximate

percentage of

issued Shares

28.38%

28.38%

16.14%

16.17%

16.17%

16.17%

0.07%
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(1 TLUEABALRAR BB RAABKRO TR -

(2) Chance AgainiBVI Co2 & A °BVI Co2 &2
EITRAHESEBREMIEAERRIEETHN
ZAANZEEE BEEAEAERRKETNAEIL
ARREAN - BEZFHFRBERL  ZEEHER
7 H Chance Again #f A #9417,593,500 % ik 15 &
1 Chance Again#§ B Bk A AT IR & %5 B @ &Y
116,552,800 AR AE A AL 1) 4 A 2 ©

B) BEEIRERLEWEMR REBEEHFKAEGK
BRTHARRELERERANMA RN RAE
AR AR

(4) 400,959,840 B E(REEHEEEEE
HEA)EE - At TEHREEER AN IR
FBAEMMARG RAEROTES#ER -

(5) 227,970,810 A% A% 19 i Crown Investments 54 -« i
Crown Investments £ Metro China Holdings Pte Ltd
2% A » Metro China Holdings Pte Ltd Bl {8 Metro
2E A © 419,300 I B 1) B3 Meren Pte Ltd#%575
ifl Meren Pte Ltd Ff Metro & & # 4 - IRIEFEH L
B & - Metro B4R A7 5 Il 88 Crown Investments
K Meren Pte Ltd#% 5 #9227,970,810 & f& 7 K&
419,300 R I R E R I =1 »

(6)  Metro 1 ONG Jenn 5t 4 & ONG Sek Hian 7%t 4 &
P45 434.43% N 34.43% HE %5 o IRIEE H R
B & B - ONG Jenn %t £ # 17 & 7 5 Bl £ Crown
Investments 52 Meren Pte Ltd # /& #7227,970,810 %
17 2 419,300 B (5 R #E B #E %5 < ONG Sek Hian
% & 448 B 9 B B Crown Investments &2 Meren
Pte Ltd % /5 #9227,970,810 A% A% 1 % 419,300 A% A%
AR RESS o LN - ONG Sek Hian %t 4 & 25
5 988,000 R A& 17 °

Notes:

(1

3)

(6)

The letter “L" denotes the person’s long position in the Shares or underlying Shares of the
Company.

Chance Again is wholly-owned by BVI Co. The entire issued share capital of BVI Co is
wholly-owned by HSBC International Trustee as the trustee of the WONG's Family Trust.
Mr WONG is the settlor and the protector of the WONG’s Family Trust. By virtue of the
SFO, Mr WONG is deemed to be interested in 417,593,500 Shares held by Chance Again
and 116,552,800 underlying Shares in relation to the PCSs held by Chance Again.

Ms LIU is the spouse of Mr WONG. By virtue of the SFO, Ms LIU is deemed to be
interested in all the Shares and underlying Shares in which Mr WONG is interested.

400,959,840 Shares were held by Caiyun, which is wholly-owned by YMCI. Accordingly,
YMCI is deemed to be interested in all the Shares and the underlying Shares held by
Caiyun.

227,970,810 Shares were held by Crown Investments which was in turn wholly-owned by
Metro China Holdings Pte Ltd which was in turn wholly-owned by Metro. 419,300 Shares
were held by Meren Pte Ltd which was in turn wholly-owned by Metro. By virtue of the
SFO, Metro is deemed to be interested in 227,970,810 Shares and 419,300 Shares held
by Crown Investments and Meren Pte Ltd, respectively.

Metro is 34.43% controlled by Mr ONG Jenn and 34.43% controlled by Mr ONG Sek
Hian. By virtue of the SFO, Mr ONG Jenn is deemed to be interested in the 227,970,810
Shares and 419,300 Shares held by Crown Investments and Meren Pte Ltd, respectively.
Mr ONG Sek Hian is deemed to be interested in the 227,970,810 Shares and 419,300
Shares held by Crown Investments and Meren Pte Ltd, respectively. In addition, Mr ONG
Sek Hian beneficially owned 988,000 Shares.
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Save as disclosed above, as at 30 June 2020, no person (other than a Director
or chief executive(s) of the Company) had any interests or short positions in
the Shares and underlying Shares of the Company as recorded in the register
required to be kept by the Company pursuant to section 336 of the SFO or
which would fall to be disclosed to the Company and the Stock Exchange
pursuant to the provisions of Divisions 2 and 3 of Part XV of the SFO.

Note:  Certain amounts and percentage figures included in this interim report have been
subject to rounding adjustments. Accordingly, figures shown as total sums in certain
tables may not be an arithmetic aggregation of figures preceding them.

*  For identification purposes only
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS

HE_Z-_ZFXA=+THIEANEAR - REEZ GUBTIIT)
For the six months ended 30 June 2020 — unaudited (Expressed in Hong Kong dollars)

BZEANA=1+HLAEA
Six months ended 30 June

—ECEE —E—hEF

2020 2019

T Tt

$'000 $'000

WA Revenue 3 254,026 280,717
BEEKAR Direct costs (121,697) (111,247)
EF Gross profit 132,329 169,476

BEYENHE(ER) S Valuation (losses)/gains on investment

& properties 9 (114,497) 58,758
Eaug A Other revenue 4 70,492 88,633
H b Wz F 78 Other net income 5 12,936 19,148
HEREHMAYT Selling and marketing expenses (18,658) (8,965)
THAY Administrative expenses (162,315) (208,516)
BN EH b EWIAER Impairment loss on trade and other

BEEE receivables (10,006) (14,923)
REERELWN (BE) - (Loss)/profit from operations

ZR (89,719) 103,611
ELEZD N Finance costs 6(a) (156,659) (180,529)
JE(L B & AR E 1B Share of losses of associates (1,012) (648)
JEEEE¥EE Share of losses of joint ventures (6,767) (13,274)
BREATEE Loss before taxation 6 (254,157) (90,840)
FrisHi Income tax 7 19,384 (68,284)
MREE Loss for the period (234,773) (159,124)
PN N= L Attributable to:

RANFIRERS AR B R 4T Rk 4% Equity shareholders of the Company and

SK A R] A% 55 A holders of bonus perpetual subordinated

([k ARTHARY B %)) A A convertible securities (“PCSs”) (211,393) (168,012)
FEFE AR A Non-controlling interests (23,380) 8,888
HREE Loss for the period (234,773) (159,124)
BRERE (Br) Loss per share (HK$) 8
R Basic (0.14) (0.11)
e Diluted (0.14) (0.11)

% 51 HZESIB MW B AR B4 —  The notes on pages 51 to 83 form part of this interim financial report. Details
o JEfTAN T RESS IR T ok A A #afg 5% of dividends payable to equity shareholders of the Company and holders of
%ﬁ/\ﬂﬁ R IBEA MR 18(@a) © PCSs are set out in Note 18(a).
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GeBEskHAMEERaR
CONSOLIDATED STATEMENT OF PROFIT OR LOSS AND OTHER COMPREHENSIVE INCOME

BE_Z-ZFRA=THEEREA-REEZCAUETIHIR)
For the six months ended 30 June 2020 — unaudited (Expressed in Hong Kong dollars)

BZEANA=1+HIEAEA
Six months ended 30 June

—E-EF —E-NEF
2020 2019
T T
$'000 $'000
HAEER Loss for the period (234,773) (159,124)
HREHEEWS (BRER Other comprehensive income for the
EHOERARKE) period (after tax and reclassification
adjustments):
H#A[fEE S EE 157 Items that may be reclassified subsequently to
HIEE - profit or loss:
— RGN B A B B TS R — Exchange differences on translation of
REEAREN =5 financial statements of foreign
subsidiaries (192,796) (18,113)
—EIREZE AR NAENEN — Share of other comprehensive income of
Hi 2 HERER associates and joint ventures (9,353) (4,403)
____________________________________________________________________________________________ (202149) .. .. (22316)
HR2HEKSEAE Total comprehensive income for the period (436,922) (181,640)
R AL AL Attributable to:
NN TIREZE AR TR N K AR A% Equity shareholders of the Company and
EHXFHAAN holders of PCSs (410,821) (187,606)
JEERRER Non-controlling interests (26,101) 5,966
HR2HEKSEAE Total comprehensive income for the period (436,922) (181,640)

ES1EESIAMMEARE PN B RE —

o\

B

The notes on pages 51 to 83 form part of this interim financial report.
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e MR R
CONSOLIDATED STATEMENT OF FINANCIAL POSITION

REZZBZEFRNA=+HE-REEZ UGBTI
At 30 June 2020 - unaudited (Expressed in Hong Kong dollars)

R-ZZE_EF —nF
~NB=+H +—-—A=+—H

At 30 June

2020
T
$'000

At 31 December
2019
Tt
$'000

ERBEE Non-current assets
"EYE Investment properties 9 6,287,331 6,297,551
HEE - BE&EE Other property, plant and equipment 9 189,740 199,049
6,477,071 6,496,600
mEEE Intangible assets 3,769 3,769
[EES Goodwill 40,736 40,736
NG oF - Interest in associates 7,577 8,739
REBhENER Interest in joint ventures 10 416,523 423,597
HEMemEE Other financial assets 1 1,345,602 1,338,322
e R IE Other receivables 225,318 210,027
REFTEE E Deferred tax assets 70,594 75,212
8,587,190 8,597,002
REEE Current assets
FEREME DA Inventories and other contract costs 12 10,147,757 9,921,176
H 5 N H YR IE Trade and other receivables 13 1,456,728 1,553,629
B HIE Prepaid tax 20,516 20,891
EMemEE Other financial assets 1 110,954 130,470
ZR &I R B ERFR Restricted and pledged deposits 14 2,796,331 2,612,642
ReRREFHEIEE Cash and cash equivalents 1,346,271 2,115,129
15,878,557 16,353,937
S RFBIELERN Investment properties classified as
REME held for sale 63,522 64,683
15,942,079 16,418,620
REBEE Current liabilities
B 5 N E A EN I Trade and other payables 15 3,579,014 3,646,717
aHaE Contract liabilities 47,538 58,577
RITERRAMES Bank loans and other borrowing 16 4,896,983 3,947,660
HEBaE Lease liabilities 24,804 31,604
FETRLIE Tax payable 171,855 716,509
JERHES Bonds payable 17 502,219 500,355
__________________________________________________ 9,222,413 8,901,422
REBEERE Net current assets 6,719,666 7,517,198
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e IR &
CONSOLIDATED STATEMENT OF FINANCIAL POSITION

RZZTZZFNA=+B—REEZCUBTIIR)
At 30 June 2020 - unaudited (Expressed in Hong Kong dollars)

R-B-2EF z

ANA=+H —A=+—H

At 30 June At 31 December

2020 2019

T Tt

$'000 $'000

HEERRBER Total assets less current liabilities 15,306,856 16,114,200

kRBERE Non-current liabilities

RITERREMBEE Bank loans and other borrowing 16 4,705,841 5,119,614

HERE Lease liabilities 43,879 48,613

RIERIE G (& Deferred tax liabilities 1,191,505 1,105,800

EEFE NET ASSETS 9,365,631 9,840,173
BAR&HE CAPITAL AND RESERVES

A& AR Share capital 18(a) 141,273 141,273

] Reserves 9,101,561 9,542,968

AREEBRBRRR KA Total equity attributable to equity
TR RS EE ARG shareholders of the Company and

BT holders of PCSs 9,242,834 9,684,241
FERER Non-controlling interests 122,797 155,932
ERAE TOTAL EQUITY 9,365,631 9,840,173

FS1EESIEMMFAKN AT HAIEIHRE —  The notes on pages 51 to 83 form part of this interim financial report.

