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FINANCIAL HIGHLIGHTS

S % 4 2

KEY FINANCIAL INDICATORS ERMEER
Six months ended 30 June
BZE6H30H LLAEA
2023 2022 Change
2023%F 20224F oA
RMB million % RMB million % %
ARBEET AREHET
Revenue A 2,570.6 100.0 24712 100.0 40
Gross profit EAH 40.0 1.6 202.9 82  (80.3)
Loss for the period EAIEE
- Including non-controlling interests — BIEIEER R (1,353.9) (52.7) (1454.2)  (58.8) 69
— Attributable to equity holders — RS (1,363.9) (53.1) (1,462.1)  (59.2) (6.7)
Core net loss ZFE R
- Including non-controlling interests — BIEIEER R (1,353.9) (52.7) (1454.2)  (58.8) (6.9)
— Attributable to equity holders — RS (1,363.9) (53.1) (1,462.1)  (59.2) 6.7)
KEY OPERATION INDICATORS BREEER
Six months ended 30 June
HZE6H30HLLAEA
2023 2022 Change
20234 20224F ZE)
%
Contracted sales value (RMB million) AHHESE(ARBEETL) 2,462.0 4,509.0 (45.4)
Contracted sales area (sq.m.) ERHEERE (FAK) 135,565 285,518 (52.5)
Average contracted selling price AHHEHE
(RMB/sq.m.) (AR¥ETT/FF7K) 18,161 15,792 15.0
KEY RATIO INDICATORS B RigE
Six months ended 30 June
B Z6H30HL<ER
2023 2022
20234 20224
% %
Gross profit margin kS 1.6 82
As at 30 As at 31
June 2023  December 2022
20235 20224
6A30H 12A31H
% %
Net debt-to-capital ratio"” TFEBE AR R 333 267
Note: PRt -

M Equal to net debt at the end of the Period under Review divided by total M
equity and multiplied by 100%. Net debt is calculated as total borrowing

st

minus cash and cash equivalents and restricted cash. = e

00 B R AR FHE TS B LA SRR 25 B R DA 100% T H -
FEBREEFRRENASSEYRRBHR S
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CHAIRMAN’S STATEMENT
X JF BEE

DEAR SHAREHOLDERS,

On behalf of Jingrui Holdings Limited (“Jingrui” or the “Company"),
I am pleased to present the unaudited interim results and business
review of the Company and its subsidiaries (the “Group”, “we” or “us”)
for the six months ended 30 June 2023 (the “Period under Review") as
well as our outlook for the second half of 2023.

MARKET REVIEW

In the first half of 2023, with the economy and society gradually
resuming normal operations, the macro policies taking effect and the
momentum of economic growth continuing to be strengthened, the
macroeconomic operation of the People’s Republic of China (the “PRC”
or “China’) remained generally stable, with a gross domestic product
of RMB59,303.4 billion in the first half of the year, representing a year-
on-year increase of 5.5%. The economy recovery continued, albeit at
a slower growth rate, and the problem of insufficient momentum for
domestic economic growth was gradually highlighted. Against the
continuous development of the real estate industry and the continuous
downturn in the operation of real estate enterprises since 2021, the
recovery of the real estate industry was sluggish. In the first half of
2023, sales area of commercial properties amounted to 595.15 million
square meters (“sq.m.”), representing a year-on-year decrease of 5.3%,
of which, the sales area of residential properties declined by 2.8%. Sales
of commercial properties amounted to RMB6,309.2 billion, representing
a year-on-year increase of 1.1%, of which the sales of residential
properties increased by 3.7%. The area of new housing construction by
real estate developers amounted to 498.8 million sq.m., representing a
year-on-year decrease of 24.3%, while the area of housing completion
was 339.04 million sq.m., representing a year-on-year increase of 19.0%.

In terms of the real estate policies, the focus of the central
government’s regulation and control of the industry is “risk prevention
and market stabilization” in 2023. Relying solely on financial support for
real estate enterprises can no longer achieve the goal of risk prevention,
and it is necessary to combine and rely on the restoration of the sales
side of the real estate sector to support the “rigid and improved”
demand for housing so as to realise market stabilization. Among the 16
financial measures to support the cash-strapped sector issued by the
People’s Bank of China in November 2022, two of the policies with clear
deadlines were extended and there was no expansion of the stimulus
scope. Meanwhile, the Central Political Bureau Conference and various
ministries and commissions made statements to support the “rigid and
improved” demand for housing. Regarding actual implementation, it
was in line with the keynote of the regulation and control of the real
estate market and did not introduce policies to strongly stimulate the
property market, and the main policy adjustments were the downward
adjustments of mortgage rates (the Loan Prime Rate (LPR) being
lowered by 0.1%), and the promotion of “transfer with mortgage” to
optimize the transaction process of second-hand properties. With
the severe background in risk prevention of the real estate industry,
the regulatory support for quality real estate enterprises and projects
will continue, but it may be difficult to see the promulgation of more
vigorous stimulus measures. The recovery of real estate sales data in
the second quarter of 2023 was not as expected, and the operations of
real estate enterprises are still under tremendous pressure.

2023 Interim Report A HATR &

BHNENERER
ﬁ%ﬁ%a%$kﬁ@®n*Ua%ﬁﬂ$ﬂﬂD%
EARRRENBAR (GE[AEB | [RM)EE
202356 A30H JtMIH ([EIEEHA ) A& EZ 2+ B
EEREGREEIF TN FIRESE -

™5 Bl

2023F E¥F 0 BELBEASEHNEEREIET

fﬁﬁ“%ﬂ%ﬂ LI R B RIS EIZE - REA
HME([FE]) AL EREETEE  L¥FE
ﬁﬁmié B{E A R#593,0341B7T - H&ﬁﬁﬁ%
ﬁ%ﬁ%@ﬁﬁm 1BIRLE 3G BT DR AL s
BESHTEEBEM O - L%mziMX%mF
TEBEREEHECELEFE TN BNED  BivE
TTEBEBZ N - 203F E¥FHREHEMES,515
B HKERNRK]) - B TES3% » HREEHE
& TPE28% - B mEHEBRARG3,002E7T © [
g R1.1% c HPFEHEERELER3 7% - B EME
EEEFF IEE49,8808 F K » RIEL FBE24.3%
FEE®R T E 33,9048 FHK @ RH#ER19.0% °

EEMERRKIE @ 2023F P RETHEHETTED

AEEHEHER  BmE]  BMRENEENS
X FoQEZETHRABRNER - HAKALIKSE

B EHERNIKE  FHIRIENSEEIEES
K REFANHRTE © HEARRITN2022511 H%
%i%ﬁﬁﬁﬁﬁ%%kﬂ%bﬁﬂﬁﬁ¢ ﬁ

HARR & P (R BRI TS L% WAREKBATER H
B RRABERE Béﬁ%éi%ﬂﬂ&ﬂ&
ZHIERTR - ﬁEammﬂFE EEMAEE

EF—HIRH B BRIBENABER  TEBORAR
A N EEN R (B M5 RE R R (LPR) F#1£0.1%)
L[ mHRBP IR _FERXHRE - EH#HE
WERRNDABRKNERT - EEHTHELELNIA

BH SIS RIS - BREBMEARNEORBIBE -
2023 F —FEHSHEHEBURMNRET RIEH -

BHECENKENEEEXREN



OPERATIONAL PERFORMANCE

In the first half of 2023, Jingrui's contracted sales fell short of
expectations as the real estate related policies and demand did not
further improve and continued to decline in the second quarter
after a short recovery in the first quarter. For the six months ended
30 June 2023, the Group achieved a total contracted sales value of
approximately RMB2.462 billion, representing a decrease of 45.4% as
compared to the corresponding period last year (the corresponding
period in 2022: RMB4.509 billion), a contracted sales area of
approximately 135,565 sq.m. and an average contracted selling price
of RMB18,161/sq.m. As of 30 June 2023, the land bank of the Group
amounted to approximately 2.6201 million sq.m., which will be able to
meet the development demand for the next one to two years. For the
six months ended 30 June 2023, the Group did not acquire any new
land projects and focused with the development and delivery of its
existing property projects.

Confronted with the sluggish recovery of the real estate market and
liquidity difficulties of Jingrui, we insisted on focusing on three major
business tracks, namely the real estate development, the real estate
and property services. We reviewed our own resources, revitalized our
existing properties, and concentrated our advantageous resources
to overcome the existing liquidity difficulties. Jingrui Properties
integrated its regional layout to ensure the normal construction of
its projects, sales and the project delivery. Jingrui Capital ensured the
sound combination of light assets and heavy assets, maintained and
improved its occupancy rate, and recovered capital to support its
principal business of real estate by in-depth digging of assets value and
further sales of its own projects with relatively lower benefits. Jingrui
Service centred on the operation of quality, focusing on the quality and
satisfaction of customer service and steadily advancing the ability to
building.

On 29 May 2023, all bond holders of the RMB denominated bonds
due 2024 issued by Jingrui Properties (Group) Co., Ltd., a subsidiary
of Jingrui, in the outstanding principal amount of RMB1,350,000,000
have resolved that no payment (whether principal or interest) would
be made by the Group until 31 July 2024; and on 31 July 2024 and
from then on, until 31 May 2026, the Group should gradually repay
the principal and interest of the above RMB denominated bonds.
Confronted with the domestic and overseas liquidity difficulties
of the Group, in July 2022, Jingrui engaged a financial adviser and
a legal adviser to initiate debt restructuring for our offshore USD
denominated senior notes. In order to treat all creditors fairly, Jingrui
has suspended the payment of principal and interests of all offshore
USD denominated senior notes. The Company and its financial
advisor have been communicating with the offshore creditors and are
committed to treating the creditors fairly and protecting the interests
of all stakeholders of the Group.
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CHAIRMAN’S STATEMENT
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EXPLORING BUSINESS STRATEGIES UNDER THE NEW
MODEL WITH PRACTICALITY AND INNOVATION

Since 2021, the traditional real estate industry development era with
“high debt, high leverage and high turnover” has come to an end. In
2022, the Central Economic Work Conference for the first time put the
regulation and control of the property market in a separate paragraph
focusing on “risk prevention”, and the emphasis of the regulation and
control of the property market in 2023 is to “prevent risks and stabilize
the market”, to ensure the stable development of the real estate
market, and to do a solid job of guaranteeing the delivery, people’s
livelihoods and stability.

In the face of the new economic environment and industry
development dynamics, Jingrui actively responded by exploring
business strategies under the new real estate development model.
Firstly, it reduced debt and leverage by actively paying off or extension
on domestic and overseas liabilities and revitalizing inefficient and non-
core assets. Secondly, we enhanced quality and profitability by refining
product quality, cultivating core competitiveness and improving
the core corporate operating indicators. Finally, we strengthened its
services and operations by enhancing service awareness, improving
service quality, building operation capability and refining operation
quality. Since 2022, Jingrui has not acquired any new land projects
and has focused on the construction, sale and delivery of existing
projects. For the six months ended 30 June 2023, Jingrui overcame
many difficulties such as liquidity squeeze, and all projects under
construction progressed normally without any suspension of work,
and delivered or partially delivered 10 projects including Hangzhou
Jingrui Qinghai, Wuxi Jingrui Hubin Tianyu, Chongqging Tianchen Yujing
and Wuhan Jingrui Jiangnanyue, involving a total of 5,216 units, thus
safeguarding the interests of our customers.

ENHANCEMENT OF ASSET OPERATION CAPABILITY AND
RELEASE OF ASSET VALUE TO IMPROVE LIQUIDITY

In the first half of 2023, with the relaxation of the anti-pandemic
measures in China, the apartment and office projects of Jingrui
Capital also fully resumed normal operations. Jingrui Capital followed
the guidance of achieving high-quality asset management scale,
and expanded marketing channels through offline intermediaries,
outsourcing and cooperation, etc. It provided value-added services
to support the long-term rental price, arranged the volume of short-
term rental according to the early termination of stores and offered a
premium for short-term rental according to the Group's various long-
and short-term rental strategies to maintain sufficient occupancy
rate. As at 30 June 2023, the time-point occupancy rate of apartment
projects was 94.8% and the time-point occupancy rate of office
projects was 65.1%.
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Meanwhile, Jingrui Capital continued to review its asset quality and
operational efficiency, and carried out in-depth digging of asset value. In
March 2023, Jingrui Capital disposed of its entire interests in Shanghai
Jingrui Shenxin Tower Project. The proceeds from such disposals were
utilized as the general working capital of the Group, which mitigated
the Group's liquidity issue to a certain extent.

UPGRADING THE SERVICE SYSTEM AND FOCUSING ON
IDEAL LIFE

After three years of pandemic prevention and control and the
fluctuation of the real estate industry, the growth rate of the industry
scale of the property industry has slowed down. On the premise of
actively expanding the scale of services, further upgrading the quality
of services is the key to enhancing the value of property service
enterprises. Adhering to the corporate mission of “serving with heart
and creating beauty”, Jingrui Service focuses on the growing needs
of customers and service quality, devotes itself to the heart of users,
and strives to create a better life of intelligence, warmth, diversity and
growth for customers with quality services. During the first half 2023,
Jingrui Service was awarded a number of honorary titles, including
the “Top 50 Comprehensive Strength of China’s Property Service
Enterprises in 2023", “China Leading Enterprises of Quality Property
Services in 2023" and “China Leading Enterprises of Residential Property
Services in 2023".

As of 30 June 2023, the business footprint of Jingrui Service covers
more than 50 cities in Shanghai, Zhejiang, Jiangsu, Anhui, Hunan,
Tianjin, Chongging, etc. Its contract management gross floor area
("GFA") exceeded 50 million sgq.m., and its service target covers
residential, commercial complex, office buildings, parks, schools,
banks, hospitals, government construction projects and other types of
properties. Jingrui Service focuses on the actual needs of properties’
owners and strives to be practical and innovative. It continues to iterate
and upgrade its service pattern, integrating the vision of “promoter
of ideal life in Chinese cities” into full-type and full-lifecycle services
through services and execution, and strived to build a nationwide
brand property service enterprise with a sense of social responsibility.
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CHAIRMAN’S STATEMENT
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Facing the current severe real estate market situation and the
Company'’s liquidity difficulties, Jingrui, being practical and innovative
to lay the foundations for a better future, will uphold the initial mission
of "Dedicated to Building a Wonderful Life”, continue to deeply
penetrate into the real estate industry based on the asset management
model, reduce the level of liabilities and leverage as well as strengthen
the operation and service capacity with focus on the three tracks of
the real estate development, the real estate and property services,
and continue to carry out iteration and upgrading, striving to seek
opportunities and create new values in the new business environment.

