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BUSINESS REVIEW

In the first half of 2024, the Group recorded an aggregate of pre-sales of
properties and car park units of approximately HK$416.1 million (corresponding
period of 2023: approximately HK$421.7 million), pre-sold saleable GFA of
3,800 sg.m. (corresponding period of 2023: 4,962 sg.m.).

In the first half of 2024, the Group’s rental income from investment properties
was approximately HK$114.4 million (corresponding period of 2023:
approximately HK$105.9 million), representing an increase of approximately
8.0%. As at 30 June 2024, the overall occupancy rate of the Group's
investment properties was 82.5%. As at 30 June 2024, the total leasable GFA
of the operating investment property portfolio was 307,246 sq.m.. In addition,
as at 30 June 2024, the accumulated total area of properties managed by the
Group amounted to approximately 14,270,000 sq.m., of which approximately
10,363,000 sg.m. property area was not developed by the Group and
approximately 207,000 sg.m. was commercial property management projects.

As at 30 June 2024, the land bank (i.e. the net saleable/leasable GFA) of 20
projects of the Group was approximately 437,851 sg.m.. In terms of land bank
strategy, the Group will primarily focus on the Greater Bay Area and the first-
tier cities in China, such as Shenzhen, Shanghai and Hong Kong.
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BUSINESS ANALYSIS

In the first half of 2024, the pace of recovery in the global economic
environment was uneven, and the recovery of China’s macroeconomic
environment and consumer market continued to face many challenges.
International economic uncertainty and geopolitical risks were mounting, and
consumer confidence restoration was slow, resulting in insufficient economic
growth momentum. The real estate industry remained under tremendous
pressure and the PRC government had strengthened guidance in promoting
industry demand through policies. The central and local governments
introduced a series of policies, with over 300 easing measures issued in the
first half of the year. The restrictive policies on housing purchases were further
relaxed, and stimulating policies on the credit side were released extensively,
injecting confidence into the market. Certain key cities have shown signs of
stabilization after a decline and the overall market is at its trough.

In facing such challenging headwinds, the Group maintained its business
strategy of seeking progress amidst stability. While closely monitoring
changes in the global economic landscape, the Group thoroughly analyzed
the policy orientation of the industry to reasonably assess market trends and
effectively withstand industry risks. The Group devoted proactive efforts to
advancing business development in an orderly manner to sustain its corporate
development resilience.
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For our urban industrial community business, Shanghai Top Spring International
Centre (with a GFA of approximately 100,000 sg.m.) was fully integrated into
the construction of Yangpu District Knowledge Innovation Zone, contributing
to the development of the “1+2+3+4" innovative and modernized industrial
system. By continuously optimizing industrial carriers, services, and ecosystems,
the project has been developed into an urban industrial community with a
comprehensive set of industrial, commercial, cultural, financial and residential
functions. It also leveraged the advantages conferred by industry policies and
regional resources such as artificial intelligence and big data (cloud computing)
industries in Yangpu District, Yangpu Area of Greater Zhangjiang Hi-tech
Park and “Headquarters Economy” and “Two Priorities (7 1@ & %%)" policies
of Yangpu District, to actively empower the digital economy, and focused
on attracting and nurturing enterprises related to 100 billion-grade industry
clusters such as “online economy” and “creative design”. Through the “Top
Spring Space (%€ Z=fE)" incubator, we build a comprehensive growth platform
for enterprises, provide full-cycle and diversified industrial services, and facilitate
enterprises to achieve sustainable development. We incubated and nurtured
numerous specialized, refined, special, novel enterprises, high-tech enterprises
and unicorn companies. Renowned companies such as Huawei, Henkel
(China), Rox, Tian Yu Eco-Environment, BONC, and Antong Holdings have
successively established their presence in the Top Spring International Centre,
comprehensively enhancing the brand influence, product competitiveness, and
enterprise agglomeration of the urban industrial community.