5 -
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GEERBHR
CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

BE—Z_ZFA=THEREA-REEZCAVETIITR)
For the six months ended 30 June 2020 — unaudited (Expressed in Hong Kong dollars)

Atrbutable to equity shareholders of the Company

&
B RisE E ANk EiRR  AREE  ABR  REEM
Resenve
arising from PRC

Share Share  issuance Capital ~ Bxchange  statutory Retained controling

apta  pemim  ofACSs fESene B IESEIS profts Totd  interests

n n n D i 1 Tt n n n

$1000 §000 §1000 §1000 §000 l $1000 $1000 $000
WoE-RE-R-RNES  Balanceat 1 January 2019 138558 1951259 1435 8501 B14T) 481649 O711) 8739140 1058279 113717 106%,0%
BZCE-RERAZTAL  Changesin equity for the s months
~EAREED: ended 30 June 2019
BEH Aot forthe eod - - . - - - S (e (60 8B (14
ks Other comprefensive income - - - - (1959 - - -5 R s
cAkGEE Total comprehensive income - - - - (1959) - - (168012)  (187606) 506 (181,640)
BEERDFEEHRERLE suanceof ew sheres nder Pe-PO and
BERERESILAHHER  PostPO Share Opton Schemes 183l 16 8% - (63) - - - - e - bE)]
REBIATERESBRT  suance of new sheres upon comersion of
HiRf S 8a 200 - - - - - - - - -
REEENRHAEBORS  Fouly setld share-hased transactions 18b) - - - 143 - - - - 14% - 14%
BRABRERZERL Share options and awarded shares forfeted - - - - - - 2078 - -
BIFERIEREA-TINBAF Acuistion of addonal interestin 3
HENER subsidary from a non-<ontroling nerest - - - - - - ) N AL:] 33 15K
RS RS HEHB DAL Proceeds fom disposd ofnterets n
FigsE subsidais o anon-contrllng inerest - - - - - - B - B - B
LERRENRE Dhidends approved n

respect of the previous year 180 - - - - - - - o) ey - 1)

RZZ-RERRZTRNER Balance at 30 June 2019 274 192,195 g T @060 48164 B9 848149 10311064 119310 10430374
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mERaBER
CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

BE_Z-ZFRA=THEEREA-REEZCAUETIHIR)
For the six months ended 30 June 2020 — unaudited (Expressed in Hong Kong dollars)

Eff
Attrbutable to equity shareholders of the Company

] B EfGh  REEN
Reserve
afising from PRC
Share  issuance  Capitdl  Exchange  statutory Other ~ Retained controling
premium - of PCSs Tesenve TeSeIVe  TRSeIVeS Teserve ‘ [EEN
i i r n 1 1 i
§1000 §1000 §/000 §000 §1000
WoE-RELA-RIES  Balanceat 1 July 2019 14274 1,952,155 11,65 7127 (831,066) 481,649 (3279 8481449 10311064 119310 10430374
BZCE-RETZE=1-A Changesin equity for the six months
trBEAERES: ended 31 December 2019;
BREH Proftforthe period - - - - - - - W9 a9 M13 BI08Y)
EEhs Other comprehensie income - - - -y - - - s (0519
2EhREE Total comprehenshe income - - - - - - b9 s e (59130
BEENDREEHRERLE lsuance of new shares under Pre-P0 and
BERERESZEAHRR  PostPO Share Option Schemes 183 1) - - - - - - - 1) - ]
REEENRAAZRORS  Fouitysetled share-based transactions 180 - - - 13 - - - - 113 - 113
_PREREARRR | TosbMCsmoyess s s Mo Wl
RZB-1EFT2AZ1-H

i3] Balance at 31 December 2019 W3 192155 eSS 7830 (10408 486423 (3279 806178 968421 155932 9840173
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mEREEER
CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

BE—Z_ZFA=THEREA-REEZCAVETIITR)
For the six months ended 30 June 2020 — unaudited (Expressed in Hong Kong dollars)

KOARERREL
Attributable to equity shareholders of the Company
EG10A
ThREs "
Bt RftEE EENEE KAGHE  EXRE  GERR EGER  REERW 58 FERER

Reserve
arising from PRC Non-
Share Share  issuance  Capital  Exchange statutory Other  Retained controlling
apital  premium  ofPCSS  reseve  reserve  reseves  reseve  profits Total  interests
et o e n r r r r r n x
Note §1000 §1000 §000 §000 §000 §000 §000 §000 §000 §000

WoBBE-A-AHGH  BalanceatJanuary 2020 W3 195215 11,655 78350 (1004084 486423 (3279 8061748 9684241 155932 9840173

BEE-ZERAZTAL  Changesinequity forthesix months

~EAhEREE: ended 30 June 2020

il Lossfor the perod - - - - - - -3 M) B3R (B3

Lp2EhE Other comprehensive income - - - - (199428) - - - (1949 @) (o)

2ENGEE Totd comprehengie income - - - - (19948) - -3l o) @60 (6%

FERRENRE Diidends approved n

respect of the previous year 18¢) - - - - - - - (3058)  (30580) - (30586)

SUTHERREORE  Didedpidvamondigiest - - - - - - oo (e 0

W-B-BERAZTAMER Balanceat 30 Jne 2020 W3 195215 11,655 8350 (124351 486403 (3279 7819769 9242834 122797 9365631

FS1EES3EMM AR AT HIEIRE —  The notes on pages 51 to 83 form part of this interim financial report.
el
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EHGERERER
CONDENSED CONSOLIDATED CASH FLOW STATEMENT

BE_Z-ZFRA=THEEREA-REEZCAUETIHIR)
For the six months ended 30 June 2020 — unaudited (Expressed in Hong Kong dollars)

BZEANA=1+HLKEA
Six months ended 30 June

—g-%% e

2020
Fr
$'000

2019
T
$:000

e Operating activities
KEEBFBAE S Cash used in operations (365,999) (446,688)
B BRI PRC tax paid (407,358) (596,087)
REXBEFBAESTFE Net cash used in operating activities (773,357) (1,042,775)
REFEE Investing activities
HEHEM SR EENMSHRIEA Proceeds from disposal of other financial assets 175,130 908,233
BEHMESMEENK Payment for purchase of other financial assets (157,108) (1,466,810)
ME=ZFIREER Loans to the third parties - (307,167)
mEBtERHMNER Loans to joint ventures (6,545) (25,494)
REMEB=FHERMERIE Proceeds from loans to the third party - 122,867
B U F & Interest received 13,434 105,325
HEDEABIEREMNIREYMEF Deposits received from sale of investment

IR & properties classified as held for sale - 17,329
REEZSHFMBAEMBERE Other cash flows used in investing activities (5,605) (7,084)
RETEFRELE(FEA) Net cash generated from/(used in) investing

BReFH activities 19,306 (652,801)
MEEE Financing activities
FIBIRITER N EMIEEFT1S 58 Proceeds from new bank loans and other

borrowing 1,347,986 1,769,139
EERTERREMEE Repayment of bank loans and other borrowing (731,506) (2,153,231)
BB R EMEER AR Interest and other borrowing costs paid (320,526) (368,517)
BEHEIRER (M) R (Increase)/decrease in pledged deposits (184,716) 739,533
BENEEZERNIY Capital element of lease rentals paid (18,040) (17,585)
ERHEES MBS Interest element of lease rentals paid (2,045) (2,815)
BiE AR EFH Repayment of convertible bonds - (1,255,932)
B AR Rl = AR AR B Dividends paid to equity shareholders of the
Company (30,586) (91,757)

BERSEERERR S Dividends paid to a non-controlling interest (7,034) -
MIEIERRAE RS M E W B A RMEZE  Proceeds from disposal of interests in subsidiaries

FriSs8 to a non-controlling interest - 43,535
| JEE AR R 2 R 5K Repayment to a non-controlling interest (39,167) -
BEEBMEEEMB SRS Other cash flows arising from financing activities - 280




AT

EHRSEERER
CONDENSED CONSOLIDATED CASH FLOW STATEMENT

BE—Z_ZFA=THEREA-REEZCAVETIITR)
For the six months ended 30 June 2020 — unaudited (Expressed in Hong Kong dollars)

BZEANA=1+HLAEA
Six months ended 30 June

—E-EfF —E-NEF
2020 2019
T Tt
$'000 $'000
RMETBMELE(FBA) Net cash generated from/(used in) financing
L Bem®w  adtivites ... 14366 (1,337,350)
ReRFSEEEBERDFE Net decrease in cash and cash equivalents (739,685) (3,032,926)
R—BA—BWRERBESEEER Cash and cash equivalents at 1 January 2,115,129 5,488,739
EXgF e Effect of foreign exchange rate changes (29,173) 35,521
RAA=1TEHNERERERS Cash and cash equivalents at 30 June
£@EHEE 1,346,271 2,491,334
FS1EES3EMM AR AT HIEIRE —  The notes on pages 51 to 83 form part of this interim financial report.
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AS 2 12 TP S B R R B
NOTES TO THE UNAUDITED INTERIM FINANCIAL REPORT

(=B HEHASN  ABTTFIR)

(Expressed in Hong Kong dollars unless otherwise indicated)

NP BEREDIRBREEBRAERXZMN
BRARIES LR ZERWEGEX
BREBREBGHMAEG ((FEGM
~"g)EMRNTAEFEN(EEER
A B3RP Y HFH G REL - R
—ECEFNAZTNBERERE -

THMBRENRE-S-NFFEH
BHREAMRANERSTRRER
HEHRBR S _SFFETBHRE
MEBREHHIN ZERTHED
EE S FHITHNME2 -

RIBEBE B ERE4RER P R
BERBZEEEBFEHAE - BT RRR
MzEHE Bt RBRRETERRE
RAAREAEFEBERMAILEEZT
MEEEABRRSEHASSE ERE
BRIBEZEFEAFEER -

APHMBEREHEEREE M BRE
REEZAKGE - M ESAHBERERSR
BEREBARXR ((ARA] KEKB
AR (RBE(AEED BT -NEEFE
MR AR BN BRBEEHM
EEREANSEHRXZHNME - AEH
FeaTHMBRRLARMELTEE
BREBMBRESEN(EAMBRE
2R ]) mEBNUBREAFOREER -

THMBEREREEZ HEEEFTH
G AN EBAMEREE G A G HEM
MEBELEHNZEBELE 201054 EE4
LA BB KA & AT
EH -ESHEAMEBIBAEFTEN
B EMBEHNEGLA -

BASIS OF PREPARATION

This interim financial report has been prepared in accordance with
the applicable disclosure provisions of the Rules Governing the Listing
of Securities on The Stock Exchange of Hong Kong Limited, including
compliance with Hong Kong Accounting Standard (“HKAS") 34, Interim
financial reporting, issued by the Hong Kong Institute of Certified Public
Accountants (“HKICPA™). It was authorised for issue on 28 August 2020.

The interim financial report has been prepared in accordance with
the same accounting policies adopted in the 2019 annual financial
statements, except for the accounting policy changes that are expected
to be reflected in the 2020 annual financial statements. Details of any
changes in accounting policies are set out in Note 2.

The preparation of an interim financial report in conformity with HKAS
34 requires management to make judgments, estimates and assumptions
that affect the application of policies and reported amounts of assets and
liabilities, income and expenses on a year to date basis. Actual results may
differ from these estimates.

This interim financial report contains condensed consolidated financial
statements and selected explanatory notes. The notes include an
explanation of events and transactions that are significant to an
understanding of the changes in financial position and performance
of Top Spring International Holdings Limited (“the Company”) and its
subsidiaries (collectively referred to as “the Group”) since the 2019
annual financial statements. The condensed consolidated interim financial
statements and notes thereon do not include all of the information
required for a full set of financial statements prepared in accordance with
Hong Kong Financial Reporting Standards (“HKFRSs").