Finally, on behalf of the board (the “Board”) of directors (the
"Directors’) of the Company, | would like to express our sincere
gratitude to all of our customers, investors, partners of the Group
and all employees. In the future, Jingrui will stand firm, forge ahead
with courage and perseverance, gather and lead all employees to
continuously creating value for customers, and work together with
investors to achieve a win-win outcome, thereby contributing to a
beautiful urban life.

Yan Hao
Chairman
Jingrui Holdings Limited
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MANAGEMENT DISCUSSION AND ANALYSIS

MARKET OVERVIEW

In the first half of 2023, with the economy and society gradually
resuming normal operations, the macro policies taking effect and the
momentum of economic growth continuing to be strengthened, the
macroeconomic operation of China remained generally stable, with
a gross domestic product of RMB59,303.4 billion in the first half of
the year, representing a year-on-year increase of 5.5%. The economy
recovery continued, albeit at a slower growth rate, and the problem of
insufficient momentum for domestic economic growth was gradually
highlighted. Against the continuous development of the real estate
industry and the continuous downturn in the operation of real estate
enterprises since 2021, the recovery of the real estate industry was
sluggish. In the first half of 2023, sales area of commercial properties
amounted to 595.15 million sq.m., representing a year-on-year decrease
of 5.3%, of which, the sales area of residential properties declined by
2.8%. Sales of commercial properties amounted to RMB6,309.2 billion,
representing a year-on-year increase of 1.1%, of which the sales of
residential properties increased by 3.7%. The area of new housing
construction by real estate developers amounted to 498.8 million
sg.m., representing a year-on-year decrease of 24.3%, while the area of
housing completion was 339.04 million sq.m., representing a year-on-
year increase of 19.0%.

In terms of the real estate policies, the focus of the central
government’s regulation and control of the industry is “risk prevention
and market stabilization” in 2023. Relying solely on financial support
for real estate enterprises can no longer achieve the goal of risk
prevention, and it is necessary to combine and rely on the restoration
of the sales side of the real estate sector to support the “rigid and
improved” demand for housing so as to realise market stabilization.
Among the 16 financial measures to shore up the cash-strapped
sector issued by the People’s Bank of China in November 2022, two
of the policies with clear deadlines were extended and there was
no expansion of the stimulus scope. Meanwhile, the Central Political
Bureau Conference and various ministries and commissions made
statements to support the “rigid and improved” demand for housing.
Regarding actual implementation, it was in line with the keynote of the
regulation and control of the real estate market and did not introduce
policies to strongly stimulate the property market, and the main policy
adjustments were the downward adjustments of mortgage rates (the
Loan Prime Rate (LPR) being lowered by 0.1%), and the promotion
of “transfer with mortgage” to optimize the transaction process of
second-hand properties. With the severe background in risk prevention
of the real estate industry, the regulatory support for quality real estate
enterprises and projects will continue, but it may be difficult to see the
promulgation of more vigorous stimulus measures. The recovery of real
estate sales data in the second quarter of 2023 was not as expected,
and the operations of real estate enterprises are still under tremendous
pressure.
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o BRI i 5203

BUSINESS REVIEW
Jingrui Properties

Property Development

In the first half of 2023, the Group achieved contracted sales
(including those of joint ventures and associates on a 100% basis) of
approximately RMB2,462.0 million and our total contracted GFA sold
was approximately 135,565 sq.m. Our contracted sales (excluding
car parks) were primarily generated from Jiangsu Province and
municipalities directly under the Central Government, which were
approximately RMB1,171.1 million and RMB586.0 million, respectively,
representing 47.6% and 23.8% of the total contracted sales,
respectively.

2023 Interim Report A HATR &
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The following table sets out the geographical breakdown of the

MANAGEMENT DISCUSSION AND ANALYSIS

Group's contracted sales for the six months ended 30 June 2023:

o B i 5200 A

TREHNEE2023F6 A308 LA A REBRS L5
ERMBE DM

Contracted
Contracted Contracted Average
GFA Sold Sales Selling Price
BHRHE BRHE
Project Name HEEB BEEE BRHER FHEE
sg.m. RMB'000 RMB/sq.m.
ARKT
FrK AREFT FrK
Shanghai Lig
Shanghai Jingrui City Park LR e P RE 4,364 69,969 16,033
Tianjin Rz
Tianjin Jingrui Yujing Tiandi RERM « BRI 17,683 322,202 18,221
Tianjin Sea Blue City R o BER 4,564 49918 10,937
Tianjin Jingrui No. 1 Tang Gu Bay RER  EhHE R 457 5,866 12,836
Tianjin Jingrui No. 6 Tang Gu Bay RER ¢ BHE/HR 273 2,457 9,000
Chonggqing BEE
Chongging Jingrui Jiangshan Yufu BERM o LILEA 12,241 108,235 8,842
Chongging Tianchen Yujing EE « AREE 1,957 27,337 13,969
Sub-total of municipalities directly under the EEmESE /&t
Central Government 41,539 585,984 14,107
Hangzhou B
Hangzhou Jingrui Qinghai MR o BE 706 19,378 27,448
Hangzhou Jingrui Haiyi Cuiting MM R o BR2E 982 6,349 6,465
Ningbo BiK
Ningbo Jingrui Ninghai Yujing Chaoming ERR e BEERHE 1,663 18,830 11,323
Ningbo Xinghai Land HR e BEBHE 134 625 4,664
Ningbo Jingrui Xingning Mansion B2k e MEfF 243 4314 17,753
Jinhua oF
Jinhua Jingrui Wuyi Wushuang SESK e REEE 4,760 118,698 24937
Sub-total of Zhejiang Province WO B/ 8,488 168,194 19,816

Jingrui Holdings Limited =5 1E A& E R A & 13



MANAGEMENT DISCUSSION AND ANALYSIS
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Contracted
Contracted Contracted Average
GFA Sold Sales Selling Price
BRHE BRHE
Project Name HEH AR BEEE BRHER FHEE
sg.m. RMB'000 RMB/sq.m.
AEET
FRK AREFT FRK
Suzhou BN
Suzhou Changshu In Times BRMN o BRERLE 3,144 30,789 9,793
Suzhou Jingrui Changshu Jiangnan Mansion MR o BAVIFEATED 14315 251,361 17,559
Suzhou Jingrui Taicang Yueting BN S e KEME 1,007 12,187 12,102
Wuxi i)
Wuxi Jingrui Hubin Tianyu EH R e MERE 5922 163,830 27,665
Nanjing MR
Nanjing Jingrui Xitang Mansion AREh e BREM 1,994 52,927 26,543
Yangzhou &M
Yangzhou Jingrui Yujing Fenghua BRI « BIERE 1,183 18,335 15,499
Yangzhou Tianfu Xingchen BN e R 2R 16,902 337,109 19,945
Changzhou EM
Changzhou Jingrui Chenyun Tianfu ENE e RIEXE 13,178 304,567 23,112
Sub-total of Jiangsu Province IE BN 57,645 1,171,105 20,316
Wuhan BE
Wuhan Jingrui Tianfu Binjiang RZES « REAT 3,131 39,720 12,686
Wuhan Jingrui Tianfu Peninsula RZES e KR+ S 1974 27,425 13,893
Wuhan Jingrui Jiangshanyue RZEST « TR 370 4,168 11,265
Chengdu FER
Chengdu Jingrui Yujing Fenghua, North KE SR « BEREL 8,666 138,397 15,970
Chengdu Jingrui Yujing Fenghua, South KE S « BBEER 13,752 240,261 17,471
Sub-total of other provinces Hit @i/ et 27,893 449,971 16,132
Car park (lots) EXVACEE) 799 86,701
Total At 135,565 2,461,955 18,161
Note: Bt -

(1) Excluding the area of car parks.
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Land Bank

As at 30 June 2023, the total land bank of the Group was approximately
2,620,110 sgq.m. or approximately 1,559,592 sgq.m. on an attributable

basis.

Breakdown of the Group’s land bank by cities as of 30 June 2023

MANAGEMENT DISCUSSION AND ANALYSIS

TR

™ 2 fff)

Percentage of
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M2023F6A30H  XAEBWM L HFEESTL
2,620,110F K + #EzmmETER| &%1,559,592F 75 K

B £2023F6A30H LXK EH L HEEHA (R

Percentage
GFA of GFA
Attributable Attributable

the Group’s to the Group’s to the Group’s
Total GFA Total GFA Interests Interests
EREE EREE
s rEH EREE
B HE EREE HE
City HWm [ Epa A HE Bok
sg.m. % 5q.m. %
FIR % FIR %
Municipalities directly under HEETEH
the Central Government
Shanghai i 229,357 8.8 169,061 108
Beijing R 29,669 1.1 29,669 1.9
Tianjin KE 363,570 139 297,881 19.1
Chongging BE 132,371 50 108,874 7.0
Sub-total N 754,967 28.8 605,485 38.8
Zhejiang Province L&
Hangzhou B 2,648 0.1 2,033 0.1
Ningbo K 124,474 48 103,240 6.6
Jinhua T 84,099 3.2 68,951 44
Sub-total NEE 211,221 8.1 174,224 11.1
Jiangsu Province IER B
Suzhou #R M 422,454 16.1 142,756 9.2
Nanjing MR 6,787 03 5,780 0.4
Wuxi 85 16,427 06 13,568 0.9
Changzhou BN 116,155 44 102,435 6.6
Yangzhou #M 211,055 8.1 66,894 43
Sub-total NEE 772,878 29.5 331,433 21.4
Other provinces Hit @iy
Chengdu P #B 151,006 5.8 101,602 6.5
Wuhan = 730,038 278 346,848 222
Sub-total Nt 881,044 33.6 448,450 28.7
Total &t 2,620,110 100.0 1,559,592 100.0

Jingrui Holdings Limited =5 1E A& E R A &
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Revenue from Sales of Properties

Our revenue from the sales of properties from 1 January 2023 to
30 June 2023 was RMB2,066.7 million, representing an increase of
approximately 8.6% as compared to the corresponding period last year,

and its distribution is mainly as follows:

SHEMERIWA

8.6% -

Percentage of

2023F1 A1HZE2023%F6 8308 * PIHHEED
EWAEBAREK2066 78T BEFRPERLY
FTESMEBEBLT

Average

Revenue Total Revenue GFA Selling Price
LETON
A HWEASL BEERE FIHERE
RMB'000 % 5q.m. RMB/sq.m.
AR~
AREFT % FETr K FAK
Jiangsu Province TERAE
Suzhou Jingrui Sino Park RN R0 o FINRRT 582,784 282 34,723 16,784
Suzhou Jingrui Huyu Shangyuan BRI S 3m o HARE BT 39,315 1.9 2,648 14,847
Suzhou Jingrui Taicang Yueting BMNEH e KEE 32,329 16 2,897 11,159
Yangzhou Jingrui Yujing Fenghua BN « BIREE 33,325 16 2,599 12,822
Wusxi Jingrui Hubin Tianyu BRI« MAKRE 578,677 280 22,374 25,864
Zhejiang Province HLE
Hangzhou Jingrui Qinghai NS o 58 17,617 0.9 1,069 16,480
Hangzhou Jingrui Haiyi Cuiting MM ¢ BRBE 9,224 0.4 360 25,622
Wuhan HiE
Wuhan Jingrui Tianfu Peninsula RESH « KI¥ S 54,752 26 2,714 20,174
Wuhan Jingrui Jiangnanyue RES e TR 688,473 333 80,322 8,571
Sub-total NEE 2,036,496 98.5 149,706 13,603
Car parks (lots) EE 7 (A% 30,178 15 278
Total wat 2,066,674 100.0
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MANAGEMENT DISCUSSION AND ANALYSIS

Jingrui Capital

Jingrui Capital is based on the development strategy of “large-scale
asset management”. Jingrui Capital platform was established by
combining Joyride Apartment (%122 E) and Carry Capital (#Im 3
A) under Jingrui, which are designed for investment, development,
renovation and operation of rental apartments and office buildings.
Jingrui Capital is committed to the holding, management and
operation of long-term apartments and office properties, and providing
end-to-end services to investors with the guidance of achieving high-
quality asset management scale and concentrating on urban renewal
and land matching.

In the first half of 2023, all projects of Jingrui Capital were in normal
operation. As at 30 June 2023, the time-point occupancy rate of
apartment projects was 94.8% and the time-point occupancy rate of
office projects was 65.1%. In March 2023, Jingrui Capital disposed its
entire equity interest in Shanghai Jingrui Shenxin Tower Project. The
proceeds of the disposals were applied as general working capital of
the Group, which helped ease the liquidity issue of the Group.

Jingrui Service

With economic development and consumption upgrading, the value
of services has been highly recognized in the capital market in recent
years. In March 2020, Jingrui established the “Jingrui Service” platform
with Jingrui Properties as its carrier. By adhering to the management
concept of “focusing on ideal life” and taking the “promoter of ideal
life in Chinese cities” as its development objective, Jingrui Service has
built high-quality communities with quality consciousness to pursue
continuous improvement of management services and provide high-
standard and customized property management services for customers
by meeting customers’ increasing demands with positive and
enthusiastic attitudes.

As of 30 June 2023, the business footprint of Jingrui Service covers
more than 50 cities, such as Shanghai, Zhejiang, Jiangsu, Anhui,
Hunan, Tianjin, Chongqging, etc. Its contracted GFA has exceeded 50
million sg.m. and its service target covers residential, commercial
complex, office buildings, parks, schools, banks, hospitals, government
construction projects and other types of properties. Jingrui Service
focuses on the actual need of properties’ owners and strives to be
practical and innovative. It continues to iterate and upgrade its service
pattern, integrating the vision of “Proactive Service Provider Adhering
to Quality” into full-type and full-lifecycle services through services and
execution.
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MANAGEMENT DISCUSSION AND ANALYSIS

o BRI i 5203

Employees and Remuneration Policies

As at 30 June 2023, we had a total of 2,896 full-time employees (31
December 2022: 3,082). Among which, 436 of our employees worked
in property development operations, 2,359 of our employees were
engaged in property management and 101 of our employees worked
in customer service and other related operations.