For our urban renewal projects in Mainland China, the Group focused on
promoting the Jishengchang project in Longgang District, Shenzhen. Currently,
in accordance with the draft of the “Shenzhen Land Consolidation and Benefit
Coordination Measures” (& JII T £ b B 5 Fl 25 S5 & #¥ %) ) that has been
released for public consultation, the Group has submitted a request to the
government of Longgang District for approval as a residential land project.
The project has been included in the “Shenzhen Urban Renewal and Land
Consolidation Plan 2023" (CE YT 2023F E 3 ™ E# M L B E&H2))
and was reviewed at a meeting of Shenzhen Longgang District Government.
We expect it to be approved for project initiation in the fourth quarter of 2024.
For the old factories renovation project in Nansha District, Guangzhou, 52.5
mu of land has been included in the “Dagang Annual Urban Redevelopment
Planning 2024" ({ XM #2024 F M E BB FE 5 8)) and the
“Guangzhou Annual Urban Redevelopment Planning 2024 ({& MM 2024
FW T EH AR FE5HED)). Subject to the review and approval by Nansha
District regarding the Adjustment Plan for the Control Regulations ({35 5%
77 &) of the planning units where the land parcels are located, the Group will
initiate the process of entering into an agreement on land acquisition with the
government of Nansha District.
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For the development and construction of projects under construction in
Mainland China, the Shenzhen Upper Residence, a high-end residential and
apartment project with a GFA of approximately 77,800 sq.m. and a total
value of approximately RMB2.5 billion was launched for sale in late September
2020 and has registered sales of approximately RMB1.946 billion as of June
2024. Topspring International Mansion and Jianshang Commercial Building
in Shenzhen, with a GFA of approximately 101,700 sq.m., are scheduled for
sale in the fourth quarter of 2024. The districts where these two projects are
located have been included in the core urban zones of Shenzhen and fall
within the boundaries of Hongshan central business district in Longhua District,
Shenzhen. As the surrounding areas evolve into a cluster for medium- to high-
end consumer brands, along with further improvements in ancillary commercial
facilities, the overall value of the projects will be further enhanced.

The Group's projects in Hong Kong were progressing as scheduled. The Upper
Collection, the 128WATERLOO project in Hong Kong, has been newly launched
for sale in the market, of which three display units (A, B and C) on the 19th
floor are open to the public and is expected to boost its sales with its new
design. A total of 77 units, including car parking lots, have been sold, with sales
exceeding HK$1.7 billion since its opening for sale till mid-2024. The project
has attracted many celebrities and professionals, and its featured housing units
have been well received by the market. The Town Planning Board has approved
a plot ratio of 6 for the Sheung Shui Ma Sik Road Project (with a site area of
approximately 142,000 sq.ft.), located in the Northern Metropolis, which is
currently undergoing a land exchange application. The Group will continue
to actively explore various channels to identify investment opportunities in
premium projects, ensuring sustained investment and development in the Hong
Kong market.
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For commercial and property management, despite insufficient momentum
of market consumption and uncertain market sentiment in the first half year,
Landmark made strenuous efforts in investments to address the shortfall
focusing on introducing young, fashionable, internet-celebrity businesses and
brands to enhance commercial vibrancy, and boosting merchants’ turnover
through promotional activities. As of the end of June 2024, the average
occupancy rate of Landmark’s commercial projects was 90%, with some
projects reaching 100% occupancy. For property services, we currently have
properties with a contracted area of approximately 14.27 million sg.m. under
management, including 106 property projects, of which three were awarded
the title of “Provincial Excellence Demonstration Community under Property
Management” and seven were honored with the title of “City Excellent
Demonstration Community under Property Management”. The operating
income of the projects under management remained stable and customer
satisfaction saw further improvement.

In the second half of the year, the commercial business will focus on effectively
improving occupancy rates, rental yields and the proportion of renowned
merchants. For the property business, while optimizing the project mix and
stabilizing revenue, it will actively promote the development of the property
service market in the non-residential segment (including urban facilities, public
buildings, schools) and expand into premium projects developed by other
developers, in a bid to continuously build brand reputation.

For our education business, the education team closely followed the policy
planning direction adopted by the government in 2024 and has formulated
several action and implementation plans to promote business development
and expand business resources. In terms of increasing student enrollment, the
Company has fully leveraged the resources of multiple platforms to offer new
Hong Kong immigrants a series of services and support, including consultation,
school visits, student enrollment and early adaptation to life in Hong Kong,
which has positively impacted the development of education business, and
enhanced corporate social responsibility and brand image.

To improve teaching quality, the Company, in collaboration with professional
academic institutions and other service institutions, has implemented curriculum
innovations and upgraded the teaching system. Looking ahead, the Group
will stay informed about school operational information published by the
government and make strategic arrangements for developing educational
projects.
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In the second half of the year, the team will continue to closely monitor policy
developments, optimize existing businesses, and proactively explore new
development opportunities.