The interim financial report is unaudited, but has been reviewed by KPMG
in accordance with Hong Kong Standard on Review Engagements 2410,
Review of interim financial information performed by the independent
auditor of the entity, issued by the HKICPA. KPMG's independent review
report to the Board of Directors is included on pages 84.
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NOTES TO THE UNAUDITED INTERIM FINANCIAL REPORT

(BB EHEIAS ABTTIIR)

(Expressed in Hong Kong dollars unless otherwise indicated)

2

B BEREH
ERRHBAREEMATRAEELY
AEH M ERERNEBHB RS

AMERT -

o EBUBEEENEIRET - £
W

o FEAMBHMEERFEIR TEEF
ERFEIVR N BB HRSELE
THAER] - FUKRREANFE

s BAEMEABIRRBFBEHE
AL 8WRIERT - EARTE

BMETHEREANEEN AT HGKE
BRI 27| ANEBNANEHM BT
HEMNEERTBERABERZE -

S E MR FEREREE AT 5T HIRE AR
ERMBEAI SRR BT BM B RS
LA F16RMIERT B B COVID-19 497 £ )8
FRIBRIN ZIEFTIRHE—IBAITRE S S
A AEME ATFEECOVID-19Z B EE
By THEReEEBERNEEER]
MeEdZERSREAR (MW ERE
ERT) °

CHANGES IN ACCOUNTING POLICIES

The HKICPA has issued the following amendments to HKFRSs that are first
effective for the current accounting period of the Group:

. Amendments to HKFRS 3, Definition of a Business

. Amendments to HKFRS 9, HKAS 39 and HKFRS 7, Interest Rate
Benchmark Reform

. Amendments to HKAS 1 and HKAS 8, Definition of material

None of these developments have had a material effect on how the
Group's results and financial position for the current or prior periods have
been prepared or presented in this interim financial information. The
Group has not applied any new standard or interpretation that is not yet
effective for the current accounting period except for the amendment to
HKFRS 16, Covid-19-Related Rent Concessions, which provides a practical
expedient that allows lessees not to assess whether particular rent
concessions occurring as a direct consequence of the COVID-19 pandemic
are lease modifications and, instead, account for those rent concessions as
if they were not lease modifications.
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NOTES TO THE UNAUDITED INTERIM FINANCIAL REPORT

(=B HEHASN  ABTTFIR)

(Expressed in Hong Kong dollars unless otherwise indicated)

3 WARTDHEE 3 REVENUE AND SEGMENT REPORTING
REBZBERE X R (Em&IRE) The Group manages its businesses by divisions, which are organised by a
R BE DM D HERHER - KEE mixture of both business lines (products and services) and geography. In a
REBFEMAEEEETHREREASR manner consistent with the way in which information is reported internally
RERARERRERRAFHNANTE to the Group’s most senior executive management for the purposes of
Be s BRI E RS D o BmgE resource allocation and performance assessment, the Group has identified
D EbE BT E A T oI E 9 four reportable segments. No operating segments have been aggregated

to form the following reportable segments.

(@) 2BWA (a) Disaggregation of revenue
REIZEMIRBRIIEEFHIE Disaggregation of revenue from contracts with customers by major
NEBIDHEFPAELHWALT : products or service lines and geographical location of customers is as

follows:

BEAA=1THLAMEA
Six months ended 30 June

—g-%% e

2020 2019
F5 Fi
$'000 $'000

REBEHREEBE 159  Revenue from contracts with

HETHEEFEHKWA customers within the scope of
HKFRS 15
—HEMmE — Sales of properties 44,140 14,985
—-MEEBEREBRESKA - Property management and related
services income 93,970 111,119
— B RARBEKA — Education related services income 14,155 19,314
152,265 145,418
Hp SR WA Revenue from other sources
AW A Rental income 101,761 135,299
254,026 280,717
RMBUBESENEP Disaggregated by geographical location of
customers
—h B R EE — Mainland China 235,857 258,513
—BH — Hong Kong 18,169 22,204
254,026 280,717
BROMEDNEPELHWAREAM Disaggregation of revenue from contracts with customers and revenue

FIRIATT 7 3(0) T - from other sources by divisions is disclosed in Note 3(b).
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(BB EHEIAS ABTTIIR)

(Expressed in Hong Kong dollars unless otherwise indicated)

3 WARDEBERE ) 3 REVENUE AND SEGMENT REPORTING (Continued)
(b) B BEREEBEHR (b) Information about profit or loss, assets and liabilities
HA - RBRHEFAEESSETHRE Disaggregation of revenue from contracts with customers, revenue
EE}\EJ?M?EZE??Q?\E%EE);QEWE% from other sources as well as information regarding the Group’s
HERNEFSORADE - ity reportable segments as provided to the Group’s most senior

R R\ B S TR 5 26
BRBATX -

executive management for the purposes of resource allocation and
assessment of segment performance for the period is set out below.

VELE VES NEERRERER HERBRE
Property management Education
Property development Property investi and related semvi related servi

CECEE CE-NEF CECEE = -t 13

200 2019 2020 2020
fr i r T n
§1000 §000 §1000 i §1000

EEAFZTAIAER  Forthesivmontts ended 30 Jine

RENREFHUA Revenue from extemal customers 44,140 09 e 13529 B 1 14,155 19314 25406 280717
ARBUIA Infer-seqment revenue - - 0,18 381% 18,853 30475 - - 41,635 60,669
FEAIUA Reportable segment revenue 44140 14,985 124583 163493 112883 143,594 14,155 19314 295,661 341,386
BEAB(EE) /BA Reportable segment loss)profit
(5% eBimDA) (adjusted EBITDA) (48,447) (80.274) 1375 9,377 6,546 943 (2.489) (2570) 799 016
FRHERA Inerest income from bk deposis 18255 0697 i) 35 510 8 - - 19,048 38
EbHE4A Other teest ncome B9 2% - - - - - - BB MM
HER% Interest expenses
‘ (147,995) (169,699) (8,008) (8893 (374) (1,584) (280) (3%3) (156,659) (180,529)
BMAEREY Deprecifon and amortisaton for
the perod (14,59) (11,565) (2,0m9) (1,529 (506) (318 (348) (190) (17,521) (13602)
ZEREMERTE  impaimentlosson rade and other
HERE reciables @3 638 G Qs @ B - - (10005 (13509
RENRARE Valution osse)gins on inestment
(£8)/a propeties - - () s - - - S (1771 . Y
KrA=t8/ Asat 30 Jine3! December
FoAHA
REAYER Reportable segment assets 16,749,149 171353% 6246105 6240364 475,039 481,049 147,648 193594 23617941 24,010,363
gEBAR Reportable segment liabilities 11575397 11,791,688 955,202 954291 286,440 290833 57,683 59297 1281412 13,0%,109
WEDHBANTANGTER ZRIKE The measure used for reporting segment profit is “adjusted EBITDA" i.e.
AEEBITDA ] - IR FI S - B “adjusted earnings before interest, taxes, depreciation and amortisation”,
B ERBHAGHERN] A where “depreciation and amortisation” is regarded as including

FIITEREEI WS AERTEER
BEEMRERE T8 EHR
EBITDA | + REBE KB F 2 3 IEL

impairment losses on non-current assets. To arrive at “adjusted EBITDA",
the Group’s earnings are further adjusted for items which are non-

2 1t o, 3 4 B 7 62 B R (B 51 ) 2B Y recurring or not specifically attributed to individual segments, such as
BE (Bl EE A AT R A &R share of profits less losses of associates and joint ventures, other revenue
EFIREE - B A R U35 HEE - and net income, valuation (losses)/gains on investment properties,
BEMEGFEGEE) K- -E5 impairment loss on trade and other receivables and other head office or
Ko B A, FE UG SR TEDRUE S 18 DA I B A corporate expenses.

EEROEBL) e — HEE



TOP SPRING INTERNATIONAL HOLDINGS LIMITED 55
INTERIM REPORT 2020

ARAEE LT IR E e
NOTES TO THE UNAUDITED INTERIM FINANCIAL REPORT

(=B HEHASN  ABTTFIR)

(Expressed in Hong Kong dollars unless otherwise indicated)

3 WARDIBHRE 5 3
() METBURAREZHYEER

REVENUE AND SEGMENT REPORTING (Continued)
() Reconciliations of reportable segment revenue and

profit or loss

BEAA=THILEAEA

Six months ended 30 June

—E-EfF —T-hF
2020 2019
Fr T
$'000 $'000
KA Revenue
s EBUA Reportable segment revenue 295,661 341,386
7 BPE U A 88 Elimination of inter-segment revenue (41,635) (60,669)
REWA Consolidated revenue 254,026 280,717
B Profit or loss
RARNEEMINAZEF KL Reportable segment profit derived from
o EBEF Group's external customers 27,990 22,776
FEAGEEE QRSB Share of losses of associates (1,012) (648)
ElEaEEER Share of losses of joint ventures (6,767) (13,274)
E AU A R 5 R Other revenue and net income 83,428 107,781
B 5 K H b FEUURIA Impairment loss on trade and other
DERIEY SR receivables (10,006) (14,923)
e R Depreciation and amortisation (20,191) (16,517)
=D Finance costs (156,659) (180,529)
BEYERNGE (BB, Valuation (losses)/gains on investment
e properties (114,497) 58,758
ROTBIMBREFEME Unallocated head office and corporate
expenses (56,443) (54,264)
LEBRBAIEE Consolidated loss before taxation (254,157) (90,840)
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4 HWA 4 OTHER REVENUE

BEAA=THILEAEA

Six months ended 30 June

—E-EF —T-NEF
2020 2019
T T
$'000 $'000
RIT R BUA Bank interest income 19,471 37,826
H A B UA Other interest income 28,939 24,286
REHEKATENEREE Interest income on financial assets
FEMBA measured at amortised cost 48,410 62,112
REKEHE (RITEWE Rental income from operating leases,
BRAERIN AES A other than those relating to investment
properties 12,183 19,880
H b AR AGUA Other service income 1,577 3,881
HAtn (F&E) Others (Note) 8,322 2,760
70,492 88,633
M BE—T-_TFA=THILEHE - Hi=E Note: During the period ended 30 June 2020, others mainly represent the government
ERAKERDHBAHGE  TEHET grants received by the Group which are mainly related to subsidies for staff
BB A Al FE COVID-19 = IE BB N B B retention, interest in bank loans, operation supporting of industrial capital
I -SRITERFE EXEEREDLEIE headquarters and compensation for salaries paid to employees received by certain
RENEEHHENMRLEH - subsidiaries related to Covid-19 pandemic.
33
5 Hittlz=FH8E 5 OTHER NET INCOME

BZEAA=THLEAEA
Six months ended 30 June

—g-%F —T-NnE

2020 2019
F 5 F7
$'000 $'000

BARBEFABZHNSEEE  Fairvalue gain on financial assets measured

NABEERE at fair value through profit or loss
("FVTPL") 8,117 15,002
b 5 U 205 58 Net exchange gain 4,879 3,901
HELEYER D EAZE/ELE  Netgain on sale of investment properties
IR E M ENIN S IFE and investment properties classified as
held for sale - 1,189
MR ITA R RESELEREE  Amortisation of loss arising from the
issuance of convertible bonds - (1,858)
HAh Others (60) 914

12,936 19,148
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6 FRBIATEIR 6 LOSS BEFORE TAXATION
BRAATES BRI, (Gt A) LT B IE% Loss before taxation is arrived at after charging/(crediting):
PR

BZEAA=THLEAEA
Six months ended 30 June

ZEZEF —E-hF
2020 2019
T T
$'000 $'000
(a) A& R A (a) Finance costs
BIEZ D EMEERNS Interest on bank loans and
other borrowing 297,275 281,133
HEEEHFE Interest on lease liabilities 2,045 2,815
FE IR AR E RS B T B Interest on amounts due to
non-controlling interests - 5,181
FEREHF TS Interest on bonds payable 24,207 45,079
AR ESFF B Interest on convertible bonds - 7,610
HEfEEAR Other borrowing costs 6,616 6,267
330,143 348,085
B BAEREEE Less: Amount capitalised (173,484) (167,556)
156,659 180,529
(b) E TR A& (b) Staff costs
e IE&E‘H@?‘JE Salaries, wages and other benefits 88,675 118,440
AT S8 ZUR RS 2t 2k Contributions to defined contribution
) retirement plans (Note) 4,061 5,853
PRSI HD T HEE Equity settled share-based payment
expenses - 1,436
92,736 125,729
B R COVID- 9B EZE . B E — Note: Due to the impact of COVID-19 pandemic, a number of policies including the relief
« \)5] ﬁ_ﬁﬁﬁﬁglﬁﬁzﬁﬁ’@%ﬁﬁ{%[ﬂ:%%? of social insurance have been promulgated by the government since February 2020
BB B B - A E BT to expedite resumption of economic activities, which contributed to the relief of
A=+ A EE @iﬁ*%‘; %T;FEZZK certain cost of defined contribution scheme during the period ended 30 June 2020.