The remuneration package of our employees includes salaries and
bonuses. In general, we determine employee salaries based on each
employee's qualifications, experience, position and seniority. We have
designed an annual review system to assess the performance of our
employees, which forms the basis for us to determine salary raises,
bonuses and promotion. We also review and adjust our remuneration
package by referring to the relevant salary survey in the real estate
industry published by renowned consulting firms. We believe the
salaries and benefits that our employees receive are competitive
compared with market standards in each geographic location where
we conduct business. We adopted a pre-IPO share award scheme
on 6 October 2013 and a share award scheme (the “Share Award
Scheme”) on 29 November 2017 (cancelled and terminated on 29
November 2017 and 29 November 2022, respectively), respectively,
pursuant to which share awards were granted to selected employees
of the Group. We have also adopted a share option scheme (the “Share
Option Scheme’) at the annual general meeting held on 7 May 2019.
By doing so, share options were granted to selected senior executives
of the Group and employees are encouraged to grow together with
the Company. Details of the Share Option Scheme are set out in the
section headed "Other Information — Share Option Scheme” in this
interim report. The Group's staff costs for the six months ended 30 June
2023 amounted to RMB184.1 million (for the six months ended 30 June
2022: RMB236.8 million).

We have also established systematic training programs for our
employees based on their positions and expertise. For example, the
training programs for members of our management teams focus
on improving their management and leadership skills. We have also
designed trainings for our marketing and sales personnel to improve
their sales capabilities. In addition to the internal trainings, we have
also engaged external experts or sponsored continuing education for
our employees from time to time.

2023 Interim Report A HATR &
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MANAGEMENT DISCUSSION AND ANALYSIS

FINANCIAL REVIEW
Revenue

For the six months ended 30 June 2023, the revenue of the Group was
RMB2,570.6 million, representing an increase of 4.0% as compared to
RMB2,471.2 million for the corresponding period last year. Our revenue
consists of (i) sales of properties, (ii) property management services, (iii)
rental income and (iv) others.

o B i 5200 A

Bt %5 [l R
A

HZE2023F6 A30A LN ER - AEBKAZEARK
25706 A BT BREFRBAARKE 2471 28 Bt
£4.0% ° ZFINBABTEODENE « (VDEEER
7%~ (i UWA K (v)EAf o

Revenue by business segments REZ D BEI D 2WA
Six months ended 30 June
BZ6A30ALAEA
2023 2022
2023% 200F
Percentage Percentage
of the total of thetotal  Year-on-year
revenue revenue change
L ON (N
ZBRL ZBAH RER
RMB’000 % AMBO00 % %
ARRFR % ARETFL % %
Revenue from contract with customers recognised ata 1A K — B ShEAES
point in time REEPAEDEKA
- Sales of properties R ES 2,066,674 80.4 1,902,204 770 86
- Others —-Hfts 28,129 1.1 26,777 1.1 50
2,094,803 81.5 1,928,981 781 8.6
Revenue from contract with customers recognised 1A — BB I O RE RN
over time REZFANHBA
- Property management service -MEEERE 391,722 15.2 423382 171 (75)
Rental income BERA 84,059 33 118,804 48 (292
Total @t 2,570,584 100.0 2471167 1000 40

Revenue from the sales of properties has contributed, and is expected

to continue to contribute to, a substantial majority of our total revenue.
For the six months ended 30 June 2023, it accounted for 80.4% of our

total revenue.

THEMERABK MIBRABEEBK R MIRALED
BRI - BE2023F6 A308 1ENEA - HIEWA
BEAR)B0.4% °
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MANAGEMENT DISCUSSION AND ANALYSIS
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Our operating results for any given period are dependent on the GFA
and the selling prices of the properties we deliver during such period
and the market demand for our properties. Consistent with industry
practice, we typically enter into purchase contracts with customers
while the properties are still under development but after satisfying
the conditions for pre-sales in accordance with the PRC laws and
regulations. In general, there is typically at least one year between the
time we commence the pre-sales of properties under development
and the completion of the construction of such properties. We do not
recognize any revenue from the pre-sales of the properties until such
properties are completed and the possession of such properties has
been delivered to the customers.

During the Period under Review, the properties delivered by the
Group were mainly Wuhan Jingrui Jiangnanyue, Suzhou Jingrui Sino
Park and Wuxi Jingrui Hubin Tianyu. Revenue from sales of properties
was RMB2,066.7 million for the first half of 2023 (the corresponding
period in 2022: RMB1,902.2 million), representing an increase of 8.6%
as compared to the corresponding period last year, mainly due to the
increase in the GFA of properties delivered during the Period under
Review.

Revenue from property management represents revenue generated
from property management services we provide through our wholly-
owned subsidiary, Shanghai Jingrui Property Management Co., Ltd,,
to owners of all our properties and certain properties developed by
third parties. Revenue from property management is recognized over
the period when our property management services are rendered.
In the first half of 2023, revenue from property management of the
Group was approximately RMB391.7 million (the corresponding period
in 2022: approximately RMB423.4 million), representing a decrease of
approximately 7.5% as compared to the corresponding period last year.
The decrease in revenue from property management was primarily due
to the decrease in the third-party contracted GFA and the decrease in
the third-party property management fee.

Rental income mainly includes operating revenue generated from
leasing our investment properties and certain other completed
properties and is recognized on a straight line basis over the relevant
lease terms. In the first half of 2023, rental income of the Group
was approximately RMB84.1 million (the corresponding period in
2022: approximately RMB118.8 million), representing a decrease of
approximately 29.2% as compared to the corresponding period last
year. The decrease in rental income was mainly due to the disposal
of some investment properties in the second half of last year for cash
flow release, which resulted in a decrease in operating area during the
Period under Review as compared to the corresponding period last
year.
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MANAGEMENT DISCUSSION AND ANALYSIS

Cost of Sales

Our cost of sales primarily represents the costs we incur directly
for the property development activities as well as our property
management and leasing operations. The principal components of
cost of sales for our property development include cost of properties
sold, which represents direct construction costs, land use right costs
and capitalized interest costs on related borrowings for the purpose of
property development during the period of construction.

In the first half of 2023, our cost of sales amounted to RMB2,530.6
million, representing an increase of 11.6% as compared with
RMB2,268.3 million for the corresponding period last year, which was in
line with the increase in revenue.

The table below sets forth information relating to our cost of sales and
as a percentage of total cost of sales:
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SHERKAE
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TREINE AR PIHERARNER K5 4E 5 E K AR
Bk :

Six months ended 30 June

B Z6H30H AR
2023 2022
2023 20224

RMB’000 % RMB'000 %

AR¥Fr % AREFT %

Construction costs AR 763,323 30.2 714,890 315

Land use right costs b {5 R AR AR 1,155,339 45.6 1,056,765 46.6

Capitalized interest BT A 263,428 10.4 177,543 7.8

Sub-total: total cost of properties Dt BRI 2,182,090 86.2 1,949,198 85.9

Surcharges Bt n & 16,130 0.6 7,289 0.3

Provision for impairment of properties held 5 L5 & sk fE i 5 &

or under development for sale, net VIR ERE - T8 74,586 3.0 17,053 0.8

Other costs™ E A" 257,781 10.2 294,777 13.0

Total st 2,530,587 100.0 2,268,317 100.0
Note: Kzt -

(1) Includes costs associated with property management, leasing and other
operations.

() eRaEnxer HERHOEBAEBIKE -

Jingrui Holdings Limited =5 1E A& E R A &

21



22

MANAGEMENT DISCUSSION AND ANALYSIS

o BRI i 5203

Gross Profit and Gross Profit Margin

For the six months ended 30 June 2023, the gross profit of the Group
was RMB40.0 million (the corresponding period in 2022: RMB202.9
million), and the gross profit margin of the Group was 1.6% (the
corresponding period in 2022: 8.2%). The gross profit margin decreased
compared to the corresponding period last year, primarily due to lower
selling prices of projects during the Period under Review out of the
real estate downturn industry, higher land costs and the increase in
provision of impairment on property projects based on the principle of
prudence.

Fair Value Losses on Investment Properties under Capital
Platform

For the six months ended 30 June 2023, the fair value losses on
investment properties under capital platform were RMB68.0 million (the
corresponding period in 2022: RMB183.6 million), which was mainly
due to the impairment of Shanghai Jingrui Keyuan Tower and Beijing
Jingrui Foresea Zhongjin Project in Zhongguancun.

Selling and Marketing Costs

For the six months ended 30 June 2023, our selling and marketing
costs were RMB192.8 million (the corresponding period in 2022:
RMB236.3 million), representing a decrease of 18.4% as compared to
the corresponding period last year, mainly due to the decrease in the
Group’s new launches of property projects.

Administrative Expenses

For the six months ended 30 June 2023, our administrative expenses
were RMB240.6 million (the corresponding period in 2022: RMB257.5
million), representing a decrease of 6.6% as compared to the
corresponding period last year, which was mainly due to the lower
operating costs due to the downsizing of the Group's operations.

Other Income and Other Losses, Net

For the six months ended 30 June 2023, our other income recorded
gains of RMB8.2 million (the corresponding period in 2022: RMB10.9
million), which was mainly the income on the government grants.

For the six months ended 30 June 2023, we recorded other losses of
RMB37.2 million (the corresponding period in 2022: RMB47.7 million).
Other losses recorded in the first half of 2023 mainly derived from the
fair value losses on financial assets at fair value through profit or loss
and foreign exchange gains arising from foreign currency assets.
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MANAGEMENT DISCUSSION AND ANALYSIS

Finance Costs, Net

For the six months ended 30 June 2023, our finance income was
RMB5.6 million (the corresponding period in 2022: RMB89.5 million).
Our finance costs were RMB776.2 million (the corresponding period
in 2022: RMB1,049.5 million). As a result, our net finance cost was
RMB770.6 million, representing a decrease of RMB189.4 million as
compared to RMB960.0 million of the corresponding period last year,
primarily due to the decrease in both total borrowings and exchange
losses.

Share of Results of Joint Ventures/Associates

For the six months ended 30 June 2023, our share of results of joint
ventures/associates was a loss of RMB145.8 million (the corresponding
period in 2022: RMB44.2 million), mainly due to the decline in the
demand for lease of commercial properties as a result of external
macro market environment, which led to an increase in the operating
loss of joint ventures in a struggling period as well as the incurring of
valuation losses on investment properties.

Income Tax Credit

For the six months ended 30 June 2023, our income tax credit was
RMB52.9 million (the corresponding period in 2022: RMB61.2 million).
The income tax credit was slightly decreased as compared to the
corresponding period last year.

Loss for the Period

For the six months ended 30 June 2023, we recorded the loss for
the period of RMB1,353.9 million (the corresponding period in 2022:
RMB1,454.2 million).

For the six months ended 30 June 2023, the loss of the Group
attributable to equity holders of the Company was RMB1,363.9 million
(the corresponding period in 2022: RMB1,462.1 million).

o B i 5200 A
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MANAGEMENT DISCUSSION AND ANALYSIS

o BRI i 5203

LIQUIDITY AND CAPITAL RESOURCES

The industry in which the Group operates is a capital-intensive industry.
The Group has been and is expected to continue satisfying its needs
of operating capital, capital expenditure and other capital needs with
proceeds from pre-sale and sale of properties, loans from commercial
banks and other individuals, capital injections from shareholders and
issuance of new shares. The Group's need for short-term liquid capital
is associated with loan repayment and capital need for operation,
while the Group’s short-term liquid capital comes from cash balance,
proceeds from pre-sale and sale of properties and new loans. The
Group's need for long-term liquid capital is associated with capital
allocated for new property development projects and repayment of
long-term loans, and the Group's sources of long-term liquid capital
include loans, capital injections from shareholders and issuance of new
shares.

Cash Positions

As at 30 June 2023, the Group's cash at bank and on hand (including
restricted cash) decreased by approximately 13.9% to approximately
RMB1,164.2 million from approximately RMB1,352.1 million as at 31
December 2022. The Group's cash at bank and on hand are mainly
denominated in RMB and US dollars. Restricted cash of the Group
mainly comprised deposits pledged for borrowings and guarantees in
respect of mortgage facilities provided for certain purchasers of the
Group's properties.

Borrowings

Our total outstanding borrowings decreased from RMB18,412.7 million
as at 31 December 2022 to RMB17,831.6 million as at 30 June 2023. All
of the Group's secured borrowings were secured or guaranteed by one
or a combination of the following methods: land use rights, properties
under development, investment properties, properties held for sale,
shares of the Company's subsidiaries, bank deposits and/or guarantees
granted by the Company's subsidiaries. As at 30 June 2023, the assets
used as collaterals for the borrowings amounted to RMB12,153.1 million
(31 December 2022: RMB12,740.2 million). The Group's borrowings are
mainly denominated in RMB and US dollars.
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MANAGEMENT DISCUSSION AND ANALYSIS
o B i B 03 A

Breakdown of our borrowings by categories

ERAMZRETEEE S

As at As at
30 June 31 December
2023 2022 Change
20234 120225
6A30H 128318 #
RMB’000 RMB000 %
AREFT AREFT %
Current Borrowings: ENEME R
Bank loans, secured RITER - HEM 354,601 488,101 (27.4)
Add: current portion of long-term borrowings m: REAE AR D 14,317,739 12,808,612 118
Total Current Borrowings BIEGT ] 14,672,340 13,296,713 103
Non-Current Borrowings: FEENERMER
Bank loans, secured RITER - HIEA 3,599,566 4,347,950 17.2)
Other loans, secured HuEH - HiE 962,500 963,500 (0.1
Trust financing arrangements, secured ERARERH  FEA 1,329,382 1410412 (57
Senior notes due 2022, issued Q02FHBMELEE
in July 2019, secured 201957 A 81T - BEA 1,878,708 1,810,796 38
Senior notes due 2022, issued Q00FHBMELEE
in March 2020, secured R2020F3 A% FER 91,551 88,241 38
Senior notes due 2022, issued Q00FHBMELEE
in June 2020, secured R2020F6 A%1T - FER 1,083,870 1,044,946 37
Senior notes due 2023, issued 203 FHBMELEE
in November 2020, secured 2020511 A 81T - AEA 1,734,192 1,670,681 38
Senior notes due 2023, issued 203 FHBMELEE
in March 2021, secured R2021F3 A% FER 794,838 766,403 37
Senior notes due 2023, issued 203 FHBMELEE
in April 2021, secured 202154 A 51T - BEF 1,132,915 1,089,484 40
Senior notes due 2023, issued 203 FHBMELEE
in May 2021, secured 202155 81T - BEA 238,419 229,758 38
Senior notes due 2023, issued 203 FHBMELEE
in August 2021, secured R202158 A 81T - BEA 361,310 348,189 38
Senior notes due 2024, issued 04 HBMELEE
in September 2021, secured R202159 A 81T - BEA 1,192,216 1,148,781 38
Senior notes due 2023, issued 03 FHBMELEE
in March 2022, secured R00EFIAET FER 1,235,975 1,171,168 5.5
Senior notes due 2023, issued 03 FHBMELEE
in April 2022, secured R20225F4 A 31T - BEA 143,824 138,358 40
Corporate bonds due August 2024 202458 AN A BIE S 351,214 351,214 =
Corporate bonds due May 2024 202455 AN A BIE S 1,346,514 1,344,707 0.1
Less: current portion of long-term borrowings R REERMEN AR5 (14,317,739) (12,808,612) 118
Total Non-Current Borrowings FEHEREE 3,159,255 5,115,976 (382)
Total @t 17,831,595 18,412,689 (32)
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MANAGEMENT DISCUSSION AND ANALYSIS

o BRI i 5203

Breakdown of our borrowings by maturity profiles

B AAEEER S D

30 June 2023 31 December 2022
202356 H30H 2022%12A31H

RMB’000 % RMB'000 %

AR T % ARETFT %

Within 1 year —F AR 14,672,340 82.3 13,296,713 722
Between 1 and 2 years —FEZF 2,188,255 123 4,273,976 232
Between 2 and 5 years —EREF 186,000 1.0 45,000 0.3
Above 5 years AFEUE 785,000 4.4 797,000 43
Total F 17,831,595 100.0 18,412,689 100.0

The proportion of the Group’s long-term borrowings in the total
borrowings was 17.7% as at 30 June 2023.