FUTURE OUTLOOK

Anchoring on the development opportunities in the core
cities and regions in the Guangdong-Hong Kong-Macao
Greater Bay Area

The synergistic development of the Guangdong-Hong Kong-Macao Greater
Bay Area intensified in 2024. The closer industrial cooperation across the region
had brought about strong vibrancy and a kick-starting effect on the regional
economy. Characterised by its innovative leadership, high openness, industry
cluster, and livability and workability, the Greater Bay Area continues to forge
ahead steadily by maintaining its resilience and momentum of high-quality
development. With the advancement and completion of a suite of mega-
projects such as the Shenzhen-Zhongshan Corridor, industrial cooperation in
the Greater Bay Area has been further strengthened. The Group will closely
follow the strategic planning and key areas on the construction of the Greater
Bay Area, focusing on the core cities of Shenzhen and Guangzhou, fully utilise
its strengths and capabilities to advance existing projects and explore project
opportunities, and propel the implementation of the Group’s development
strategy.

Maintaining and moderately expanding rental properties
that generate stable income

Commercial and office properties are highly resistant to periodicity. Steady
increase in rental income is a key component of the Company’s stable cash
flow. The Group strives to continue to hold, optimize and operate premium
property assets with its sound asset management capabilities, to further
increase rental income and profitability while achieving property preservation
and appreciation.
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Actively capturing overseas investment opportunities by
focusing on Hong Kong

The Group has always been confident of Hong Kong's core position in the
construction of the Greater Bay Area, as well as the development potential
in its northern metropolitan area. Against the backdrop of the continuous
enhancement of regional collaboration in the Greater Bay Area, bolstered
by positive factors including population immigration through several talent
schemes such as the Top Talent Pass Scheme and the return of expatriates, the
advantages of Hong Kong being a financial, shipping and trade hub will be
more prominent. The Group will continue to keep an eye on and treasure the
investment opportunities in Hong Kong. We will capitalise on our ability and
strengths to build high-end boutique properties. While continuing to deepen
its presence in the Hong Kong market, the Group will proactively explore
opportunities for quality projects.

Gaining insight into potential investment opportunities to
foster new business growth points

The Group will continue to monitor market dynamics and industry trends and
focus on new economic development opportunities. In line with its actual
development needs, the Group will integrate resources and invest prudently,
facilitating synergistic development of its diversified businesses and real estate
business by agilely capturing new business breakthroughs and growth points to
boost the overall robust growth of the Group’s business.
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For the six months ended 30 June 2024, the Group recorded an aggregate
of pre-sales of properties and car park units of approximately HK$416.1
million (of which approximately HK$413.3 million was from pre-sales of
properties), representing a decrease of approximately 1.3% as compared
to the figure recorded in the corresponding period of 2023. The Group’s
total pre-sold gross floor area (“GFA") was approximately 3,800 sg.m.,
representing a decrease of approximately 23.4% from approximately
4,962 sg.m. for the six months ended 30 June 2023. The average selling
price (“ASP") of the Group’s pre-sales of properties for the six months
ended 30 June 2024 was approximately HK$108,763.2 per sg.m. (for
the six months ended 30 June 2023: approximately HK$84,522.4 per
sg.m.). In addition, the Group recorded pre-sales of car park units of
approximately HK$2.8 million from 38 car park units for the six months
ended 30 June 2024.

A breakdown of the total pre-sales of the Group during the six months
ended 30 June 2024 is set out as follows:

EHEEREER RE REFHEE

HEREEER Project and type of project Pre-sold GFA Pre-sales Pre-sales ASP

. BEB B/ AR

HK$ m\\hon HK$/sg.m.

XEZE Tianjin KBRS Tianjin Le Leman City 1,797 473 207 5.0 11,519.2
—fF=% - residential

FII Shenzhen  RYIKHIE ERE  Shenzhen Upper Residence 1,106 29.1 68.5 16.6 61,934.9
- = - residential

%% HongKong &/ 128 WATERLOO Hong Kong 128 WATERLOO 897 23.6 3241 78.4 361,315.5
—fx - residential

3,800 100.0 4133 100.0 108,763.2

EREFENHA

Number of pre-sold e REFHER

Project car park units Pre-sales Pre-sales ASP

6] BEAT w7/ fE

unit HK$ million HK$/unit

®M  Changzhou #MHEREE Changzhou Fashion Mark 1 289 0.9 32.1 81,818.2

EH Nanjing KI5 — B8R The Sunny Land - Nanjing 27 71.1 19 67.9 70,370.4

38 100.0 2.8 100.0 73,684.2
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(2) Projects delivered and booked for the six months ended
30 June 2024
For the six months ended 30 June 2024, the Group's property
development business in Shenzhen and Hong Kong achieved revenue
from sale of properties (excluding sale of car park units) of approximately
HK$187.8 million with saleable GFA of approximately 1,443 sq.m.. The
recognised ASP of the Group’s sale of properties was approximately
HK$130,145.5 per sq.m. for the six months ended 30 June 2024.