BFTREE -
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6 PBRTAIEIE @ 6 LOSS BEFORE TAXATION (Continued)

BZEAA=THLEAEA
Six months ended 30 June

—E-EF —E-NF
2020 2019
Fx T
$'000 $'000
() HfhiEE (c) Other items
I8 I Depreciation and amortisation

— B K — plant and equipment 4,873 2,443
—EREEE — right-of-use assets 15,318 14,074
20,191 16,517
BEHEMEMNKAR Cost of properties sold 24,885 8,895

YRS WA Rental income from investment
properties (101,761) (135,299)
W BEEXH Less: Direct outgoings 9,686 10,232

(92,075) (125,067)
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7 FiB®H 7 INCOME TAX

BEAA=THLEAEA
Six months ended 30 June

Se s e

2020 2019
Fr T

$'000 $'000

AHABL1E Current tax
FREIPEMEH Net reversal for PRC Corporate
(TREEFRSM ) BB RE Income Tax (“CIT") (129,753) (120,340)
+ IR E R ([ IR ER ) Net provision for Land Appreciation Tax
BmrE ("LAT") 875 7,580
TR Withholding tax 519 1,275
(128,359) (111,485)
BB IE Deferred tax
TR E S REE Origination and reversal of temporary
differences 108,975 179,769
(19,384) 68,284

RERBEZES (RBEEZES]) &
MERSHRRARRG  NEBE AR
MRBRIEE M SR BNEMMEY o

HRAEENETEHNBRARARBE_F
CEERCE-AFRA=THLERE
A I BREE R B B 4 B8 RIS T A
ARIRLAR - MW BT BN GHEE
HETZEBRUERBRBOEENE
NEIRSN BB G EER16.5%F

TEMBHBENIRAEB AR A
MBS A B BT E SR A R /9 4B B R A
TEMEBHMEAE MZEFERIR
B BRM AR TS B R KR GIEE -
HE-_Z-_ZFNA=+BIAEAN
BACENMBSHRMEAR2% (HEZZT
—NFEANA=ZFTRHIERER 25%) -

AEBMATERNBEEERMERENDE
MERBBENREMEAIZR T HIZERE
LA30% 2 60% K 2 3 7 R S 49 - s 32 (B
o MARBRE R ARG - LHBER IR
EVMEMSFERATNTHAS (BELH
FHERAESL BERARMBAEE
BYEBREAI)GE -

Pursuant to the rules and regulations of the British Virgin Islands (“BVI")
and the Cayman Islands, the Group is not subject to any income tax in the
BVI and the Cayman Islands.

No provision was made for Hong Kong Profits Tax as the Group’s Hong
Kong subsidiaries did not earn any assessable profits subject to Hong
Kong Profits Tax for the six months ended 30 June 2020 and 2019, except
for the Hong Kong subsidiaries in principal activities of education related
services, which calculated the provision for Hong Kong Profits Tax at
16.5%.

The provision for CIT is based on the respective applicable CIT rates on the
estimated assessable profits of the subsidiaries in Mainland China within
the Group as determined in accordance with the relevant income tax rules
and regulations in Mainland China. The applicable CIT rate was 25% for
the six months ended 30 June 2020 (six months ended 30 June 2019:
25%).

LAT is levied on properties developed and investment properties held
by the Group in Mainland China for sale, at progressive rates ranging
from 30% to 60% on the appreciation of land value, which under
the applicable regulations is calculated based on the proceeds of sale
of properties less deductible expenditures including lease charges of
land use right, borrowing costs and all qualified property development
expenditures.
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7

PR % o)

ARRG—FHBIIEERRRRNES
WA R B R RS WA B TR -

AR EREERERSE —MB A
RGN L EER  RBERIAH
+ b 3% {E B 3R TE 342,265,000 7% 7T (&
E-FET-NAENA=+BIEANEAR:
570,196,000/ JT) # #% A& 7] 18 1& % AT
BHE - A NBEFERENCEMS
REERERcBmERECHBEEE
EERAE W EHBEE T _TF A

=+ B R A B R WA E
pe.
BRER

() EREXEE

&:Kl: 7—7£'E/\ﬂ +E|_|J:/\
BAMES/RERNEIBEARAE
R ERKATBRBEESRIZEA
JEAL B8 211,393,000 7T (B &
—E-NAFEXRNAZTHIEANEA:
168,012,000 7T) & B E 817 10
HE S 15 A% $11,529,286,000 f% (B &=
TE-NAFEXRNAZ+THIEANEA:
1,529,258,000 %) st & a0 T ¢

INCOME TAX (Continued)

Withholding taxes are levied on rental income and related services income
earned from an overseas joint venture by the Company.

During the period, as a result of clearance of LAT settlement of a
subsidiary by the respective tax bureau, LAT payment of HK$342,265,000
(six months ended 30 June 2019: HK$570,196,000) made in the period
is considered CIT deductible. Accordingly, a provision of CIT in prior
years and the corresponding deferred tax assets with same amount were
adjusted. There is no net impact to the consolidated statement of profit or
loss in the period ended 30 June 2020 in this respect.

LOSS PER SHARE

(a) Basic loss per share

The calculation of basic loss per share during the six months ended
30 June 2020 is based on the loss attributable to equity shareholders
and the holders of PCSs of the Company of HK$211,393,000 (six
months ended 30 June 2019: HK$168,012,000) and the weighted
average number of 1,529,286,000 shares (six months ended 30 June
2019: 1,529,258,000 shares) in issue during the period, calculated
as follows:

BZEANA=1+HLAEA
Six months ended 30 June

- ot 23

—ET—NF
2020 2019
T S

$'000 $'000

AATEEBRRE KA TR Loss attributable to equity

BHEEEAEGER shareholders of the Company and
the holders of PCSs (211,393) (168,012)
TR F AR
‘000 ‘000
EFEERE (TR) Weighted average number of shares
(thousand shares)
BEITEBER Issued ordinary shares 1,412,733 1,385,576
EITEERENTE Effect of share options exercised - 129
E}T@—Kﬁ—ﬁﬁﬁx %E’] 2  Effect of PCSs converted - 9,099
BITAR(Z—EER Effect of bonus issue of shares
KAFHRE ) & (with PCSs as an alternative) 116,553 134,454
IR AR £ Weighted average number of shares 1,529,286 1,529,258
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8 BREE®
(b) EREEER
HE-T-_TER-T—NEAR
=B kB B Y R 5 1E
SREAEBER  FEEBAHNY
RITEMEREYSREASBA
}iﬁ& E/iio

9 REVX HMYWE BE
K#fE

() ERAEEE
%Z:n;fjfy FRAZFTHILEAME
CAREBCEHERBRLRERNEE

4%1@%%@ F L RIRNEE A
&AEE 10,281,000 T (HE=_T— A
FRA=FHIEAEA : 46,831,000
BIL) ©

ﬁi Tf'E/\)E] +E|JJ:/\{
A M%IENE TERIS BB R
J 352 B Il 4 e LA 38 LE COVID-19 /5 &
ZHNESEEMFITNERANHE
SR e PHREAEETE RED
AEMFSEHALT

Offices

NS

8 LOSS PER SHARE (continued)

(b) Diluted loss per share
The diluted loss per share for the six months ended 30 June 2020
and 2019 is the same as the basic loss per share as the outstanding
share options during the period have an anti-dilutive effect to the
basic loss per share.

9 INVESTMENT PROPERTIES, OTHER PROPERTY,
PLANT AND EQUIPMENT

(a) Right-of-use assets
During the six months ended 30 June 2020, the Group entered
into a number of lease agreements for use of office buildings,
and therefore recognised the additions to right-of-use assets of
HK$10,281,000 (six months ended 30 June 2019: HK$46,831,000).

During the six months ended 30 June 2020, the Group received rent
concessions in the form of a discount on fixed payments during the
period of severe social distancing and travel restriction measures
introduced to contain the spread of COVID-19. The amount of
fixed and variable lease payments for the interim reporting period is
summarised below:

BE-_Z_ZEXA=1THILXEA
Six months ended 30 June 2020

Fixed COVID-19
payments rent concessions
COVID-19
HERRE
Ft
$'000

Total
payments

T RAHE
Tt
$'000

ERRSEN
Tt
$'000

2,395 234 2,161

T2 PT#EERE - AEE DR FERM
EEMBHRELEE165EET A
E BHRHCOVID-1969F 2 % - I
ERAZETHASEER AN ERNY
FiBEGERBASHEIELMATITHE
BHH* -

As disclosed in Note 2, the Group has early adopted the Amendment
to HKFRS 16, Leases, Covid-19-Related Rent Concessions, and has
applied the practical expedient introduced by the Amendment to all
eligible rent concessions received by the Group during the period.
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9 REWE H
k&t

wW=E BB

(43
(#8)

(b) BERLE

(o)

BHE_Z-_ZFXA=ZFTHLAHE
A AEE KA 4,325,000 7T (&
“E-AFENAZTHIEANEA -
3,250,000 T) BEME - BE &
BEER -
éti ZEFERNAZTHILEANE
$E@wm$141 742,000 7T
@ —E-NAFARAZTHLEAE
R:EIBEREYE -

HE—_Z-_ZTF A= +E]JJ:/\{I
A Eﬁ%ﬂ%ﬁﬂﬁzsaooo%ﬂ@
E_T-NFRNA=ZTHIEAREA:
349,00078 ) W% B E K& E
HH o

&8
BREWMER _ZE_TFXA=1H
E’Jfﬁﬁﬂﬂ%i/ﬁuiﬁﬂiﬁﬁm%%ﬂﬁ
REIEH - ZBEMITHE TS
ﬁ%‘%ﬁ\JgEﬂi%@@E H T #
HELREEEMGEERENER
A TR — 3 5 A0 AR Bl B0 9 3 o T ULt £
BEEFANBESZEEAR-F
—NE+ZAETHEEMBRNT
SEHER o

BE-_Z-_ZENA=Z+HILEAE
B EHBREREMENERER

S fBIE U 221,530,000 T (B ZE =
E-NENA=ZTHLENER &)

AR A BB 18 136,027,00078 7T
(BEZZ—NEXA=ZTHILXE
A+ DR {B{E Uk 558,758,000 IT)
ERBANGZABSERNER -

RE @E’J%?&’é%%%&ﬁ@i
wREFEAEERURISRITE
BRFIEENHE 16

9

INVESTMENT PROPERTIES, OTHER PROPERTY,
PLANT AND EQUIPMENT (Continued)

(b) Acquisitions and disposals

(o)

During the six months ended 30 June 2020, the Group acquired
items of property, plant and equipment with a cost of HK$4,325,000
(six months ended 30 June 2019: HK$3,250,000).

During the six months ended 30 June 2020, the Group acquired an
investment property with a cost of HK$141,742,000 (six months
ended 30 June 2019: nil).

During the six months ended 30 June 2020, items of property, plant
and equipment with a net book value of HK$253,000 (six months
ended 30 June 2019: HK$349,000) were disposed.

Valuations

Investment properties were revalued at 30 June 2020 by an
independent firm of surveyors, Cushman & Wakefield Limited,
who have among their staff Members of The Hong Kong Institute
of Surveyors with recent experience in the location and category
of property being valued, using the same valuation techniques as
were used by this valuer when carrying out the December 2019
valuations.

During the six months ended 30 June 2020, a fair value gain of
HK$21,530,000(six months ended 30 June 2019: nil) upon the
transfer, and a loss on fair value of HK$136,027,000 (six months
ended 30 June 2019: a gain on fair value of HK$58,758,000) in
respect of existing investment properties had been recognised in the
consolidated statement of profit or loss for the period.