Interest and foreign exchange losses generated from bank loans,
senior notes, corporate bonds and trust financing arrangements
and other loans

72023F6 A308 - ANEBEMRE LB RARER
thEA17.7% °

RITER - BERE - RABEFREAREREUAR
HttERELENFEREREBR

Six months ended 30 June

BZ6H308 L <EA
2023 2022 Change
2023%F 2022%F HE)
RMB’000 RMB’000 %
AR¥Fr AREFT %
Finance costs BhE KA
— Interest expensed —BRA{FE 408,272 544,376 (25.0)
— Net foreign exchange losses on —REEERE KR F
financing activities 363,404 499,760 (27.3)
— Interest on lease liabilities -~ HEaFENFE 4,534 5,352 (15.3)
— Amounts capitalised —BRMt&EE 248,260 523,786 (52.6)
Total HEt 1,024,470 1,573,274 (34.9)
Net Debt-to-Capital Ratio BEBERLE

As at 30 June 2023, our net debt-to-capital ratio was 333% (31
December 2022: 267%). Net debt-to-capital ratio is calculated as net
debt at the end of the period divided by the total equity and multiplied
by 100%. Net debt is calculated as total borrowings minus cash and
cash equivalents and restricted cash.
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MANAGEMENT DISCUSSION AND ANALYSIS

CONTINGENT LIABILITIES

We provide mortgage guarantees to banks in respect of the mortgage
loans they provided to our customers in order to secure the repayment
obligations of such customers. The mortgage guarantees are issued
from the date of grant of the relevant mortgage loans and released
upon the earlier of (i) the transfer of the relevant real estate ownership
certificate to the customer, or (ii) the settlement of mortgage loans
by the customers. If a purchaser defaults on a mortgage loan, we may
be required to repurchase the underlying property by paying off the
mortgage. If we fail to do so, the mortgage bank may auction the
underlying property and recover any additional amount outstanding
from us, as the guarantor of the mortgage loans.

As at 30 June 2023, our provision of guarantees to financial institutions
in respect of the mortgage loans they provided to our property
purchasers was approximately RMB3,145.1 million (as at 31 December
2022: approximately RMB2,906.7 million). In addition, we provided
guarantee for certain bank loans amounting to RMB340.5 million
(as at 31 December 2022: RMB424.5 million) which were granted
to our joint ventures/associates. We provided guarantee for certain
bank loans amounting to RMB116.0 million (as at 31 December 2022:
approximately RMB119.5 million) which were granted to related parties
of joint ventures. The Group provided guarantees as the proceeds from
the loans were applied towards property projects of the joint ventures
and associates.

To the best of the Company’s knowledge, the Group has not
encountered defaults by purchasers in which we provided mortgage
guarantees that, in aggregate, had a material adverse effect on our
financial condition and results of operations.

OFF-BALANCE SHEET COMMITMENTS AND ARRANGEMENTS

Except for the guarantees disclosed above, as at 30 June 2023, we did
not have any outstanding loan capital issued or agreed to be issued,
bank overdrafts, loans, debt securities, borrowings and other similar
indebtedness, liabilities under acceptances (other than normal trade
bills), acceptance credits, debentures, mortgages, charges, finance
leases or hire purchase commitments, guarantees or other material
contingent liabilities.

INTEREST RATE RISK

Our income and operating cash flows are substantially independent
of changes in market interest rates. Except for bank deposits bearing
stable interest rates, the Group has no other significant interest-bearing
assets.

o B i 5200 A
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MANAGEMENT DISCUSSION AND ANALYSIS

o BRI i 5203

Our exposure to changes in interest rates is mainly attributable to
our borrowings from bank and trust financing providers, senior notes
and corporate bonds. Borrowings at floating rates expose us to cash
flow interest rate risk, while borrowings at fixed rates expose us to fair
value interest rate risk. We have not hedged our cash flow or fair value
interest rate risk.

Our Directors do not anticipate significant impacts on interest-bearing
assets resulting from the changes in interest rates, because the interest
rates of bank balances are not expected to change significantly.

FOREIGN EXCHANGE RISK

We are engaged in the development, sale and management of
properties solely in the PRC with almost all transactions denominated
in RMB. In addition, the majority of our assets and liabilities are
denominated in RMB. Accordingly, we are not exposed to significant
foreign currency risks, except for bank deposits and our senior notes
which were issued from 2019 to 2022 and denominated in US dollars.

Nonetheless, as we expand our operations, we may incur a certain
portion of our cash flows in currencies other than RMB, which may
increase our exposure to fluctuations on exchange rates. We currently
do not have a foreign currency hedging policy but our Directors will
manage our exposure through constant monitoring to limit as much as
possible the amount of our foreign currency exposures.

FINANCIAL ASSETS AT FAIR VALUE THROUGH PROFIT OR
LOSS/OTHER COMPREHENSIVE INCOME

As at 30 June 2023, the balance of the Group’s financial assets at fair
value through profit or loss mainly represented the investments in
liquid opportunity fund, wealth management products purchased
and other investments in private equities. The balance of the Group'’s
financial assets at fair value through other comprehensive income
mainly represented the investments in unlisted equity securities.

MATERIAL ACQUISITIONS AND DISPOSALS
The Group had no material acquisitions and disposals for the six
months ended 30 June 2023.

FUTURE PLANS FOR MATERIAL INVESTMENT

The Directors confirmed that as at the date of this interim report, there
is no plan for any material investment other than that in the Group’s
ordinary business of property development and the identification of
potential independent third party investors for its respective project
companies.
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INTERIM DIVIDEND

The Board has resolved not to declare any interim dividend in respect
of the six months ended 30 June 2023 (for the six months ended 30
June 2022: Nil).

IMPORTANT EVENTS AFFECTING THE GROUP SINCE 30
JUNE 2023

No important event affecting the Group has occurred since 30 June
2023 and up to the date of this interim report.

CORPORATE GOVERNANCE PRACTICES

The Group is committed to maintaining high standards of corporate
governance to safeguard the interests of shareholders and enhance
corporate value and accountability. The Company has adopted 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”)
as its own code of corporate governance. The Company has been in
compliance with the code provisions set out in the CG Code for the six
months ended 30 June 2023 except for the deviation from the code
provision C.2.1, B.2.2 and B.2.4(b) Details of the deviation with reasons
are set out in the paragraphs below:

According to code provision C.2.1 set out in Part 2 of the CG Code, the
roles of chairman and chief executive officer should be separate and
should not be performed by the same individual.

Since the listing of the Company, Mr. Yan Hao ("“Mr. Yan") has acted
as the co-chairman of the Board and the chief executive officer. On 30
March 2023, Mr. Yan was re-designated as the chairman of the Board
from co-chairman. Upon this redesignation, Mr. Yan assumed the
roles of both the chairman of the Board and chief executive officer.
This is a deviation from the code provision C.2.1 of the CG Code. The
Board believes that Mr. Yan, as one of the founders of the Group, is
instrumental to the Group’s growth and business expansion since
1999 and that vesting the roles of chairman and chief executive
officer in Mr. Yan facilitates and maximizes the effectiveness of the
execution of the Group’s business strategies. The Board also believes
that the balance of power and authority between chairman and
chief executive officer would not be impaired by such arrangement,
and the significant weight of the non-executive Directors (including
independent non-executive Directors) enabled the Board as a whole
to effectively exercise its non-bias judgement. As at 30 June 2023, the
Board comprises three executive Directors (including Mr. Yan), one
non-executive Director and three independent non-executive Directors
and therefore has a strong independence element in its composition.
The Company will continue to review and enhance its corporate
governance practices to ensure compliance with the CG code.
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OTHER INFORMATION
At %t

According to code provision B.2.2 set out in Part 2 of the CG Code, each
director (including those with a specific appointment period) shall
be subject to retirement by rotation at least once every three years.
And according to the memorandum and articles of association of the
Company, at each annual general meeting one-third of the Directors
for the time being (or, if their number is not a multiple of three (3), the
number nearest to but not less than one-third) shall retire from office
by rotation provided that every Director shall be subject to retirement
at least once every three years.

Mr. Chen Xin Ge, the non-executive Director of the Company was
originally scheduled to be re-elected at the annual general meeting of
the Company (the “AGM") at which, among others, the 2021 annual
report was approved. Consequential to the delay in publication of
the 2021 annual results, the AGM was not held until 27 June 2023. At
the AGM, Mr. Chen Xin Ge was re-elected as a non-executive Director.
The Company was has re-complied with code provision B.2.2. The
temporary non-compliance with code provision B.2.2. did not have any
impact on the operations of the Company.

As all independent non-executive Directors of the Company have
been in office for more than nine years, the Company is in the course
of identifying a suitable candidate to be appointed as an additional
independent non-executive Director and will endeavour to appoint a
new independent non-executive Director on or before the forthcoming
annual general meeting to comply with code provision B.2.4(b)
requirement as set out in Part 2 of the CG Code and the Company will
make further announcement of the appointment of new independent
non-executive Director in due course.
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AUDIT COMMITTEE REVIEW OF INTERIM REPORT

As at the date of this interim report, the audit committee of the
Company (the “Audit Committee”) comprises three independent non-
executive Directors, namely Mr. Qian Shi Zheng (Chairman of the Audit
Committee), Dr. Lo Wing Yan William and Mr. Han Jiong.

The Audit Committee, the management of the Group and the external
auditor of the Company have reviewed the unaudited interim report for
the six months ended 30 June 2023 of the Group and the accounting
principles and practices adopted by the Company.

MODEL CODE FOR SECURITIES TRANSACTIONS

The Company has adopted the Model Code for Securities Transactions
by Directors of Listed Issuers (the “Model Code”) as set out in Appendix
10 to the Listing Rules as its own code of conduct regarding Directors’
securities transactions. Specific enquiries have been made to all the
Directors and each of the Directors has confirmed that he has complied
with the Model Code during the six months ended 30 June 2023.

REPURCHASE, SALE OR REDEMPTION OF LISTED
SECURITIES OF THE COMPANY

For the six months ended 30 June 2023, neither the Company nor any
of its subsidiaries (other than the trust of the share award scheme)
repurchased, sold or redeemed any of the Company’s listed securities.

CHANGES OF INFORMATION OF DIRECTORS

On 1 July 2023, Dr. Lo Wing Yan William, an independent non-executive
Director, resigned as an independent non-executive director of
Oshidori International Holdings Limited (a company listed on the Stock
Exchange, stock code: 0622).

On 15 August 2023, Mr. Qian Shi Zheng, an independent
non-executive Director, resigned as an independent non-
executive director of Red Star Macalline Group Corporation Ltd.
(a company listed on the Stock Exchange, stock code: 1528).

Save as disclosed above, no changes of information of Directors which
are required to be disclosed pursuant to Rule 13.51B(1) of the Listing
Rules since the date of 2022 annual report of the Company.
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SHARE AWARD SCHEME

On 29 November 2017, the Company adopted the Share Award
Scheme, which was terminated on 29 November 2022 in accordance
with the scheme. As of 30 June 2023, 544,000 awarded shares granted

remained unvested.

Movements in the number of awarded shares for the six months ended

42 SR =t &

ARAFIFR2017F11 A29 B AR5 1EEhET & - % 12D
FFEIER2022F 11 B29 B R IEZET2I421E - H 22023
F6H30H © MAS544,000/ B R T HEEIIR D K F 57

E o

B E2023F6 A308 LN E A EENR D EE B H

30 June 2023 are set out below: FENR
Closing price
Number of Closing price Vestedand  immediately Number of
awarded at the date Granted exercised hefore the Cancelled Lapsed awarded
shares as at of grant during the during the  date of vesting during the during the shares as at
Name of grantee 1January 2023 Date of grant (HKD per share) period period  (HKD per share) period period  30June 2023
#2023 RiA REBEH #2023%
1818f HlTE BAER  ZANUTE 6A30BH
REALR RRROHE RHAH (5RET) B kg (BREn) Himits Brky RBRGHA
Executive Directors
Hrge
Mr. Chen Chao 60386 22 April 201" 230 - 60,386” 0.169 - - -
Rkt W1%54A0A"
1,072,000 20 April 2022° 165 = = = 528,000 = 544,000
00545 08°
Other senior management
HtEREER
Other senior management 8627 22 April 201" 230 - 8627" 0.169 - - -
B SHERAR W1F4ARAY
Total A3 1,141,013 - 69,013 528,000 - 544000

BAR2021F4 AN AREORBROME © RIFERD
ABITAETAEEMAXNBALEEAL  TAEH
B9 7B 20225 2023 D BISEE1/2 ©

(1) The awarded shares granted on 22 April 2021 shall (unless the Company (1)
shall otherwise determine and so notify the selected person in writing)
be vested as to 1/2 in each of 2022 and 2023.