The Group's certain investment properties and other land and
buildings were pledged to secure bank loans, details of which are set
out in Note 16.
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10

11

REELENRER

RE LD ER L E Z B HE Silver Pond
Investment Pty Ltd. ([ Silver Pond J) &9
% 167,394,000 (ZE—NLF+= A
=+—H : 182,899,000 7T ) LA K 2 1+
Silver Pond {78 180,804,000/ 7T (=&
—nFE+=ZA=+—H:171,280,000%
TL) c BEER - R ETIRFFE65% &
58% T EARR=FARAUE - ZEBE
ELEBRENBKRR  GELEE DR
PR S M IR = 0 AR B5 48 R 3
ZAEBETEREEREL -ZEERA
HEBRZEAECEESHEMRE &
ETHNZSEINSEFTEZMRLE
Rt BAFZEEDERGT RINR
MERZFEMNEABREAEEERATA
EE Al WEEFEBRAEEREE
RNElZ BAERE 2 HERCER D W IR L FERR o

HttEMEE

FEENHR

FFRHEREAE EMRAES

Non-current

10 INTEREST IN JOINT VENTURES

Interest in joint ventures mainly included the investment in Silver Pond
Investment Pty Ltd. (“Silver Pond”) of HK$167,394,000 (31 December
2019: HK$182,899,000) and an amount advanced to Silver Pond of
HK$180,804,000 (31 December 2019: HK$171,280,000), which was
unsecured, interest-free or interest bearing at 6.5% and 5.8% per annum
and recoverable within three years. In accordance with the terms of the
joint venture agreement, both parties to the joint venture have provided
loan capital to the joint venture in proportion to their shareholdings and
under equal terms. The loans are subordinated to the other financing
obtained by the joint venture. Repayment of any amount of the loan
requires both ventures’ approval and is subject to the joint venture
having sufficient assets after taking into account the external financing
and accumulated profits. Accordingly, the shareholders’ loan forms an
integral part of the Group’s equity investment in the joint venture and is
recognised as such.

11 OTHER FINANCIAL ASSETS

R=-ZB-2F
~NA=1H
At 30 June December

2019

2020
Fr T

$'000 $'000

Unlisted equity securities not held for

trading 89,934 100,701

LEBHFREESEN Units in private security investment
funds - 5,931
RHEFH Trading securities 41,694 44,935
U E = A Receivables from the third parties 0) 1,174,462 1,152,029
EASmMNE Hybrid financial investments (ii) 39,512 34,726
1,345,602 1,338,322

BN HA Current

BEERKRE Hybrid financial investments (ii) - 100,464
U E =) 5iE Receivables from the third parties 0) 12,808 14,914
128 EE Wealth management products 98,146 15,092
110,954 130,470
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11 EEmEE &)

X

(U]

(ii)

BRE=ZFREDERAAREBESRFN
E-HERMIA - ZESHEENGEED
WEEERRE  ZERFEERSEENET
5 SRR 8 A BUR R RER - W B (E T
EZHEZ - BN BAABESABREN
SMEEELENNEERIER1,676,000%8
T(BEZZE-NAFARA=Z+TBEIEANEAR:
252,171,000 7T) °

RESRMREBEURIRETNEBIRE
FERERB15% M EWHTRETHRENA5%
R RARBESELEIEAE =A%
BITA -ZEeRMEEMNBEDRMEEIER
i ZEMNFEAEELNLTSEEE
B H AR RBRE - YHEENEERE
Z-HABLEBRESRIRE  WHEA
1,348,000/ T (BHE-_ZE—LENA=1H
IEREA &) MERRAAEBEBET AR
mReERRENRABEKER 1,996,000
BLT(EE_Z-NAFNA=+ALAMEA:
) o

12 GEREMEHRAX

11 OTHER FINANCIAL ASSETS (Continued)

Note:

@

(ii)

Receivables from the third parties are classified as level 3 financial instruments in
the fair value hierarchy. The valuations of these financial assets are derived from
valuations models which require a number of inputs and assumptions which
are not observable from market data and which are significant to the entire
measurement. During the period, the fair value loss on financial assets measured
at FVTPL amounted to HK$1,676,000 (six months ended 30 June 2019: a gain of
HK$2,171,000).

Hybrid financial investments include debt investments to the investees with interest
bearing at 15% per annum plus 45% equity return on the residual value of the
investees, which are classified as level 3 financial instruments in the fair value
hierarchy. The valuations of these financial assets are derived from valuations
models which require a number of inputs and assumptions which are not
observable from market data and which are significant to the entire measurement.
During the period, partial hybrid financial investments were disposed with gain
of HK$1,348,000 (six months ended 30 June 2019: nil) and the fair value gain
on remaining hybrid financial investments measured at FVTPL amounted to
HK$1,996,000 (six months ended 30 June 2019: nil).

12 INVENTORIES AND OTHER CONTRACT COSTS

R=B=THF
~HA=1H
At 30 June

R_ZT—NF
+=-B=+—8
At 31 December

2019
Tt
$'000

2020
FTr
$'000

MERR Property development
FEERTPHAELM Leasehold land held for development
for sale 707,332 707,332
BEHE HERRTYE Properties held for/under development
for sale 7,431,217 7,073,589
FECBRIWE Completed properties for sale 2,001,852 2,132,496
10,140,401 9,913,417
Hih % Other operations
KEBBEDRHER Low value consumables and supplies 7,356 7,759
10,147,757 9,921,176

AEEETHERRTOERFERR
IYEEERURGRITERLEME
B FIEENKE16

The Group's certain properties under development for sale and completed
properties for sale were pledged to secure bank loans and other
borrowing, details of which are set out in Note 16.
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13 EZRHEMEWKIE 13 TRADE AND OTHER RECEIVABLES
REBERR BRESERGFAES R As of the end of the reporting period, the ageing analysis of trade debtors
E g sE) RigEEH B ENKREE (which are included in trade and other receivables), based on the invoice
BENRROTWOT - date and net of loss allowance, is as follows:

R-B=®E  H-T-NF
ANB=+H +=—A=+—8©
At 30 June At 31 December

2020 2019

Fx Tt

$'000 $'000

—@AA Within 1 month 48,065 43,584

—EBAE=@A 1 month to 3 months 13,569 16,464

=@BA=EXMEA 3 months to 6 months 9,466 12,349

NEAE—F 6 months to 1 year 6,718 11,556

FEUE SR (F0k BB B ) Trade debtors, net of loss allowance 77,818 83,953

E b E MR (FOBRES 1B B %) Other debtors, net of loss allowance

(B G)) (Note (i) 573,038 506,193
B FE B E RS R Less: amount to be recovered more than

... Oneyear ... [(225318) (210,027)

347,720 296,166

BREBHERATENEREE Financial assets measured at amortised cost 425,538 380,119

B KB FIE () Deposits and prepayments (Note (ii)) 1,031,190 1,173,510

1,456,728 1,553,629




REEREEERAHE
66 —zomemEs

ARAEE 2P 55 S M
NOTES TO THE UNAUDITED INTERIM FINANCIAL REPORT

(BB EHEIAS ABTTIIR)

(Expressed in Hong Kong dollars unless otherwise indicated)

13 EZREMBEWRERE@ 13 TRADE AND OTHER RECEIVABLES (Continued)

B ok Notes:
()  EfbEWERIE (FBREERE) FHBEImT (i) The details of other receivables (net of loss allowance) are set out below:
R-ZB-FTF
ANA=tH
At 30 June At 31 December
2020 2019
Fx T
$'000 $'000
RE=ZFREER ) Loans to the third parties (a) 301,647 302,447
fEU — A A ERIE (D) Amount due from a joint venture (b) 28,620 25,955
HAth (o) Others (c) 242,771 177,791
573,038 506,193
(@ MZZEZZTFRNA=1+H BEE= (@) As at 30 June 2020, apart from the loans to the third parties of
77 E 201,647,000 T (ZE—Hh HK$201,647,000 (31 December 2019: HK$202,447,000) which are secured,

F+=HF=+—H 202,447,000
) (ZERBBIER - REFE13%
PR CBEAR—FRER I A
ERETABER  RFFNE3IL45%E
13% 58 - WA R —FAUE o

interest-bearing at 13% per annum and repayable after one year, all of the
balances were secured, interest-bearing from 3.45% to 13% per annum and
recoverable within one year.

(b) R-ZE-_ZFEXA=1+H ZHES (b)

As at 30 June 2020, the amount is unsecured, interest-bearing from 18%

EEA - RFRE18% FE20% 5 8
(ZE—NF+ZA=+—H:18%
F20%) + WATEESRURE -

RZZZZTFXA=1+AH BRELR
R—FREEBENMNE=FERE
B2 FE U F B.23,671,0008 T (= F
—NnF+=A=+—H :7,580,000/%
TO)AN  FTE BRI R —F AR E -

(i) mERIENFAEFEHINOT

(ii)

()

to 20% (31 December 2019: 18% to 20%) per annum and recoverable on
demand.

As at 30 June 2020, apart from the interest receivables related to the
above loans to third parties repayable after one year of HK$23,671,000 (31
December 2019: HK$7,580,000), all of the balances were recoverable within
one year.

The details of deposits and prepayments are set out below:

R=B=FF —nF
~NA=1+H +=A=+—8
At 30 June At 31 December
2020 2019
Fx Fiz
$000 $'000
e B {50 FR A Y TR A 3R Prepayments for acquisition of land use rights 744,230 757,677
L B8 ) 5 ) FE S R IE (a) Prepayments for acquisition of properties (a) - 143,426
HAt Others 286,960 272,407
1,031,190 1,173,510
(@ HARBEMERE AEEMNKE (@)  During the period, the property ownership certificate was obtained and the
EWEREREME - prepayments were transferred to investment properties.

(i)  AEEETEREES S EFIEREIRRTT
ERMER  FIEENME16-

(i)

Certain rental receivables of the Group were pledged to secure bank loans, details
of which are set out in Note 16.
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14 SREREEHER 14 RESTRICTED AND PLEDGED DEPOSITS

SR HI77 3R (M RE @) Restricted deposits (Note (i) 48,985 49,880
B35 377 30 (BT R Gi)) Pledged deposits (Note (ii)) 2,747,346 2,562,762
2,796,331 2,612,642

B3 Notes:

(i) RIBEABREENEREALN  AEESTHET (i) In accordance with relevant construction or redevelopment contracts, certain of
MERZFBEENFENE A REREER the Group’s PRC subsidiaries with property development projects are required
TERPHEHRE TRENTR - BIIEATaER to place at designated bank accounts certain amount of deposits for potential
MHEREEERERENEERARHRIE default in payment of construction costs payables to the relevant contractor or fulfil
AR BT E TRE - ZZEREX certain obligations to the relevant government. Such guarantee deposits will be
HERME R BT RN A BITE E 1R RERR © released after the settlement of the construction costs payables or fulfilment of the

obligations.

iy BEFAFREASEERTRITUERR (i) Pledged deposits represent deposits pledged to banks to secure banking facilities
TTRE RTFEER © 2,746,684,00078 L F 3 (= granted to the Group. Deposits amounting to HK$2,746,684,000 (31 December
T—-hFE+=-A=+—H:2,561,968,000 2019: HK$2,561,968,000) have been pledged to secure bank loans and other
BT BEEAURBR -—FREENRTE borrowing repayable within one year and are therefore classified as current assets.

REEMEE AU ERRBDEE -

AEBETFROGFHRERBERUTEIE The Group’s certain bank deposits which were pledged as securities in respect of:
BHEIR
Pt BT
~NA=+AH
At 30 June At 31 December
2020 2019
Fir T
$'000 $'000
BITERK Bank loan facilities 2,746,684 2,561,968
BITRTFAEEVEERD Mortgage loan facilities granted by the banks to
RIBER purchasers of the Group’s properties 662 794

2,747,346 2,562,762
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BEZREMEBNRE

15 TRADE AND OTHER PAYABLES

R=ZB=-%F R=ZF—NF
ANB=1+H +=-—A=+—H
At 30 June At 31 December

2020 2019

SFoe T

$'000 $'000

FEE 28R (B REG) Trade payable (Note (i) 215,376 163,595
Hith RN BT B A Other creditors and accrued charges

(B &% Gi)) (Note (ii)) 2,205,272 2,265,184

J& S SRR A s TR (P A (i)

Amounts due to non-controlling interests

(Note (iii)) 1,039,132 1,092,459
BEENATENSREE Financial liabilities measured
at amortised cost 3,459,780 3,521,238
HekEMze Rental and other deposits 92,500 98,062
TR FRIA Receipts in advance 26,734 27,417
3,579,014 3,646,717
BIEE - Notes:

@

(ii)

(iii)

R|EHR - 5T AE S REM RN RIBRR
N B ZEFRRIFERE A PNREITAOT -

@)

Included in trade and other payables are trade payable with the following ageing
analysis based on the invoice date at the end of the reporting period:

R=ZZ=-ZF
NA=1+H
At 30 June

—EARE AR EEREE Within 1 month or on demand 81,515 69,622
—@EABEB=EAKEH 1 month but within 3 months 62,521 43,168
—{@ BB NE A A E E 3 months but within 6 months 28,501 21,872
NE A& e —F R E 6 months but within 1 year 32,385 22,790
—FI1B 5 Over 1 year 10,454 6,143

215,376 163,595

AEBPAAEEMEMERRETERES
R—FANEE SR BRALE EEREE
B—$4%51,764,181,0008 T (Z T —H
F+=-HA=+—H :1,796,425,000/% JT) &
HERIN ZeERABBEETFTERAORLR
BEMENGEE MZSWEBBHERB
B—FREE -

2 BFE 5 9F 42 AR #E %5 3R 7E 1,039,132,000
BEr(ZE—hAhE+=-A=+—8:
1,092,459,00048 70) AEIEH - £ 8 - WA
EEREE -

(ii)

(iif)

All of the Group’s other creditors and accrued charges are expected to be settled
or recognised as income within one year or are repayable on demand except for
an amount of HK$1,764,181,000 (31 December 2019: HK$1,796,425,000), which
presents estimated value of future settlement properties to be compensated to
residents, which is expected to be settled after more than one year.

All of the amounts due to non-controlling interests of HK$1,039,132,000 (31
December 2019: HK$1,092,459,000) are unsecured, interest-free and repayable on
demand.
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16 RITERRHEMEER

16 BANK LOANS AND OTHER BORROWING

R-ZZ-ZEFRA=1+RH ROTEXK
HpfEEANMT

At 30 June 2020, the bank loans and other borrowing were analysed as
follows:

R=-B-THF
~NA=1H
At 30 June At 31 December
2020 2019
Fr T
$'000 $'000
RITER Bank loans
—BHE#H - Secured 8,672,728 8,132,594
HibgE Other borrowing
—BHE#H - Secured 930,096 934,680
9,602,824 9,067,274

RZEBE_ZBFENA=1H BEFAHHE
HMEERERNEE —ERE -BEXRF
ME1B3%(ZE—NF+ZA=+—8:
13%) 52+ LAZSE [P &8 2 5] /9 B BA
RAEEEGETZEWBRATHE TIRE
BERERER -

RZE_FBFNA=1H K&EHIRT
BERA H£ AR®207,500,0007T (FBER
227,099,000 L) (ZE—NF+=A
=+—H8: AR%207,500,000 T (8%
231,249,000 7% 7T ) ) I 48 5 & e h0 A 22
Hoe FMTEREHETEEERN MK
BARRBRERRABE M EERMNA
FARAREGEZRETFKF - FBITE
REHR_E-_TFENA=Z+THNEA
FBARERASERREDEE -

At 30 June 2020, the secured other borrowing was from a shareholder
of the Group. The borrowing is interest-bearing at 13% (31 December
2019: 13%) per annum and secured by equity interest in subsidiaries
within the Group and certain shareholders’ loans lent by the Group to the
subsidiaries.

At 30 June 2020, bank loans of the Group totaling RMB207,500,000
(equivalent to HK$227,099,000) (31 December 2019: RMB207,500,000
(equivalent to HK$231,249,000)) were not in compliance with the
imposed covenants. Such non-compliance primarily related to a subsidiary
which failed to achieve certain monthly rental income earned from
the underlying properties at the end of the reporting period. All of the
above bank loans were classified as current liabilities in the consolidated
statement of financial position at 30 June 2020.
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16 RTERRHEMERE @ 16 BANK LOANS AND OTHER BORROWING (Continued)
RZBEZZTFRNA=TH RITEXRK At 30 June 2020, the bank loans and other borrowing were repayable as
HihigBEaERIERMT - follows:

R-BE-ZHF N
~B=TH +=-—A=+—H
At 30 June At 31 December

2020 2019
o T
$'000 $'000
—FRIBAFARBERS Within 1 year and included in current
liabilities 4,896,983 3,947,660

—FRAPITTAFERBER:  After 1 year and included in non-
current liabilities:

—FREMFENR After 1 year but within 2 years 2,031,516 1,845,814
MFEZREBERFA After 2 years but within 5 years 1,312,904 1,835,284
HFi& After 5 years 1,361,421 1,438,516
___________________________________________________________________ 4,705,841 5,119,614
9,602,824 9,067,274
RZEZZEFAAA=FTH BTEZK At 30 June 2020, the bank loans and other borrowing were secured by
HthEERUTEEEERR the following assets:
R=-B-%F
~A=+AH
At 30 June At 31 December
2020 2019
Fx Tt
$'000 $'000
B Investment properties 4,881,495 4,958,520
HhFi RETF Other land and buildings 8,342 9,049
=& Inventories 4,431,473 4,278,237
EHEMIFR Pledged deposits 2,746,684 2,561,968
e 2 Rental receivables 7,154 11,515

w@Et Total 12,075,148 11,819,289
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17 B&ES 17 BONDS PAYABLE
R=B=-THF

AA=tA —HA=+—H

At 30 June At 31 December

2020 2019

T Tt

$'000 $'000

RIT_ZFIHN USD65 million due in 2020

65,000,000 % 7T 502,219 500,355
RZE—AFLAZ++H K& On 27 September 2019, the Group entered into a subscription agreement
8 — & % = J7 565,000,000k ¢ (% with a third party for Private Offering of Corporate Bonds of USD
7502,219,0008 L) (ZZE— N F+= 65,000,000 (equivalent to HK$502,219,000) (31 December 2019:
HA=+—8 :65,000,000% 7T (FHZR USD65,000,000 (equivalent to HK$500,355,000)). The amount is interest-
500,355,000 70) ) /A Al {E & 1) I A B & bearing at 9.5% per annum and secured by issued share capital of a

EIT T REE R EIHENXKIS5Y subsidiary and receivables owned by the Company.

AR UH—HEMBARDETRAL
KA B A ) FE YRR AR -

18 BR& - EERRE 18 CAPITAL, RESERVES AND DIVIDENDS
(a) B (a) Share capital
R-B-ZFXA=tH ] —NE+-R=1—H
At 30 June 2020 At 31 December 2019
RAEE 8 i Ead
No. of shares Amount Amount
TH’ Fr Tr
'000 $'000 1 $'000
EE Authorised:

BFRABIOTHEER Ordinary shares of $0.10 each 5,000,000 500,000 5,000,000 500,000

BRTRARHEER Ordinary shares, issued and fully

paid:

R—A—H At 1 January 1,412,733 141,273 1,385,576 138,558

REERAFBEMRERAHEE Isuance of new shares under the
{EEEMRERTEIZATAR (FFFE)  Pre-PO and Post-IPO Share Option

Schemes (Note (i) - - 157 15
REBKATRRESR R Issuance of new shares upon conversion
ity (32 Gi) of PCSs (Note (i) - - 27,000 2,700

WRAZTH/T-A=1—H  At30June/31 December 1,412,733 141,273 1412733 141,273
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18 A& - RERKRE @
(a) A& (&)

MaE

@)

(i)

BE_Z-ZHFXA=+THLEAREAR -
THEERARBEENBRETERE
RARBEERBRESSETORBRK
RETEARBEARA LA -

BE-_ZT-AFXA=THLAXE
A BRAFMEEMERETEET
157,0001) AR R B R AR EER
FERRERT BRI T I AR T
VARREE AR A R A #£157,000 R & i@A% -
RESHABIR1.780B T Hp
B0.108 T E R ARBA - SREEAIGEA
% 17 i (B Bk - 632,00078 7T B R & 5t
VARR A7 73 EEHE A< SR P R A A0 & 5K
B R A R = B (B RR

BREARANR_ZT—=FRATAHR
BITWRRERIAE LEBMN AR
AR ARFECRESRADRRNE
R AR S AR T AR 1 A B R =
T-=FRA-THA(CHAH) A
B BB IR A M B BOR B ATAT AR
i % 55 R 7 HE S 12 UK A AT AR
EH AR E SR AL ARACEE o

KA S AIE LT R A ER -
L P B 5 52 HA R I G o A R R R RE 55
FAABRRKARTREESLBR
BH SR RS B MR
FEHFWERT REEEBRBREITAR
WOER AL A BB MR (D o

RZZE—=FXA=-1+8 BHOKE
8 1 # BE %8 15,036,560 8 7T MK A
A 2 £ 150,365,600 f% & 1% B {£0.10
FEIUH L BARAR TR - W MR R FAT
5 T 7 4 388 42 U UK A TR IR B 5 Y
RR R A 2% BT TR SRR ARAD o -
NA A AR U BUK A AR IR E 5 8
f% 58 3% 17 4 %8 /5 25,092,080 7 JT B9 7k
AR - TR — B R R G5 H
BREENL  (EBBITRKAABRRK
BHIEENRE -

18 CAPITAL, RESERVES AND DIVIDENDS (continued)
(a) Share capital (Continued)

Notes:

U]

(i)

During the six months ended 30 June 2020, no share options under the
Pre IPO Share Option Scheme and share options under the Post-IPO Share
Option Scheme were exercised to subscribe for ordinary shares of the
Company.

During the six months ended 30 June 2019, 157,000 share options
under the Pre IPO Share Option Scheme and no share options under the
Post-IPO Share Option Scheme were exercised to subscribe for 157,000
ordinary shares of the Company at a consideration of HK$1.780 per share
respectively, of which HK$0.10 per share was credited to share capital and
the balance was credited to the share premium account. HK$632,000 has
been transferred from the capital reserve to the share premium account in
accordance with the accounting policy adopted for share-based payments.

Pursuant to the ordinary resolution passed at the Extraordinary General
Meeting of the Company held on 15 May 2013, bonus shares were made
to shareholders whose names appeared on the register of members of the
Company on 24 May 2013, the record date, on the basis of two new shares
credited as fully paid for every five shares held, with an option to elect to
receive PCSs in lieu of all or part of their entitlements to the bonus shares.

The PCSs are unlisted and irredeemable but have conversion rights entitling
the holders of PCSs to convert into an equivalent number of shares as the
number of bonus shares which the holders of PCSs would otherwise be
entitled to receive under the bonus issue had the shareholder not elected for
the PCSs.

On 20 June 2013, an amount of HK$15,036,560 standing to the credit of
the share premium account was applied in paying up in full 150,365,600
ordinary shares of HK$0.10 each which were allotted and issued as fully
paid to the shareholders who were entitled to those bonus shares and
did not elect to receive the PCSs. In addition, the PCSs in the amount of
HK$25,092,080 were issued to shareholders who elected to receive the
PCSs, and the same amount was capitalised from the share premium
account as reserve arising from issuance of the PCSs.
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18 BRA& - RERKRE @

(a) B (&)
Wi - ()

(i)

(&)

MRETERE  CHRBEASREE
RAFBERBREE R E R
BERBRME SR B RENTTR
EBRERITERBEARREERAM
BE R B2 A I TR e SRR AR
MYELFEE (R 18(0)) ~ (i) R (i) °

BAT KA RRBHFTELENHER
R EREERE  BEMNHLIEK
AR B H B BITHRG - 2 E
R TR P BAR M R AT 1E MY Sk A AT
REHBESE - BE_T-_TFA
=T HIEHE KAATRKRESFES
AV EBXKATBRRESHBRAY
Bk (EHE-ZE-AFA=1+AHL
JNE B 27,000,0009K) 0 R ==
—EEXNAZ+THMKRITEXRAT
PR 7 3 /5 116,552,8005% @ H1E A
11,655,280 7T ©

(b) RELHEURORERNKS

(i)

BRAHBENERENS
ARBHZEERAAEEH
BT E B ARAE
ERERTNEREALAEE
EE (BEAESEBETEMA
AMES) UREBEFRERE
A% 42 1.00 7% T A B AR 4
NREARBRG - HRZT—
TE+-_A=B BREHLIA
FIEE AT IE AR IERT Bl & IR
34,371,667 17 & i # - B AR
BR-_E——F=A=-1+=H
(BIRRBRDARBER AT E™
HED sk (RTERME) B
BEREAABRAOEEREF B
B =—FR=E2RE H#EW
REE B R+ F R AT
F - FRITFEEAR2.4928 T
BIARRIEMDE X AREEE
HH)40% © BEITALARTEA 2 (R
Bt 18@a)i)) - BARITE(E A
BE1.7808 L - B BERE
BTHEBEAEN  AIREAR
BT B WD B8
wHE -
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18 CAPITAL, RESERVES AND DIVIDENDS (Continued)

(a) Share capital (Continued)
Notes: (Continued)

(i)

(Continued)

Upon completion of the bonus issue, adjustments were made to the exercise
price and outstanding number of share options and awarded shares granted
pursuant to the Group’s Pre-IPO and Post-IPO Share Option Schemes and
Pre-IPO Share Award Scheme (see Notes 18(b)(i), (ii) and (iii)).