BR2022F4 A20 BB HMBEROME © BRIERD
AIBITAEEAERAXNBALEEALT  TAEH
AR 7B 20224F ~ 20234 R 20245 5 Bl &5 /8 528,000
% + 528,0008% }2.544,0004% °

(2)  The awarded shares granted on 20 April 2022 shall (unless the Company  (2)
shall otherwise determine and so notify the selected person in writing)
be vested as to 528,000 shares, 528,000 shares and 544,000 shares in each
of 2022, 2023 and 2024, respectively.

(3)  Inaccordance with the terms of grant as disclosed in the announcement  (3) 1RIEARATIHEIA2018F1 A1 BN AERHEERNFTL

of the Company dated 1 January 2018, the purchase price paid by the B3 EEAMSNHNEEBAS -
grantees was nil.
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SHARE OPTION SCHEME

On 7 May 2019, the Company adopted the Share Option Scheme,
details of which are set out below:

1. Objectives

The purpose of the Share Option Scheme is to recognize and
acknowledge the contributions made or may have made by the
eligible participants to the Group. The Share Option Scheme
will provide eligible participants with an opportunity to hold
personal interests in the Company, thereby encouraging eligible
participants to enhance performance efficiency for the benefit
of the Group and attracting and retaining eligible participants
or otherwise maintaining a continuous business relationship
with eligible participants and the contributions of such eligible
participants benefit or will benefit the Group’s long-term
development.

2. Eligible Participants

The Board may, at its discretion, grant a share option to the
following persons to subscribe for the relevant number of new
shares as may be determined by the Board at an exercise price
as determined below: (i) any senior executive or director of the
Group (including non-executive directors and independent non-
executive directors); and (ii) any senior management staff of the
Group.

In accepting the relevant share options, the grantee is required to
pay HKD1.00 to the Company as consideration for the grant of the
share options.

3. Maximum Limit

The maximum number of shares in the share options that may
be granted under the Share Option Scheme and any other share
option scheme of the Company shall not exceed 10% of the total
number of issued shares on the date of adoption. If the Company
has issued a circular and it was approved by the shareholders at the
general meeting and/or complies with such other requirements as
may be prescribed by the Listing Rules from time to time, the Board
may: re-determine the cap at any time at 10% of the shares issued
on the date of the shareholders’ approval at the general meeting;
and/or grant more than 10% of the options to eligible participants
selected by the Board. The maximum number of shares that may
be issued at any time after the exercise of all the outstanding share
options granted but not yet exercised under the Share Option
Scheme and any other share option scheme of the Company shall
not exceed 30% of the shares in issue from time to time. On 7 May
2019, the shareholders of the Company approved a scheme limit of
10% of the total number of issued shares of the Company on that
date, which was a total of 140,019,421 shares, representing 9.10% of
the number of shares issued by the Company as at the date of this
report.
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As at 1 January 2023 and 30 June 2023, the maximum number
of shares available for grant under the Share Option Scheme
is 110,019,421 shares and 110,019,421 shares, respectively,
representing approximately 7.15% of the issued share capital of the
Company as at the date of this report. As at 1 January 2023 and 30
June 2023, the total number of shares that may be issued in respect
of options granted under the Share Option Scheme and all other
schemes was 115,869,421 shares, representing approximately 7.53%
of the issued share capital of the Company as at the date of this
report. In the first half of 2023, no share options of the Company
were exercised, cancelled or lapsed under the Share Option
Scheme.

Duration and Termination

The scheme is effective as of 7 May 2019. The share options may
be exercised at any time during the period prior to the expiration
of 10 years from the date on which the options are deemed to
have been granted and accepted, in accordance with the terms
of the Share Option Scheme. The exercise period of the share
options will be determined by the Board at its sole discretion, but
not more than 10 years after the grant of the share options.

No share options may be granted after 10 years from the date
of approval of the Share Option Scheme. Unless the Company
terminates early through the general meeting or the board of
directors, the Share Option Scheme will become effective and
valid for a period of 10 years from the date of adoption, up to 6
May 2029.

The Maximum Number of Shares that Each Participant can
be Authorized to Benefit from

The total number of shares issued or to be issued upon the exercise
of all share options (including exercised and outstanding share
options) granted to each of the participants under the Share Option
Scheme or any other share option scheme of the Company in any
12-month period must not exceed 1% of the total number of issued
shares. If the number of share options further granted exceeds
the maximum of 1%, the proposed grant of share options shall be
approved by the shareholders by voting at the general meeting.

Where shares issued or to be issued upon the exercise of the entire
share options which have been or will be granted to participants
who are substantial shareholders, independent non-executive
directors or any of their associates under the Share Option Scheme
or any other share option scheme of the Company during the
12-month period up to and including the date of grant, including
those exercised, cancelled and outstanding, (1) totalled more than
0.1% of the total number of issued shares; and (2) have a total value
in excess of HKD5,000,000 calculated based on the closing price of
the shares on the date of each grant, the proposed grant of share
options must be approved by the shareholders at the general
meeting by way of poll.
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6. Share subscription price 6. BRPABE

The subscription price of the shares of any particular share R IR B AR A AT B4R B A0 (0 55 B BB AR AE AT IR

options granted under the Share Option Scheme shall be the MORBE BEREFSLEMNBEETNE

price determined by the Board at its sole discretion, provided that 1o ML ERB T SERATRSSE ¢

the price is not lower than the following highest:

(i) the official closing price of the shares as stated in the Stock () RORBZEBH(AABMIAMAMIIEES
Exchange's daily quotation sheet on the date of grant (which RPEBHRF) RERXMEAMERAER
is the date on which the Stock Exchange is opened for FIEBT(E
securities trading business);

(i) the average of the official closing prices of the shares as (i) BEFEH BT AEZ ARG RE A
stated in the Stock Exchange’s daily quotation sheet for the BmEXRMBMHENWHEFSE &
five business days immediately preceding the date of the
grant; and

(ii)  the nominal value of a share. (i) BRIDMEE °

7. Details of the Movement in the Share Options under the 7. EEHABERENSTHNERESBEE

Share Option Scheme during the Period under Review

Movements in the number of share options for the six months BHZE2023F6 A30H AR A - BRESE &

ended 30 June 2023 are set out below: ]y

Closing price Number of
as at the date Number of share Granted Exercised Cancelled Lapsed share
ofgrant  Exerciseprice  options asat during the during the during the duringthe options asat
Name of grantee Date of grant Exercise period (HKD per share) ~ (HKD per share) 1 January 2023 period period period period  30June2023
i B g
W E TR 1518 67308
ARAZR it k&8 (§lkEn) (GhkiEn)  MERESE Eb Bafg Bais BRRY KEREZE
Executive Director
UrEs
Mr.XuHai Feng 9 September 2019 From 9 September 2019108 I 153 1350000 - - - - 1350000
Septerber 2029
it I9E9A9R" WI9ESRIRZ
20959 8E
Other senior management
HfERERE
Other senior management 9 September 2019 From 9 September 2019108 15 153 4050000 - - - - 4050000
Septerber 2029
EfEREEAR i9E9A9R" WI9ESRIRZ
20959 8E
8 June 20217 From 8 June 2021 to 24 153 450000 - - - - 450000
7 June 2031
A0156 8" AE6A8RE
W31E6A7R
Total &3 5850000 - - - - 5850000
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Notes:

(1) Share options granted by the Company on 9 September 2019 will be
vested by batches from 2019 to 2022. The vesting of the share options is
conditional upon the achievement of certain performance targets related
to the Group including but not limited to contracted sales of the Group
and net profits attributable to equity holders per financial year during the
period from 2019 to 2021.

(2)  The vesting of the share options granted by the Company on 8 June
2021 is conditional upon the achievement of certain performance targets
related to the Group including but not limited to contracted sales of the
Group and net profits attributable to equity holders per financial year
during the period from 2020 to 2021.

DIRECTORS’ AND CHIEF EXECUTIVE’S INTERESTS AND
SHORT POSITIONS IN SHARES, UNDERLYING SHARES
AND DEBENTURES

As at 30 June 2023, the interests or short positions of the Directors and
the chief executive of the Company in the shares, underlying shares
and debentures of the Company or its associated corporations (within
the meaning of Part XV of the Securities and Futures Ordinance ("SFO"))
which will be required to be notified to the Company and the Stock
Exchange or which will be required, pursuant to Section 352 of the SFO,
to be entered in the register referred to in relevant provision, or which
will be required, pursuant to the Model Code as set out in Appendix
10 to the Listing Rules, to be notified to the Company and the Stock
Exchange, are as follows:

figE

(1) AAFR2019F9A0BRENBEREEE201962
02F DHLEFE - BRIENGBIUEREBASE
METERBEBEZAKEG  2EETRMRE2019FE
2021 FEIMAAEE A NHEE R EEG BT E SR
BAEMLFEFRE -

(2 ARRMR2021F6 AsB R ERBERNSRE T ERK
ERAKENETREBEEZAKNG  REETRRA
2020F 22021 FEARIN AR B S LAHE R B EMKE
EREEFE ARLFERE -

EERBRETRAERRS - HEARORERE
RN ERRAR

MR2023F6 A308  EBERARAZEITHRABRA
AEIREREEZE(EERBHFRBERA ([BHFR
HE&BI]) EXVE) MR ~ AR D REHETE
EANGALG KBTS IAR + SKERKE
FH R ERERHI 35218 R 8 B B IR ST IE M B e fif
RERESBOA R + SZARIE TR AIM 81 ATt M1
EFAME AR R M RFTHER SRR T

Approximate
percentage of
shareholding
Name of Director Nature of interest Number of shares held® interest®
EENA NS FaERHEAE® BARET DL
Mr. Yan Hao Founder of a discretionary trust"” 649,276,613 (L) 42.20%
Bk A — BB AY
Beneficial owner 200,000 (L) 0.01%
EnlEEA
Mr. Chen Xin Ge Founder of a discretionary trust® 409,805,918 (L) 26.63%
PR RS A — BB LR AR
Beneficial owner 782,000 (L) 0.05%
EnlEEA
Mr. Xu Hai Feng Beneficial owner? 2,014,738 (L) 0.13%
wBIELEE EnEEAY
Mr. Chen Chao Beneficial owner®” 1,574,772 (L) 0.10%

BRABSEE BEREAAY
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Notes:

(1) Yan Trust, as a trustee, is deemed to be interested in 649,276,613 shares
through its control over Beyond Wisdom Limited. The details are as
follows:

Name of controlling

Name of controlled corporation shareholder

OTHER INFORMATION
At % )

fiE

(1) Yan TrustfE AR FE AR BB BE M Beyond Wisdom
Limited B Il 570649,276,61 I IR R G 12 ° A
BB

Interest held
directly Number of shares

Percentage of
shareholding (%)

BEREEER ERRRERE R A D L(%) EEER RHEE
Beyond Wisdom Limited Yan Trust 100 Y 649,276,613 (L)

) Cantrust (Far East) Limited, as a trustee, is deemed to be interested in
409,805,918 shares through its control over New Decent King Investment
Limited and Sunny King International Limited. The details are as follows:

Name of controlling

Name of controlled corporation shareholder

(2)  Cantrust (Far East) Limited{EBX AR AFHBE
M New Decent King Investment Limited &ZSunny King
International Limited )17 | #72 409,805,918 % B 17
HEER - BEENT ¢

Percentage of Interest held
shareholding (%) directly Number of shares

EROEER ZRBRREE ZRE D (%) HiEER R & B
New Decent King Investment Limited Cantrust (Far East) Limited 100 N 409,805,918 (L)
Sunny King International Limited New Decent King Investment 100 Y 409,805,918 (L)

Limited

(3) Mr. Xu Hai Feng is interested in 1,350,000 share options of the Company.
Details of the share options were disclosed in the section headed “Other
Information — Share Option Scheme”.

(4) Mr. Chen Chao is interested in 540,000 unvested awarded shares. Details
of the awarded shares were disclosed in the section headed “Other
Information - Share Award Scheme”.

(5) (L) represents long positions in these securities.
6) There were 1,538,813,213 shares in issue as at 30 June 2023.

Save as disclosed above and to the best knowledge of the Directors,
as at 30 June 2023, none of the Directors or the chief executives of the
Company had any interest or short position in the shares, underlying
shares and debentures of the Company or its associated corporations
(within the meaning of Part XV of the SFO) which were required to
be entered in the register referred to in relevant provision under the
Section 352 of the SFO, or which were required to be notified to the
Company and the Stock Exchange under the Model Code.

SUBSTANTIAL SHAREHOLDERS' INTERESTS AND SHORT
POSITIONS IN SHARES AND UNDERLYING SHARES

As at 30 June 2023, so far as the Directors were aware, the following
persons (other than the Directors and the chief executive of the
Company) had interests and/or short positions in the shares or
underlying shares of the Company which were required to be kept
under Section 336 of the SFO:

(3) BB IER,350,00010 AN AIERIEP AR -
BREZFBERIHEMER - BIREEEE -

(4)  BREBI AR 544,0000% 5 K 57 B RO S8 BD AR 10 7 ik B 4
=5 o SRR 2 B [ E R — IR S8 E T8I

B

(5) FEROXRTRZEZFHFOITE
(6) PA2023F6H30H - BEE1TIRK A1,538,8132130% ©

Br EXXRTIETREIN  IRESPRA - 72023F6H30
A EERARAZSITHRAEBRERA QT KEAE
BEEE (B & R EH MEEEAISEXVED A% - HE
B MEREEPERRIEES MBS EGIE352168
BEANAZGEZz ZRMAZESIAR - iR
BIZEFRIAR T ANS AR 5] KB R P72 i sk

N

=

FERRRBROREBEROTHERR AR

MR2023F6 308 * BB THALZ(EERA
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eV

Jingrui Holdings Limited =5 1E A& E R A &



38

OTHER INFORMATION
At %t

Percentage of

shareholding

Name Nature of interest Number of shares® interest®”

£18 EEME BRoOEHBE® BEFD L™

Beyond Wisdom Limited Beneficial owner!” 649,276,613 (L) 42.20%
EmEBAY

Yan Trust Trustee! 649,276,613 (L) 42.20%
XA

Sunny King International Limited Beneficial owner? 409,805,918 (L) 26.63%
BB A

New Decent King Investment Limited Interest of a controlled corporation 409,805,918 (L) 26.63%
R EE R

Cantrust (Far East) Limited Trustee? 409,805,918 (L) 26.63%
XEEA?