Reserve arising from issuance of the PCSs was capitalised from the share
premium account for the purpose of issue of new shares upon conversion
of the PCSs. This reserve balance represented the aggregate amount of the
PCSs outstanding at the period end. During the period ended 30 June 2020,
no PCSs were converted into ordinary shares by the holders of PCSs (six
months ended 30 June 2019: 27,000,000) and the outstanding PCSs as at
30 June 2020 is 116,552,800 shares with par value of HK$11,655,280.

(b) Equity settled share-based transactions

0]

Pre-IPO Share Option Scheme

The Company has a Pre-IPO Share Option Scheme whereby the
directors of the Company are authorised, at their discretion,
to invite employees of the Group, including directors of any
company in the Group, to take up options at consideration of
HK$1.00 per grant to subscribe for shares of the Company. On
3 December 2010, a total number of 34,371,667 share options
were granted under the Pre-IPO Share Option Scheme. The
options will fully vest after three years from 23 March 2011,
being the date of listing of the Company’s shares on the Stock
Exchange or, as the case may be, the first anniversary date of
the employment commencement date of the relevant grantees,
and are then exercisable within a period of 10 years from the
date of grant. The exercise price per share is HK$2.492, being
40% of the price of IPO of shares of the Company. Upon
completion of the bonus issue (see Note 18(a)(ii)), the exercise
price per share was adjusted to HK$1.780. Each option gives
the holder the right to subscribe for one ordinary share in the
Company and is settled gross in shares.
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18 BA - HERRKRE @)
(b) RELZELRHAERNRS
(&)
() BXRAMREAERENE
(&)
HE-_ZT-_ZFR-_ZFT—NF
NA=ZTBHIEREAR WER
BE X AMREEBRETE
¥ B AT ] BE AR AEE o

BRENHERIIWT -

18 CAPITAL, RESERVES AND DIVIDENDS (Continued)
(b) Equity settled share-based transactions (Continued)

(i) Pre-IPO Share Option Scheme (Continued)

No share options under the Pre-IPO Share Option Scheme were
granted during the six months ended 30 June 2020 and 2019.

The number of share options is as follows:

BZEANA=1+HIEAEA
Six months ended 30 June

ZECEF —T—hF

2020 2019

BRERE fERR S E

Number of Number of

options options

T4 T

‘000 ‘000

RE A ARITEE Outstanding at the beginning of the period 1,524 1,682
BRI 771 (KT FE18(a)()))  Exercised during the period (Note 18(a)(i)) - (157)
BR824 Forfeited during the period - )
PRHEIAR B ARITEE Outstanding at the end of the period 1,524 1,524
FRERR A F1TE Exercisable at the end of the period 1,524 1,524

(i) BROMBEARMOERTE
BIEE X AFREESRRMDE
Estdl AARAAEEET
EER T4 6,452,000 (&
AL EEATR) AR BRRG B
REYBRSHAEERPER
FIEH M ERIA RS HEES 8T
HEARNBBRERm—H A
EREEESBS—BEH AT
TREEREEKRD  HEAEZ
NEAZEHAME - ZERNH
BRELBRET=FETE
ERE - BERAIA R AR
HEERTEHEMELERT
MEAFRIBRIN s KABREH
BN AR 0 #8 LARR (D SR B S 5T PR
BENRDEE (BRI
%) - BITH T %E (ALK
18(a)i) - B #AEA 2,067,000
A& SEE A 15 ©

(ii) Pre-IPO Share Award Scheme

Under the Pre-IPO Share Award Scheme, a total number of
6,452,000 (after capitalisation issue) shares of the Company
was awarded to certain employees of the Group as a means
of recognising their contributions to the early development of
the Group and aligning their interests with the shareholders
of the Company. The eligible employees received an offer to
be granted by the awarded shares at nil consideration but
subject to a six-month lock-up period. The awarded shares
will fully vest after three years from the date of award and
are valid and effective for unlimited period unless a triggering
event has arisen upon the occurrence of certain events. The
shares awarded by the Company will be settled with the
shares (after capitalisation issue) held by a share award trust.
Upon completion of the bonus issue (see Note 18(a)(ii)), a total
number of 2,067,000 awarded shares were adjusted.
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18 BA& - dEERkKRE @
(b) RELHURGRERNZS

(%)

(i)

(iii)

EENGES IS HE
()

HE_Z-_TFR-ZFT—NF
ANAZTRHLESNEA BER
BEXAREERRG BB
EEREEERy BE_2=
ZER-T-AENA=TH
IEHAR  BEE M RITERER
B

BRARBERBRESS
AAFHRM—BERRRAEE
BRI S AERIL AR
YRENEZCDRHATREHA
SEFELHRR -

BRARBERBRIE SR
TR R o AR IR BB R AT
EFNARAREEMETEH
A (T EBEEREABHRRTF)
WAL AT E

LB BETEAE (KK
18@)(i)) M E——F#HH
MERXAREEEBIRENTT
FEFHEE2.2648B7T -

HE_Z-_TFR-_FT-NF
ANAZ+TRHLESREA BER
BE XA AREERERETE
BB E -
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18 CAPITAL, RESERVES AND DIVIDENDS (Continued)
(b) Equity settled share-based transactions (Continued)

(ii)

(iii)

Pre-IPO Share Award Scheme (Continued)

No shares were awarded under the Pre-IPO Share Award
Scheme during the six months ended 30 June 2020 and 2019.
There was no outstanding awarded shares during the period
ended 30 June 2020 and 2019.

Post-IPO Share Option Scheme

The Company has a Post-IPO Share Option Scheme which
was to recognise and acknowledge the contributions that
the employees and directors have made or may make to the
Group.

An option under the Post-IPO Share Option Scheme may be
exercised in accordance with the terms of the share option
scheme at any time during a period as determined by the
directors of the Company, which must not be more than 10
years from the date of grant.

Upon completion of the bonus issue (see Note 18(a)(ii)), the
exercise price of the Post-IPO Share Options granted in 2012
was adjusted to HK$2.264.

No share options were granted under the Post-IPO Share
Option Scheme during the six months ended 30 June 2020 and
2019.
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18 BA - HERRKRE @) 18 CAPITAL, RESERVES AND DIVIDENDS (Continued)
(b) RELEURDREERNRZS (b) Equity settled share-based transactions (Continued)
(#8)
(i) BAPHBRERABRESTS (iii) Post-IPO Share Option Scheme (Continued)
(#)
BRENEEHINNOT : The number of share options is as follows:

BZEANA=1+HIEAEA
Six months ended 30 June

—EB-EF —ET-NEF

2020 2019

BRERE HEREEE

Number of Number of

options options

T 5 T3

‘000 ‘000

REYI M R TTIE Outstanding at the beginning of the period 97,376 101,056
2378 I8 Forfeited during the period - (3,680)

PRHEIAR B ARITEE Outstanding at the end of the period 97,376 97,376

REIRA] F17{E Exercisable at the end of the period 97,376 86,376

() BE (c) Dividends
() WMERHZEZE T _TFEK_-ZF () No interim dividend was declared in respect of the interim
—NERNA=+HIEFHEEH period ended 30 June 2020 and 2019.

BIRFHIAE

(i E— A BEFERERNAR (i)  Dividends payable to equity shareholders of the Company and
AR AR R MoK A AT R B 5 holders of PCSs attributable to the previous financial year,
A AZREREBAE RIK approved and paid during the period.

(N

BEASA=1THIEAHAEA
Six months ended 30 June

—g-%F —T-NnE

2020 2019
Fr T
$'000 $'000

REAHLE MRS H E—1{E  Final dividend in respect of the
FHFERARETR previous financial year, approved
@R 21l (ZZ— N4 : 61l) and paid during the period, of
2 cents (2019: 6 cents) per
ordinary share 30,586 91,757
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19 TRTANAAREETE

() AAABEFENSHEER

aE

(i)
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SHRREEHEEEAENR
AREE URBEBMBHRS
ERE13 AN EEFSEN
EEOR=-(TARREBESFR-
DBRARBEFENRHITIZ
RRIGETEMER B AR
WAIBRMEANEREE T T

o EMHE:EEME—
BB ABBFTENRE
B BIREE HBEER
mIZHEREERBER
RHENRE

s E_MHE:ERFE-RK
BWABBFENAAE
B BT EE—RNA
BREABEBEIRERA
TABENEEG AR
B AR BRHABIERE
EEDMETSERNEA
iz

o E=HMHE:ERTAUE
ENEEHABIBEN

NAfEE

AEBEHES - HPBERE
BEHEG BERERTA(R
EOBRRARBESRE=R
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BEBRREPHRFERE A
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19 FAIR VALUE MEASUREMENT OF FINANCIAL
INSTRUMENTS

(a) Financial assets and liabilities measured at fair value

0]

Fair value hierarchy

The following table presents the fair value of the Group’s
financial instruments measured at the end of the reporting
period on a recurring basis, categorised into the three-
level fair value hierarchy as defined in HKFRS 13, Fair value
measurement. The level into which a fair value measurement is
classified is determined with reference to the observability and
significance of the inputs used in the valuation technique as
follows:

° Level 1 valuations: Fair value measured using only Level 1
inputs i.e. unadjusted quoted prices in active markets for
identical assets or liabilities at the measurement date

o Level 2 valuations: Fair value measured using Level 2
inputs i.e. observable inputs which fail to meet Level
1, and not using significant unobservable inputs.
Unobservable inputs are inputs for which market data are
not available

o Level 3 valuations: Fair value measured using significant
unobservable inputs

The Group has a team headed by the finance manager
performing valuations for the financial instruments, including
the unlisted equity securities which are categorised into Level
3 of the fair value hierarchy. The team reports directly to the
chief financial officer and the audit committee. A valuation
report with analysis of changes in fair value measurement is
prepared by the team at each interim and annual reporting
date and reviewed and approved by the chief financial officer.
Discussion of the valuation process and results with the chief
financial officer and the audit committee is held twice a year,
to coincide with the reporting dates.
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19 SR ITEMNAREBETTEZ® 19 FAIR VALUE MEASUREMENT OF FINANCIAL
INSTRUMENTS (Continued)

(a) LD AREBEITENESREER (a) Financial assets and liabilities measured at fair value
BaEE (Continued)
(i) 2REEZHK (B (i) Fair value hierarchy (Continued)

SECRERACZTANAABEHESER

Fair value measurement as at 30 June 2020 categorised into

R-B=%%
AAZTAHM
DAAER £-& E=R
Fair value at
30 June 2020 Level 1 Level 2 Level 3
i r r Fr
$'000 $000 $'000 $'000

SEHAAEBEHE  Recurring fair value measurement

ERE=HTA Receivables from the third parties 1,187,210 - - 1,187,270
FBEEEMFLT  Unlisted equity securities not held for

RAES trading 89,934 - - 89,934
EEERRE Hybrid financial investments 39,512 - - 39,512
R5ES Trading securities 41,694 41,694 - -
BHER Wealth management products 98,146 - 98,146 -

REE-NET-A=T—ANAREES

Fair value measurement as at 31 December 2019 categonsed into

pr— ey

F_H F=MR

Fa\rva\ue at

31 December 2019
T

$'000

QEHENAEBIFE  Recurring fair value measurement

BUME=HF0E Receivables from the third parties 1,166,943 - - 1,166,943
FBEBEMI LT Unlisted equity securities not held
PR AR for trading 100,701 - - 100,701
BAEREE Hybrid financial investments 135,190 - - 135,190
REEFREESEN  Unitsin private security investment
funds 5,931 - 5,931 -
RHEF Trading securities 44,935 44,935 - -
BHER Wealth management products 15,092 - 15,092 -
HE-—_T-F E,\ﬁ +81+ During the six months ended 30 June 2020, there were no transfers
NEERN S—HLRE-—FT between Level 1 and Level 2, or transfers into or out of Level 3 (31
& j’[ﬂiﬁ;ﬁy MABE=HH December 2019: nil). The Group’s policy is to recognise transfers between
wEAgEH (S —hhE+ = levels of fair value hierarchy as at the end of the reporting period in which
A=+—A: &) AEBOK they occur.