Notes:

©)

)

Yan Trust, as a trustee, is deemed to be interested in 649,276,613 shares
through its control over Beyond Wisdom Limited and Mr. Yan Hao (as
founder of discretionary trust) is deemed to be interested in 649,276,613
shares.

New Decent King Investment Limited is deemed to be interested in
409,805,918 shares through its control over Sunny King International
Limited and Cantrust (Far East) Limited, as a trustee, is deemed to
be interested in 409,805,918 shares through its control over New
Decent King Investment Limited while Mr. Chen Xin Ge (as founder of
discretionary trust) is deemed to be interested in 409,805,918 shares.

(L) represents long positions in these securities.

There were 1,538,813,213 shares in issue as at 30 June 2023.

Save as disclosed above and to the knowledge of the Directors, as at 30
June 2023, no person had an interest or a short position in the shares
or underlying shares of the Company required to be entered in the
register referred to in relevant provision under the Section 336 of the

SFO.

EVENTS AFTER THE REPORTING DATE

Details of significant subsequent events of the Group are set out in
Note 34 to the condensed consolidated interim financial statements.
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REPORT ON REVIEW OF CONDENSED CONSOLIDATED INTERIM FINANCIAL STATEMENTS

INTRODUCTION

We have reviewed the condensed consolidated interim financial
statements of Jingrui Holdings Limited (the “Company”) and its
subsidiaries (collectively referred to as the “Group”) set out on pages
41 to 116, which comprise the condensed consolidated interim balance
sheet as of 30 June 2023 and the related condensed consolidated
interim income statement, interim statement of comprehensive
income, interim statement of changes in equity and interim statement
of cash flows for the six-month period then ended, and certain
explanatory notes. The Rules Governing the Listing of Securities on
The Stock Exchange of Hong Kong Limited require the preparation
of a report on interim financial information to be in compliance
with the relevant provisions thereof and Hong Kong Accounting
Standard (“HKAS") 34 “Interim Financial Reporting” issued by the
Hong Kong Institute of Certified Public Accountants. The directors of
the Company are responsible for the preparation and presentation
of these condensed consolidated interim financial statements in
accordance with HKAS 34. Our responsibility is to express a conclusion
on these condensed consolidated interim financial statements based
on our review, and to report our conclusion solely to you, as a body, in
accordance with our agreed terms of engagement, and for no other
purpose. We do not assume responsibility towards or accept liability to
any other person for the contents of this report.

SCOPE OF REVIEW

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

CONCLUSION

Based on our review, nothing has come to our attention that causes us
to believe that the interim financial information is not prepared, in all
material respects, in accordance with HKAS 34.
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REPORT ON REVIEW OF CONDENSED CONSOLIDATED INTERIM FINANCIAL STATEMENTS

5 W 5 D v 0 5 85 e ol o ) R o

MATERIAL UNCERTAINTY RELATED TO GOING CONCERN

We draw attention to Note 2 to the condensed consolidated interim
financial statements, which indicates that as at 30 June 2023, the
Group's borrowings amounted to RMB17,831,595,000, among which
RMB14,672,340,000 will be due for repayment within the next twelve
months while the Group’s cash at bank and on hand (including
restricted cash) amounted to RMB1,164,206,000. This condition, along
with other matters as set forth in Note 2, indicate that a material
uncertainty exists that may cast significant doubt on the Company’s
ability to continue as a going concern. Our conclusion is not modified
in respect of this matter.

Elite Partners CPA Limited
Certified Public Accountants

MAK, Kin Wang

Practising Certificate Number: P08114
Hong Kong

30 August 2023
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CONDENSED CONSOLIDATED INTERIM BALANCE SHEET
5 A 65 OF o U i SR

As at 30 June 2023
7202356 A30H
As at As at
30 June 31 December
2023 2022
120234 202246
6H30H 12A31H
Note RMB’000 RMB'000
ihg=s ARBT ARETT
(Unaudited) (Audited)
(REER) (&%)
ASSETS BE
Non-current assets FREBEE
Property, plant and equipment Y - BE L& 7 75,997 79,647
Right-of-use assets FREEE 7 123,134 124,430
Investment properties REYE 8 5,078,100 5,146,100
Intangible assets mEE 9 91,027 120,695
Investments in joint ventures REETENRE 10 1,103,814 1,243,221
Investments in associates REE R RIIRE 11 807,463 824,390
Deferred income tax assets RS E E 21 659,727 603,600
Financial assets at fair value through AR EBEGTEBEESTA
profit or loss BalmemEE 13 828,078 855,504
Financial assets at fair value through AR EBEGTEBEESTA
other comprehensive income EmermlaEnemEE 12 429,833 492,527
Trade and other receivables and prepayments B 5 & E {th i U 3038 F1 T8 1~
PIA 15 793,330 714,701
9,990,503 10,204,815
Current assets REEE
Prepayments for leasehold land e LB RE 14 54,304 54,304
Properties held or under development TILRFENRTRIEEME
for sale 24,712,454 25,793,013
Trade and other receivables and prepayments & 5 K H b & Ug ZR B A0 78 (-
A 15 7,509,418 8,025,028
Prepaid income taxes AT FT1S R 360,344 488,353
Cash and cash equivalents RENBRESEEY 16 536,520 670,410
Restricted cash ZRGIESR 16 627,686 681,678
Contract acquisition costs BEEE KA 265,879 277,868
Financial assets at fair value through LAREBEFEEEEHTA
profit or loss EmremEE 13 759,010 786,375
34,825,615 36,777,029
Non-current assets held-for-sale SEFRBEE 8 - 128,000
34,825,615 36,905,029
Total assets REE 44,816,118 47,109,844

The above condensed consolidated interim balance sheet should be
read in conjunction with the accompanying notes.
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CONDENSED CONSOLIDATED INTERIM BALANCE SHEET
5 & F b B AR

As at 30 June 2023
120236 A30H
As at As at
30 June 31 December
2023 2022
A20235F 20224
6H30H 12H31H
Note RMB’000 RMB'000
Mo ARET T ARET T
(Unaudited) (Audited)
(REEER) (& ix)
OWNERS’ EQUITY e AER
Capital and reserves attributable to AATERFEARGREAR
equity holders of the Company R
Share capital [ 17 87,813 87,813
Reserves w1 344,304 1,705,859
432,117 1,793,672
Non-controlling interests R 4,571,492 4,605,025
Total equity mrEs 5,003,609 6,398,697
LIABILITIES =L
Non-current liabilities ERBEE
Borrowings EE 18 3,159,255 5,115,976
Deferred income tax liabilities EEMSHEE 21 1,038,940 1,062,151
Lease liabilities HEBE 7 90,322 102,339
4,288,517 6,280,466
Current liabilities REEE
Trade and other payables B 5 kEMEMFUA 19 8,562,758 9,093,677
Amounts due to non-controlling interests of &SI B A &) JEIE AR AE 2 TR
subsidiaries 20 1,060,085 1,111,322
Contract liabilities BHEE 9,145,480 8,689,347
Current income tax liabilities EHMSEHRAaE 2,059,420 2,215,863
Borrowings (EES 18 14,672,340 13,296,713
Lease liabilities HEBE 7 23,909 23,259
35,523,992 34,430,681
Total liabilities waE 39,812,509 40,711,147
Total equity and liabilities mEZREE 44,816,118 47,109,844

The above condensed consolidated interim balance sheet should be — F#if§BRA GFFRHAE & B (&R FEEBEMT » B s — Ht 3

read in conjunction with the accompanying notes. B o
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CONDENSED CONSOLIDATED INTERIM INCOME STATEMENT
5 9 & B v IR R

For the six months ended 30 June 2023
#HZE2023%F6 308 LE7NE A

Six months ended 30 June

B ZE6H30H LA fEA
2023 2022
2023 20224
Note RMB’000 RMB'000
M AR®T T ARBEFIT
(Unaudited) (Unaudited)
(REBER) (REEEZ)
Revenue L ON 22 2,570,584 2,471,167
Cost of sales HE XA 24 (2,530,587) (2,268,317)
Gross profit EX 39,997 202,850
Fair value losses on investment properties THEFE THREMEIR
under capital platform BEEE 8 (68,000) (183,552)
Selling and marketing costs SHE I B A AR 24 (192,776) (236,309)
Administrative expenses ITERX 24 (240,576) (257,457)
Other income H A 23 8,186 10,926
Other losses — net H g8 — ¥ 58 23 (37,166) (47,667)
Operating loss REEE (490,335) (511,209)
Finance income B 25 5,629 89,530
Finance costs BLE A A 25 (776,210) (1,049,488)
Finance costs - net RE R A — FEE (770,581) (959,958)
Share of results of joint ventures DMEaETEEE 10 (139,407) (41,362)
Share of results of associates DLEEE N B A 11 (6,427) (2,807)
(145,834) (44,169)
Loss before income tax BRETERAIEE (1,406,750) (1,515,336)
Income tax credit TStk e 26 52,852 61,154
Loss for the period MR EE (1,353,898) (1,454,182)
Attributable to: HIEA T AR
Equity holders of the Company RRARIERFERA (1,363,865) (1,462,085)
Non-controlling interests eI 9,967 7,903
(1,353,898) (1,454,182)
Loss per share for loss attributable to RARERFEEAEGEEN
equity holders of the Company BRER
— Basic loss per share — R EAREIE RMB(0.89) RMB(0.95)
28 AR#(0.89) 1 ARH(0.95)7T
- Diluted loss per share —GREEER RMB(0.89) RMB(0.95)
28 AER¥(0.89) T ARM(0.957T

The above condensed consolidated interim income statement should

be read in conjunction with the accompanying notes.
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CONDENSED CONSOLIDATED INTERIM STATEMENT OF

COMPREHENSIVE INCOME

il WA & O v 200 4 i e i

For the six months ended 30 June 2023
#E2023%F6 H30H LE7 @ A

Six months ended 30 June

BZ6A30RLL<EA
2023 2022
2023F 20224F
RMB’000 RMB’000
AR¥T ARETT
(Unaudited) (Unaudited)
(REER) (REER)
Loss for the period MREE (1,353,898) (1,454,182)
Other comprehensive income that will not be FTEEHIEERENHA
reclassified to profit or loss 2HEWE
Changes in fair value of equity investment at fair RARBETEEEEHTA
value through other comprehensive income, HAih 2 E R ER &
net of tax AR BEEZE (FRTIE) 2,311 21,432
Total comprehensive loss for the period, A2 HEEBARE (HKRHE)
net of tax (1,351,587) (1,432,750)
Attributable to: BT AT :
Equity holders of the Company RARERFTEA (1,361,554) (1,440,653)
Non-controlling interests FEIEAR e 9,967 7,903
(1,351,587) (1,432,750)

The above condensed consolidated interim statement of

comprehensive income should be read in conjunction with the & °

accompanying notes.
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CONDENSED CONSOLIDATED INTERIM STATEMENT OF
CHANGES IN EQUITY

57 B 5 O vl JUTRE £ 528 ) 3

For the six months ended 30 June 2023
#HZE2023%F6 308 LE7NE A

Attributable to equity holders of the Company

ADAEREEARE
Non-
Share Share Treasury Other Retained controlling Total
capital premium shares reserves earnings Sub-total interests equity
k& RGEE  ERRG  EtRE  REEA N FERER Y 3
RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
AEETn ARETR ARBTR ARETR ARETR ARETR ARETR ARETn
(Note 17)
(Hit17)
(Unaudited) (REBEH)
Balance at 1 January 2023 R2023E1A1BNES 87,813 424,007 (4,333) 827,326 458,859 1,793,672 4,605,025 6,398,697
Comprehensive income/(loss) RS/ (BB
(Loss)/profitfor the period Bi (58 /HE - - - - (1,363,865)  (1,363,865) 9,967  (1,353,898)
Other comprehensive income: A 2ENE
Net changes in fair value of financial assets SfARM2ENEHEREE
through other comprehensive income 24t BEZEFE (i)
(Note 12) - - - 3,080 - 3,080 - 3,080
Tares on fair value gains on financial assets ;T A2 AREHEHEE
thiough other comprehensive income A% BEWAHIE (1)
(Note 21) - - - (770) - (770) - (770)
Total comprehensive incomef(loss) ~ HR2EUE /(BB A%
for the period - - - 2,310 (1,363,865)  (1,361,555) 9,967  (1,351,588)
Transactions with equity holders HRRNEAZBNRS
Share award scheme (Note 27) e EREIGE) - - 136 (136) E = - =
Capital eduction in respect of SERERATE
non-controlling interests - - - - - - (43,500) (43,500)
- - 136 (136) - - (43,500) (43,500)
Balance at 30 June 2023 R2023F6 30 R Mtses 87,813 424,007 (4,197) 829,500 (905,006) 432,117 4,571,492 5,003,609

The above condensed consolidated interim statement of changes in

equity should be read in conjunction with the accompanying notes.
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CONDENSED CONSOLIDATED INTERIM STATEMENT OF
CHANGES IN EQUITY
5 W 5 BF v SO0 B 45 52 ) R

For the six months ended 30 June 2023
#E2023%F6 H30H LE7 @ A

Attributable to equity holders of the Company
KARBRIANER

Non-
Share Share Treasury Other Retained controlling Total
capital premium shares reserves earnings Sub-total interests equity

Rx  BhEE  EERD  RMRE  REEA I BEn
RMBOOO  RMBOOO  RMBOOO  AMBOOO  RMBOOO  AMBOOO  RMBOOD  RMBOWO
ARRT  ARETR ARMTT ARBTn  ARMTR  ARETn  ARETR ARETR

(Unaudited) (REER)
Balance at 1 January 2022 R202E1A1RNES 87813 424007 (6,215) 804,235 4728651 6,038,491 5,198,501 11,236,992
Comprehensive income/(loss) RS/ (BB
(Loss)/profitfor the period B (E8) /I - - - - (1462089 (1462089) 7903 (145418
Other comprehensive income: A rENE
Net changes in fair value of financial assets StARMI2EMENEREAE

thiough other comprehensiveincome A% BEZEFE - - - 28576 - 28576 - 28576

Taes on fair velue gains on financial assets T AEH2ARENEREE
through other comprehensive income A% EEUAHIE (1)

(Note 21) - - - (7.044) - (7.144) - (7.144)
Total comprehensive income/(loss) A2 ENE/ () 4%

for the period - - - 21432 (1,462,085) (1,440,653) 7903 (1,432,750
Transactions with equity holders HRRNEAZBNRS
Share award scheme (Note 27) piCRE R - = 1,882 (1,171) = m 2 m
Changes in ownership interests MRS DB AT

in subsidiaries without change fhEE

of control - - - - (652) (652) - (652)
Non-controling interests on acquisition of - S A &5 ERERK

subsiclaries s - - - - - - (14200 (14202)

- - 1882 (1171) (652) 59 (14202) (14143)

Balance at 30 June 2022 R2022F6A30A MEH 87813 424007 (4333) 8449% 365914 4507897 5192200 9790099

The above condensed consolidated interim statement of changes in  _E it f§BA& F ip BRAE 25 B 3% B ERBEFT 2 fI ok — (58
equity should be read in conjunction with the accompanying notes. & o
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CONDENSED CONSOLIDATED INTERIM CASH FLOW STATEMENT
W & o rh IR e B

For the six months ended 30 June 2023

B ZE2023F6A30H IE/~EA

Six months ended 30 June

B Z6A308 LKEA
2023 2022
2023%F 2022%F
RMB’000 RMB'000
AR¥T AR®ETT
(Unaudited) (Unaudited)
(REER) (REEZ)
Operating activities RESEE
Net cash generated from operations REXBSREFE 812,078 887,761
Interest paid BFE (118,926) (594,010)
PRC income tax paid BB TSR (62,183) (38,905)
PRC land appreciation tax (paid)/refunded B () R B L 3G E R (20,019) 15,183
Net cash generated from operating activities RETFBABRSFHE 610,950 270,029
Investing activities REETE
Purchase of property, plant and equipment BEME - WER&E (1,261) (3,380)
Proceeds from disposal of property, plant and HEME - BREMKREMSHKIE
equipment 6 850
Cash receipt of leasing investment receivables THERE WA EIR & - 5,426
Acquisition of financial assets at fair value WA AR BEFEAEE
through profit or loss FFABENERMEE (58,759) (6,000)
Disposal of financial assets at fair value through profit HEUARBEFEEHEES
or loss and financial assets at fair value through other FSTABZMERE E &N
comprehensive income AABEEFZEEHEEFHTA
Ht 2 WA S /M EE 37,193 19,300
Cash advanced to non-controlling interests EENENGIE S & F 2=
of subsidiaries REBN (74,134) (234,552)
Repayment from non-controlling interests of REME AR HERERAEX
subsidiaries 228,262 127,100
Capital injection to joint ventures mMEELEEE - (245)
Disposal of interests in an associate E — & A Al 2,941 =
Interest received B A E 2,038 =
Investment income received from financial assets AR EBEENEAHEEBTA
at fair value through other comprehensive HEMEEKENESREER
income and financial assets at fair value AR EBEEFEHEEETA
through profit or loss BaieREEMNEERA 2,327 427
Acquisition of subsidiaries, net of cash acquired BB AR - RFIERES - (13,667)
Net cash generated from/(used in) REZBME (A BRLFHE
investing activities 138,613 (104,741)

The above condensed consolidated interim cash flow statement should

Lt R BR A O AR HA3R 7 8 2R R R BE B 2 P RE — 6 B

be read in conjunction with the accompanying notes. B o
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CONDENSED CONSOLIDATED INTERIM CASH FEOW STATEMENT

5 WA A DF b U1 B < 0 B

For the six months ended 30 June 2023
#E2023%F6 H30H LE7 @ A

Six months ended 30 June

BZ6A30RLL<EA
2023 2022
2023F 20224F
RMB’000 RMB’000
AR¥T ARETT
(Unaudited) (Unaudited)
(REER) (REER)
Financing activities REEE
Proceeds from borrowings EENZIECE/ O 58,990 1,563,971
Repayments of borrowings EEER (928,825) (3,481,934)
Cash receipt from non-controlling interests of RAMBARERERNE S
subsidiaries IE 275 22,520
Repayment of non-controlling interests of B8 N B FEIE IR i 25 M 3B 5K
subsidiaries (20,000) (93,200)
Changes in advance from related parties R B BEE T R B SR 103,711 26,147
Decrease in restricted cash relating to financing BHEMEENZRFIRSED
activities - 1,822,770
Changes in deposits paid to secure borrowings BERZMHRES S (6,493) (44,952)
Changes in the amount due to third parties B E = IBEE) - (848,942)
Principal elements of lease payments HENFOES IS (4,289) (8,700)
Repayment of the payable for acquisition of BRI B AR IR & PR FIE
equity investments (87,000) (263,559)
Net cash used in financing activities MEETEHMAESTE (883,631) (1,305,879)
Net decrease in cash and cash equivalents ReERREEEWRDFEHE (134,068) (1,140,591)
Effect of foreign exchange rate changes ERFEE 178 (4,515)
Cash and cash equivalents at beginning of BB RReEED
the period 670,410 2,211,442
Cash and cash equivalents at the end of BRBEEREASEEY
the period 536,520 1,066,336

The above condensed consolidated interim cash flow statement should

be read in conjunction with the accompanying notes.
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NOTES'TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
57 W O b B S 5 R A Bk (R AR #2)

GENERAL INFORMATION

Jingrui Holdings Limited (the “Company”) was incorporated in
the Cayman Islands on 7 March 2013 as an exempted company
with limited liability under the Companies Law Cap 22 (Law 3 of
1961, as consolidated and revised) of the Cayman Islands. The
address of its registered office is One Nexus Way, Camana Bay,
Grand Cayman KY1-9005, Cayman Islands.

The Company is an investment holding company and its
subsidiaries (together with the Company, referred to as the
"Group”’) are principally engaged in property development
business in the People’s Republic of China (the “PRC").

The ultimate holding company of the Company is Beyond
Wisdom Limited and the ultimate controlling shareholder of the
Company is Mr. Yan Hao.

The Company'’s shares began to list on the Main Board of The
Stock Exchange of Hong Kong Limited (the “Stock Exchange”)
on 31 October 2013.

The condensed consolidated interim financial statements
are presented in thousands of Renminbi (‘RMB’000"), unless
otherwise stated and were approved and authorised for issue by
the board of directors of the Company on 30 August 2023.

These condensed consolidated interim financial statements have
not been audited.

BASIS OF PREPARATION

The condensed consolidated interim financial statements for
the six months ended 30 June 2023 have been prepared under
the historical cost convention, as modified by the revaluation
of investment properties, financial assets at fair value through
profit or loss and financial assets at fair value through other
comprehensive income, and in accordance with Hong Kong
Accounting Standards (“HKAS") 34 “Interim Financial Reporting”
issued by the Hong Kong Institute of Certified Public Accountants
("HKICPA").

The condensed consolidated interim financial statements should
be read in conjunction with the annual consolidated financial
statements of the Company for the year ended 31 December
2022, which have been prepared in accordance with Hong Kong
Financial Reporting Standards ("HKFRSs") issued by the HKICPA.

For the six months ended 30 June 2023
#HZE2023%F6 308 LE7NE A

—REH
SnERAERAR(TRQE ) R2013F3A7H
RIEFSHEEOIFE2ERTDE(1961FH35%
EO - BERARER]) EREREEMMKILAE
BRBARAR - ARAHZEMP EERLNOne
Nexus Way, Camana Bay, Grand Cayman KY1-9005,
Cayman Islands °
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BASIS OF PREPARATION (CONTINUED)

During the six months ended 30 June 2023, the Group recorded
a loss for the period of approximately RMB1,353,898,000, and
as at 30 June 2023, the Group’s borrowings amounted to
RMB17,831,595,000, among which RMB14,672,340,000 will be due
for repayment within the next twelve months while the Group's
cash at bank and on hand (including restricted cash) amounted to
RMB1,164,206,000.

On 22 February 2022, the Company commenced an exchange
offer to the bond holders of the senior notes due on 11 March
2022 with an annual interest rate of 12.75% (‘Notes Due March
2022"). On 9 March 2022, a total amount of USD175,330,000
(representing approximately 92.28% of the aggregate principal
amount of outstanding existing notes) has been validly
exchanged for new senior notes of USD171,113,500 due on 9
September 2023 with an annual interest rate of 12.75% ("Notes
Due September 2023").

In connection with the exchange offer, on 9 March 2022, the
Company also successfully solicited consents (the “Consent
Solicitation”’) from holders of all its other outstanding senior
notes such that the events of default provisions under each of
them will carve out any cross-default events arising directly or
indirectly from any defaults or events of default under the Notes
Due March 2022.

On 21 April 2022, the Company issued USD19,900,000 Notes
Due September 2023, including USD1,900,000 issued upon the
acceptance of the exchange for USD2,000,000 Notes Due March
2022 pursuant to the conditions of the exchange offer dated
February 2022, to be consolidated and form a single series with
the USD171,113,500 Notes Due September 2023 issued on 9
March 2022.

The remaining outstanding principal amount of USD12,670,000
(equivalent to RMB91,076,000), representing approximately 6.67%
of the aggregate principal amount, became due on 11 March
2022 and has not yet been repaid.

2023 Interim Report AR HiR &

NOTES TO THE CONDENSED CONSOLIDATED INTERIM
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NOTES'TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
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BASIS OF PREPARATION (CONTINUED)

Since 1 January 2022, the Group has failed to pay the interest
of 12.5% senior notes due October 2023 ("‘Notes Due October
2023"), 12.0% senior notes due January 2024 (“Notes Due
January 2024") and the Notes Due September 2023, as well as
the principal and interest of 12.0% senior notes due July 2022
("Notes Due July 2022"), 12.0% senior notes due September
2022 ("‘Notes Due September 2022") and 14.5% senior notes
due February 2023 ("Notes Due February 2023"). Pursuant to
the Company’s restructuring management of its offshore USD
denominated senior notes and fair treatment of all creditors, the
Company will suspend the payment due for other offshore USD
denominated senior notes. The non-payment of the principal
and interest of such senior notes may lead to a request for
acceleration of repayment. As at the date of this interim report,
the Company has not received any notice for acceleration of
payment by holders of its USD denominated senior notes. The
Company has appointed Admiralty Harbour Capital Limited as its
financial adviser and Sidley Austin as its legal adviser to assess the
Group's capital structure, evaluate the liquidity of the Group and
explore all feasible solutions to ease the current liquidity issue
and reach an optimal solution for all the stakeholders as soon as
possible.

As of 30 June 2023, a wholly-owned subsidiary of the Group did
not repay the outstanding borrowings of RMB34,520,000 to its
non-wholly owned subsidiary. The event of default resulted the
Group's borrowing of RMB145,528,000 with original maturity date
beyond one year to be reclassified as current liabilities.

For the six months ended 30 June 2023, influenced by a
slowdown in the property market, coupled with the limited source
of financing from the capital market, the Group’s contracted sales
for the current period was RMB2,462 million (for the six months
ended 30 June 2022: RMB4,509 million). The Group may take
longer time than expected to realize cash from the sale of its
properties and/or have the cash from external financing to meet
its loan repayment obligations.

The above condition indicate that a material uncertainty exists
that may cast significant doubt on the Company’s ability to
continue as a going concern.

For the six months ended 30 June 2023
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM

FINANCIAL STATEMENTS (UNAUDITED)

5 W 5 BF v 300 504 85 e 3 B sk OR 489 #2)

For the six months ended 30 June 2023
#E2023%F6 H30H LE7 @ A

2 BASIS OF PREPARATION (CONTINUED)

In view of such circumstances, the directors of the Group have
given careful consideration to the future liquidity and its available
sources of financing in assessing whether the Group will have
sufficient funds to fulfil its financial obligations and continue as a
going concern. The following plans and measures are formulated
to mitigate the liquidity pressure and to improve its cash flows:

Although no demand for immediate repayment has
been made by the relevant lenders, the Group has been
proactively communicating with the relevant lenders to
explain the Group’s business, operations and financial
condition, and the Group has sufficient financial resources to
support the repayments of the relevant loans under original
repayment schedules. As at the date of this interim report,
based on the status of the ongoing discussions, the directors
of the Group are of the view that the relevant lenders will
not exercise their rights to request the Group for immediate
repayment of the loans prior to their scheduled contractual
repayment dates;

The Group has appointed Admiralty Harbour Capital Limited
as its financial adviser to assess the Group’s capital structure,
evaluate the liquidity of the Group and explore all feasible
solutions to ease the current liquidity issue and reach an
optimal solution for all the stakeholders;

The Group will continue to take measures to accelerate the
pre-sales and sales of its properties under development and
completed properties, and to speed up the collection of
sales proceeds and other receivables. Recent relaxation of
policies with regards to pre-sale requirements have been
encouraging to increase buyer interests and stimulate
demand. The Group will also continue to actively adjust sales
and pre-sale activities to better respond to changing markets
to achieve the latest budgeted sales and pre-sales volumes
and amounts;

When necessary, the Group will identify suitable buyers for
further sales of certain self-owned properties to replenish its
working capital;
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NOTES'TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
57 W O b B S 5 R A Bk (R AR #2)

BASIS OF PREPARATION (CONTINUED)

\

Vi

Vii

viii

Xi

The Group will continuously enhance payment collection
progress from customers in respect of the property sales
and pre-sales through closely following up with customers
and communicating and coordinating with banks for timely
grant of individual mortgage loans to the customers;

The Group will continue to maintain continuous
communication and agree with major constructors and
suppliers to arrange payments to these vendors and
complete the construction progress as scheduled;

The Group will continue to actively communicate with
relevant banks so that the projects can timely secure
necessary project development loans for qualified project
development;

The Group will continue to adjust acquisitions of land based
on progress of new financing and to ensure continuous
development and sales of all existing projects as budgeted
without material interruptions;

The Group will continuously seek re-financing from other
financial institutions, including but not limited to exchange
of existing senior notes or other borrowings;

The Group will continue to seek suitable opportunities
to dispose of its equity interest in certain companies to
generate additional cash inflows; and

The Group will continue to take active measures to control
administrative costs and maintain containment of capital
expenditures.