RERBEMRERAANELE
MARBESRZENER
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19 ERMITENAIABETTE®

() AAABEFENESHEER
=N 1)

(ii)

(iii)

FE-RAREBEEAERERD
RETERBARE

REEFREESEUNLTR
BEAREEEMEBLTE

RETE °

BHEMNALEBER/LEE
R E ARG RS TR R YKL
BHHEEMERNMG S -

E‘I:
o

ERE=R2AEE HE

#

W E=FFREARABET
FEATKEREGHTRESRE
mE  EREREHEERE
D7 2 [ R B 5 M ok LR E 2
BEBIEFIRANER -
ZRIBREEEETKEERE
BIA K HT3R R 13.5% = 14.8%
(Z2—h&F+=ZA=+—8:
12.5% £ 14.6%) ° & K(HHE
ERERBMTEEFAEER
®.AmiEERHEREEE
EBENTE-

BEAESRMRENQAAEBEFEH
B E R RGEE S RE R
IHE122%ME °

FEETRATEHAAEETY
RIEAMELER FHARNTA
RME  BARBRTS BT
WMARE206% (ZFE— 1
F+-_A=+—H:25%) °
ARBEFEERRT S RE
MR A MEE -
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19 FAIR VALUE MEASUREMENT OF FINANCIAL
INSTRUMENTS (Continued)

(a) Financial assets and liabilities measured at fair value
(Continued)

(ii)

(iii)

Valuation techniques and inputs used in Level 2 fair
value measurements

The fair value of units in private security investment funds is
determined by invested portfolio and the underlying listed
price.

The fair value of wealth management products is the
estimated amount that the Group would receive to sale wealth
management products at the end of the reporting period,
taking into account current interest rates.

Information about Level 3 fair value measurement

The fair value of receivables from the third parties is determined
using future estimated cash flows to be recovered which takes
into account projects progress presumed or operation forecast
and discount rate from 13.5% to 14.8% (31 December 2019:
12.5% to 14.6%) based on the average borrowing cost plus
a risk premium of the Group or weighted average cost of
capital relating to the specific business. The future estimated
cash flows reflect potential impacts of adjustments on the
projects’ capacity building areas, land use index and tax related
compensation, etc.

The fair value of hybrid financial investments is determined
using future estimated cash flows to be recovered and discount
rate by 12.2%.

The fair value of unlisted equity instruments is determined
using the price/earning ratios of comparable listed companies
adjusted for lack of marketability discount at 20.6% (31
December 2019: 25%). The fair value measurement is
negatively correlated to the discount for lack of marketability.
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19 eRMTENAABEFTE®

(@) UAREBEEFENESREER
L)
(i) EME=RLAMETBGE
B ()
M5 BEMAREEE B
BHREDDT

19 FAIR VALUE MEASUREMENT OF FINANCIAL
INSTRUMENTS (Continued)

(a) Financial assets and liabilities measured at fair value
(Continued)

(iii) Information about Level 3 fair value measurement
(Continued)

The movement during the period in the balance of Level 3 fair
value measurements is as follows:

BE-Z-2F BE_TNF
AA=+HL NA=THIE

ANE A ~E A
Six months ended  Six months ended
30 June 2020 30 June 2019
T T
$'000 $'000
R—B—B8 At 1 January 1,402,834 1,741,374
g Additions 42,684 -
B B REWE = IE Partial settlement for receivables
from the third parties - (37,536)
HEREEMIA Disposal of hybrid financial
instruments (96,902) -
HEIFFEEENIE LM Disposal of unlisted equity securities
N not held for trading (12,573) -
RERPHERNARER Net unrealised and realised gains
RE @8R FE KR recognised in profit or loss 7,129 3,732
EH =58 Exchange difference (26,456) (1,462)
RANA=+H At 30 June 1,316,716 1,706,108

(b) ARAABEUINMIBRHNSEHE
ERABEBEAAREE
AN B DA A S SR AN B BR ) &
MITAREE BER-_ZT—NF
+ZR=FT—HBERZZEZZF A
—THONAABEIEEAESR -

(b) Fair values of financial assets and liabilities carried at
other than fair value
The carrying amounts of the Group’s financial instruments carried at
cost or amortised cost were not materially different from their fair
values at 31 December 2019 and 30 June 2020.
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20 H&IE 20 COMMITMENTS
RETERRTPHUMBREARE Capital commitments outstanding not provided for in the
& AR EIE interim financial report

R-B-BE  R-TAE

~NA=1H +=-—A=+—H

At 30 June At 31 December

2020 2019

5 F7E

$'000 $'000

RS Contracted for 1,792,812 2,280,818

BEIREEKRETD Authorised but not contracted for 1,282,172 1,408,362

3,074,984 3,689,180

BASREIREASEERTYENR
R B -

21 AREE

Group's properties under development.

21 CONTINGENT LIABILITIES

R-B-%fF
~B=TH
At 30 June

2020
T
$'000

BT AKEMEERNZBER
BE A BB IR R R

Guarantees given to financial institutions
for mortgage loan facilities granted to

purchasers of the Group’s properties 389,868

Capital commitments mainly relate to development expenditure for the

RZE—NF
+=—A=+—8”
At 31 December

2019
Tt
$'000

412,197
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22 EXBEBHAIRS 22 MATERIAL RELATED PARTY TRANSACTIONS
BB ERENEMEHRENRS In addition to the transactions and balances disclosed elsewhere in the
RSN AEBEANE I NI EX interim financial report, the Group entered into the following material
BB 5 related party transactions during the period:

BEANA=THLAEA
Six months ended 30 June

—E-EHF —E-NF
2020 2019
T T
$'000 $'000
FEEEABSRHH Remuneration of key management
personnel 11,130 17,932
B ESINREN A EA0) Interest expenses to shareholders
(Note (i) 61,754 63,462
A& 1 FEUEUR B A Interest income from joint ventures
(B3 (i) (Note (ii)) 2,649 4,509
) — 4 A% BR WUER AR 7S U A Service income from a shareholder
(Bt 3 (i) (Note (iii)) - 5,087
A& 1 U EUAR S A Service income from joint ventures
CBRFEE Gii)) (Note (iii)) 1,577 1,698
A FE P IO 2 S T LB R 2 Interest expenses to non-controlling
(B3 (v)) interests (Note (iv)) - 5,181
Misx - Notes:
(i) 1) A% 3R S A5 F) BB S A B E A A R 13% M (i) Interest expenses to shareholders were charged at a fixed interest rate of 13% and
14% (BE=F-NFRNA=THILNEAR: 14% per annum (six months ended 30 June 2019: 12.29%, 13% and 14% per
12.29% * 13% K 14%) &t 8 ° annum).

(i)  AAEDEEER B WA EE R EZF
6.5% (BE-T—NFRA=THLRER:

(i) Interest income from joint ventures were charged at fixed interest rate of 6.5% per

GE6.5%) 58, o annum (six months ended 30 June 2019: 6.5% per annum).

iy M—BREKBRBBRARBDAS S (i) Service income from a shareholder and service income from joint ventures were
BURFS A B E IR H R RISUA » property management consulting service income.

(iii) ﬁé‘\??@ﬂ_ﬁ%ﬁ?iﬁﬂ%ﬁiEEIES??:?*)L (iv)  Interest expenses to non-controlling interests from the period ended 30 June 2019
FARAZT A ESRAEERNEEF435% were charged at a fixed interest rate of 4.35% per annum.

B
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23 COVID- 19 & B &
—E - TEYIMBAECOVID-19F 15 A K
EWMABBESTRENTRERE ¥
DY REEGLERMER R E -

AEE-—ERYERFHEREYAEE
¥BHTE WO BHELEK 25k
HEERERNREYEEE RAFERE
FrfEfTHB 2 ROB S MBING £ R &
fR7 - MERERBEE T EMTE 8
ERSRELETEE - AEB B RN
HERTEE  UHATEESTEFER -

MAEEEBMS  COVID-19FIBY A
EER T _TFELIFNPEEER

REBES KRN EBERBERTFZE - fla0
MEHE - WESEREBRERA - &
EMENTHSWARBEHEBERBEEA -

23 IMPACTS OF COVID-19 PANDEMIC

The COVID-19 pandemic since early 2020 has brought about additional
uncertainties in the Group’s operating environment and has impacted the
Group's operations and financial position.

The Group has been closely monitoring the impact of the developments
on the Group’s business and has put in place contingency measures.
These contingency measures include additional hygiene and epidemic
prevention services such as cleaning and disinfection when rendering
property management and related services. The property construction and
sales activities have been delayed but have gradually resumed to normal
operation. The Group also drawn down additional banking facilities for
possible funding needs.

As far as the Group’s businesses are concerned, the COVID-19 pandemic
has materially and adversely impacted on the Group’s financial results and
liquidity position in the first half of 2020, for example, sales of properties,
property management and related services income, rental income from
investment properties and education related services income.
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Review report to the board of directors of
Top Spring International Holdings Limited
(Incorporated in the Cayman Islands with limited liability)

INTRODUCTION

We have reviewed the interim financial report set out on pages 42 to 83
which comprises consolidated statement of financial position of Top Spring
International Holdings Limited as of 30 June 2020 and the related consolidated
statement of profit or loss, consolidated statement of profit or loss and other
comprehensive income and statement of changes in equity and condensed
consolidated cash flow statement for the six month period then ended and
explanatory notes. The Rules Governing the Listing of Securities on The Stock
Exchange of Hong Kong Limited require the preparation of an interim financial
report to be in compliance with the relevant provisions thereof and Hong Kong
Accounting Standard 34, Interim financial reporting, issued by the Hong Kong
Institute of Certified Public Accountants. The directors are responsible for the
preparation and presentation of the interim financial report in accordance with
Hong Kong Accounting Standard 34.

Our responsibility is to form a conclusion, based on our review, on the interim
financial report and to report our conclusion solely to you, as a body, in
accordance with our agreed terms of engagement, and for no other purpose.
We do not assume responsibility towards or accept liability to any other person
for the contents of this report.

SCOPE OF REVIEW

We conducted our review in accordance with Hong Kong Standard on Review
Engagements 2410, Review of interim financial information performed by
the independent auditor of the entity, issued by the Hong Kong Institute of
Certified Public Accountants. A review of the interim financial report consists of
making enquiries, primarily of persons responsible for financial and accounting
matters, and applying analytical and other review procedures. A review is
substantially less in scope than an audit conducted in accordance with Hong
Kong Standards on Auditing and consequently does not enable us to obtain
assurance that we would become aware of all significant matters that might be
identified in an audit. Accordingly we do not express an audit opinion.

CONCLUSION

Based on our review, nothing has come to our attention that causes us to
believe that the interim financial report as at 30 June 2020 is not prepared, in
all material respects, in accordance with Hong Kong Accounting Standard 34,
Interim financial reporting.

KPMG

Certified Public Accountants
8th Floor, Prince’s Building
10 Chater Road

Central, Hong Kong

28 August 2020
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