The directors of the Group have reviewed the Group’s cash flow
forecast prepared by management, which covers a period of
at least 18 months from 30 June 2023. They are of the opinion
that, taking into account the above-mentioned status, plans
and measures, the Group will have sufficient funds to maintain
its operations and to meet its financial obligations as and when
they fall due within the next 12 months from 30 June 2023.
Accordingly, the directors of the Group are satisfied that it is
appropriate to prepare the consolidated financial statements on a
going concern basis.

For the six months ended 30 June 2023
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BASIS OF PREPARATION (CONTINUED)

Notwithstanding the above, given the volatility of the property
sector in the PRC and the uncertainties to obtain support by the
banks and the Group'’s creditors, significant uncertainties exist as
to whether the Group is able to achieve its plans and measures
as described above. Should the Group be unable to achieve the
abovementioned plans and measures and operate as a going
concern, adjustments would have to be made to write down
the carrying values of the Group’s assets to their recoverable
amounts, to provide for any further liabilities which might arise,
and to reclassify non-current assets and non-current liabilities as
current assets and current liabilities, respectively. The effects of
these adjustments have not been reflected in these condensed
consolidated financial statements.

ACCOUNTING POLICIES

Save as described below, the accounting policies and calculation
methods applied in the condensed consolidated financial
statements for the six months ended 30 June 2023 are consistent
with those set out in the Group’s annual financial statements for
the year ended 31 December 2022.

In the current interim period, the Group has adopted, for the first
time, the following amendments to HKFRSs for the preparation of
the Group's condensed consolidated financial statements.
Amendments to HKFRS 17 Insurance contracts
(including the October 2020
and February 2022
Amendments to HKFRS 17)
Amendments to HKAS 8 Definition of accounting
estimates
Deferred tax related to assets
and liabilities arising from
a single transaction
Amendments to HKAS 1 and HKFRS  Disclosure of accounting
Practice Statement 2 policies

Amendments to HKAS 12

The application of the revised standards in the current interim
period has had no material impact on the amounts reported
in these condensed consolidated financial statements and/or
disclosures set out in these condensed consolidated financial
statements.
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
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For the six months ended 30 June 2023
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NOTES'TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
57 W O b B S 5 R A Bk (R AR #2)

ESTIMATES

The preparation of interim financial statements requires
management to make judgements, estimates and assumptions
that affect the application of accounting policies and the reported
amounts of assets and liabilities, income and expenses. Actual
results may differ from these estimates.

In preparing these condensed consolidated interim financial
statements, the significant judgments made by management in
applying the Group's accounting policies and the key sources of
estimation uncertainty were the same as those that applied to the
consolidated financial statements of the Company for the year
ended 31 December 2022.

FINANCIAL RISK MANAGEMENT

5.1

5.2

Financial risk factors

The Group's activities expose it to a variety of financial risks:
market risk (including foreign exchange risk, cash flow and
fair value interest rate risk), credit risk, and liquidity risk.
The Group’s overall risk management programme focuses
on the unpredictability of financial markets and seeks to
minimise potential adverse effects on the Group's financial
performance.

The condensed consolidated interim financial statements
do not include all financial risk management information
and disclosures required in the annual financial statements,
and should be read in conjunction with the Group's annual
financial statements for the year ended 31 December 2022.

Credit risk

Credit risk refers to the risk that the counterparty to a
financial instrument would fail to discharge the obligation
under the terms of the financial instrument and cause
a financial loss to the Group. The Group considered the
probability of default upon initial recognition of asset and
whether there has been a significant increase in credit risk
on an on-going basis throughout each reporting period. To
assess whether there is a significant increase in credit risk,
the Group compares the risk of a default occurring on the
asset at the reporting date with the risk of default as at the
date of initial recognition. It considers available reasonable
and supportive forwarding looking information. Especially
the following indicators are incorporated:

For the six months ended 30 June 2023
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM

FINANCIAL STATEMENTS (UNAUDITED)
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For the six months ended 30 June 2023
#E2023%F6 H30H LE7 @ A

5 FINANCIAL RISK MANAGEMENT (CONTINUED)
5.2 Creditrisk (Continued)

(a)

(b)

internal credit rating
external credit rating

actual or expected significant adverse changes in
business, financial or economic conditions that
are expected to cause a significant change to the
borrower’s ability to meet its obligations

actual or expected significant changes in the operating
results of the borrower

significant increases in credit risk on other financial
instruments of the same borrower

significant changes in the expected performance and
behaviour of the borrower, including changes in the
payment status of borrowers in the Group and changes
in the operating results of the borrower.

Cash in banks

The Group expects that there is no significant credit
risk associated with cash deposits at banks since they
are substantially deposited with state-owned banks
and other listed banks. Management does not expect
that there will be any significant losses from non-
performance by these counterparties.

Trade receivables

The Group applies the simplified approach to provide
for expected credit losses prescribed by HKFRS 9 which
permits the use of the lifetime expected loss provision
for all trade receivables. To measure the expected credit
losses, trade receivables have been grouped based on
shared credit risk characteristics and the days past due.
The expected credit losses also incorporate forward
looking information.

2023 Interim Report AR HiR &

(a)

(b)

B 75 B B 18 (4])
52 SERK (@

MBBE A AFAR
SR IS R AR

ERFEXTAHRNES  MBREHE
AL R ) B K ) 2 B TR A S B AR R
ANBITERBORENELEEANE (L

ERANRERETRBE A RTARE
EEREH

FA—ERANELSRTAESAR
=R

ERABRRARORITRELEEARE
bt BRAKEERANTIERNE
b TR 2 2R A G A% B 1y S B o

RITES
HRZEFTREARALLFABRBRITR
Efh FTIRTT c A E AR EE

ROTREFAREENEREERR
ERERMTEAXFHTIAREN
PREE A M EERETE o

85 BWRIR

AEB AT MG HME LR FEIRA]
AT ZRBEREEBEEE
HAFHmA RS RWF AR RER
FEMANBERERRE - RHERY
EEEE  ESRUAEDRERG
EERRBHIBRRENE - FAH
Ef%%ﬁﬁ RIFEIEE R



NOTES'TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
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FINANCIAL RISK MANAGEMENT (CONTINUED)
5.2 Creditrisk (Continued)

(b) Trade receivables (Continued)

As at 30 June 2023 and 31 December 2022, on that
basis, the loss provision was determined as follows for
trade receivables:

5 B

5.2

For the six months ended 30 June 2023
#HZE2023%F6 308 LE7NE A

[P E 32 (4K)
FERR (&)

(b) EZEWRIEGE)
72023F6 4308 &20229F12A318 -
REMER - B RIKIENEE
BEBEENT

Morethan ~ More than Pastdue  More than
(Unaudited) 90 days 180 days within 1year
30 June 2023 Current past due past due 1year past due Total
(REER) i ik ks
202356A30A NE BBoX EBIOX BAH-FR  BE-F )
RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
ARBTT ARETT ARBTR ARETT ARBTR ARET:R
Expected loss rate EHEEX 2.68% 6.82% 14.68% 9.21% 18.92%
Gross carrying amount BEEE 194,131 88,025 107,559 171,207 168,060 728,982
Loss provision BiEkE (5,203) (6,003)  (15790)  (15768)  (31,797)  (74,561)
Trade receivables - net BHRKEN ¥R 188,928 82,022 91,769 155439 136263 654,421
More than More than Pastdue  Morethan
(Audited) 90 days 180 days within 1 year
31 December 2022 Current past due past due 1 year past due Total
(=) jal: il k-t
202F12831R gE EBNKk BBk BE-fR  BR-F @t
RMB'000 RMB'000 RMB'000 RMB000 RMB'000 RMB'000
ARETT ARETR ARETT ARETT ARETR ARETR
Expected loss rate BEBEE 250% 6.71% 13.50% 8.84% 18.50%
Gross carrying amount BEEE 111,480 7,949 79,487 445,125 151,025 795,066
Loss provision BiakE (2,782) (533) (10731) (39,361) (27,940) (81347)
Trade receivables - net BARKER 8 108,698 7416 68,756 405,764 123,085 713719
Trade receivables are written off when there is no EEEEERAAKER - B EK

reasonable expectation of recovery. Indicators that
there is no reasonable expectation of recovery include,
amongst others, the failure of a debtor to engage in a
repayment plan with the Group. The Group made no
written off for trade receivables during the six months
ended 30 June 2023.

Impairment losses on trade receivables are presented
as net impairment losses within operating profit.
Subsequent recoveries of amounts previously written
off are credited against the same line item.

FIBED TS - EAAIETEE A U E
MIEE () BIEES AEREASE
BENERGTE - NEEREZE2023
F6A30H L/ E AW EMEEE 5 R

TR e

B 5 I UK IR B R E B R AR 2 A
RNE2JRBEBRFE - REKD B
EEMENESEBLAR -8R
B o

Jingrui Holdings Limited &= Es 5 8%H IR A &

57



58

NOTES TO THE CONDENSED CONSOLIDATED INTERIM

FINANCIAL STATEMENTS (UNAUDITED)
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For the six months ended 30 June 2023
#E2023%F6 H30H LE7 @ A

5 FINANCIAL RISK MANAGEMENT (CONTINUED) 5
5.2 Creditrisk (Continued)

(c) Other receivables
The Group uses three categories for other receivables
which reflect their credit risk and how the loss provision
is determined for each of those categories. These
internal credit risk ratings are aligned to external credit
ratings.

A summary of the assumptions underpinning the
Group's expected credit loss model is as follows:

Basis for recognition of

B 75 B B 18 (4])
52 SERK (@
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H fth & U AR
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Bt n

Basis for calculation

Category Group definition of category expected credit loss provision  of interest revenue
5 AEEHHZEINESR BRAFAAGCEBEERENEE HEANBRANEE
Stage one Customers have a low risk of 12 months expected losses. Where  Gross carrying amount
F—H default and a strong capacity to the expected lifetime of an asset
meet contractual cash flow is less than 12 months, expected
losses are measured at its
expected lifetime.
BEFENEREERRNIEES 1R2EARHEE - WEENTEY #AEREE
HEFRMIRER FEBEIR2EAZA - RITEH
EiRRHERFEYE -
Stage two Receivables for which there is a Lifetime expected losses Gross carrying amount
FE_4& significant increase in credit risk
since initial recognition
B BAARGEERREEE FEHANTAHER AR A
INe FE Y RIE
Stage three Receivables for which there Lifetime expected losses Amortised cost carrying
EFE=R is credit loss since initial amount (net of credit
recognition allowance)
B BAARNBEEBERS FEHANTAHER BN REE (RS
FEM KA S#E)

The Group accounts for its credit risk by appropriately
providing for expected losses on a timely basis. In
calculating the expected credit loss rates, the Group
considers historical loss rates for each category
of receivables and adjusts for forward looking
macroeconomic data.
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FINANCIAL RISK MANAGEMENT (CONTINUED)

NOTES'TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)

5.2 Creditrisk (Continued)

(c)

Other receivables (Continued)

5T A 5 O vl SO B 255 e 3P P ik CR A8 2 4%)

For the six months ended 30 June 2023
#HZE2023%F6 308 LE7NE A

5 BRERER(E)
5.2 EERR(E)
(o) HibEWwIE ()

Due from Receivables

related from third

Receivables parties parties

from and non- other than

government controlling  government
related bodies interests related bodies Total

FE W B A FE Wi BR s 75 FE W BR B AF
1B BA TR RFEER HBEBPISM

IE R FIE E=FHE st
RMB’000 RMB’000 RMB’000 RMB’000
ARBT T ARBTT ARBT T ARBT T
(Unaudited) (REE®)
As at 30 June 2023 R202356H30H
Expected credit loss rate TBHEEFEX 0.10% 7.00% 8.71%
Gross carrying amount BIREE 198,123 3,935,408 3,177,797 7,311,328
Loss provision ity (198) (275,479) (276,674) (552,351)
Other receivables - net Hh TR IE — F 5 197,925 3,659,929 2,901,123 6,758,977
Due from Receivables
related from third
Receivables parties parties
from and non- other than
government controlling government
related bodies interests  related bodies Total

IR KRR FEUBR BT
ek ROFERR  MREERFISMY

TR EEHE BB st
RMB'000 RMB'000 RMB'000 RMB'000

ARETT ARETT ARETT ARETT

(Audited)
As at 31 December 2022

(EE&)

72022512H31H

Expected credit loss rate HHEEEEX 0.10% 6.07% 7.89%

Gross carrying amount BIREE 397,638 4,179,387 3,074,548 7,651,573
Loss provision BB (398) (253,492) (242,601) (496,491)
Other receivables - net H i fEWRIE — 5 8 397,240 3,925,895 2,831,947 7,155,082

Other receivables are written off when there is no
reasonable expectation of recovery. Indicators that
there is no reasonable expectation of recovery include,
amongst others, the failure of a debtor to engage in a
repayment plan with the Group. The Group made no
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written off for other receivables during the six months FKIE ©

ended 30 June 2023.
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FINANCIAL STATEMENTS (UNAUDITED)
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For the six months ended 30 June 2023
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FINANCIAL RISK MANAGEMENT (CONTINUED)
5.2 Creditrisk (Continued)

(d)

Financial guarantee

The Group has policies in place to ensure that sales
are made to purchasers with an appropriate financial
strength and able to pay an appropriate percentage
of down payments. The Group has arranged bank
financing for certain purchasers of the Group's property
units and provided guarantees to secure obligations of
such purchasers for repayments. If a purchaser defaults
on the payment of its mortgage loan during the
guarantee period, the bank holding the guarantee may
demand the Group to repay the outstanding principal
of the loan and any interest accrued thereon. Under
such circumstances, the Group is able to forfeit the
customer’s deposit and resell the property to recover
any amounts paid by the Group to the bank. In this
regard, the directors consider that the Group’s credit
risk is significantly reduced.

The Group also provides guarantees to certain related
parties of the Group to obtain borrowings after
assessing the credit history of these related parties.
The Group closely monitors the repayment progress
of the relevant borrowings by these related parties. In
the opinion of the directors of the Group, the related
party transactions were carried out in the normal
course 