For the six months ended 30 June 2024, the Group delivered and
recognised sale of car park units of approximately HK$1.6 million from
the sale of 16 car park units.

Details of sale of properties recognised by the Group during the six
months ended 30 June 2024 are listed below:

EAE (=%
AHE MEHE 283
BEMBA Sale of FIYEE
Saleable GFA properties Recognised
HE REEE Project and type of project booked recognised ASP
FIK BEBT AL/ EAK
sg.m. HK$ million HK$/sq.m.
R Shenzhen RIKBELRE — FE Shenzhen Upper Residence - residential 1,042 54.8 52,591.2
5 Hong Kong & 75 128 WATERLOO — % Hong Kong 128 WATERLOO - residential 401 133.0 331,670.8
Fohy Total 1,443 187.8 130,145.5

AEBRBE_T_MFA=+THI
NE R R EMEEF BN TRAT

Nanjing KEGK — AR

Details of sale of car park units recognised by the Group during the six
months ended 30 June 2024 are listed below:

[EPN:3
FEUHE
Number of

car park car park units
units booked recognised
f& BEET

unit HK$ million

Err
Faf e

Sale of

B#R
FHER
Recognised
ASP
B/
HK$/unit

Project

The Sunny Land — Nanjing 16 1.6 100,000.0
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(3) Investment properties

In addition to the sale of properties developed by the Group, the Group
has also leased out or expects to lease out its investment property
portfolio, which mainly comprises shopping malls, community commercial
centres, retail shops, serviced apartments and car park units in The Spring
Land - Shenzhen, Changzhou Fashion Mark, Dongguan Landmark,
Hangzhou Landmark, Shenzhen Water Flower Garden, Chengdu Fashion
Mark, Shenzhen Excellence Times Square, Shanghai Bay Valley and
Kunming Dianchi Lakeside Peninsula in Mainland China and Kowloon
Tong Rutland Quadrant Project in Hong Kong. As at 30 June 2024,
the total fair value of the investment properties of the Group was
approximately HK$7,882.0 million, representing approximately 40.7% of
the Group’s total asset value. The Group’s investment property portfolio
had a total leasable GFA of approximately 307,246 sq.m.. The Group
recorded loss of approximately HK$79.8 million (for the six months ended
30 June 2023: gain of approximately HK$35.2 million) in fair value of its
investment properties for the six months ended 30 June 2024.

The Group carefully plans and selects tenants based on factors such as
the project’s overall positioning, market demand in surrounding areas,
market rent and development needs of tenants. The Group attracts large-
scale anchor tenants which assist in enhancing the value of its projects.
The Group enters into longer-term and more favourable lease contracts
with such anchor and reputable tenants which include well-known
brands, chain cinema operators, reputable restaurants and top operators
of catering businesses. As at 30 June 2024, the GFA taken up by these
anchor and reputable tenants, whose leased GFA was over 10.0% of the
total leasable GFA of a single investment property, made up approximately
29.4% (as at 31 December 2023: approximately 29.6%) of the Group’s
total leasable GFA in its investment properties under operation.

The Group generated rental income of approximately HK$114.4 million
for the six months ended 30 June 2024, representing an increase of
approximately 8.0% from approximately HK$105.9 million for the six
months ended 30 June 2023. The average monthly rental income of the
Group’s investment properties under operation for the six months ended
30 June 2024 was approximately HK$68.8 per sq.m. (for the six months
ended 30 June 2023: approximately HK$70.1 per sg.m.). The decrease
in the average monthly rental income was mainly attributable to a
decrease in rental rate of the Group’s existing investment properties under
operation during the six months ended 30 June 2024.
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AEER-_Z-_NESA=THHEE Details of the Group’s major investment properties as at 30 June 2024 and
REMERANEBRBE T _MF A the Group’s rental income for the six months ended 30 June 2024 are set
=T HIENERMHESWAFFERIIAT : out as follows:
Bz-3-omE
AA=THLE
AMEANETEHK
#z-3-mE AHASRA
RZBZ-QmF AAZ1+HLE  Average monthly
ANBZTAHB R-Z-mE AEANASKA rental income AAZTAEM
THEREER AA=tEM Rental income per sq.m. el
Leasable DREE for the forthe  Occupancy rate
GFA as at Fair value as at  six months ended six months as at
Investment Properties 30 June 2024 30 June 2024 30 June 2024 ended 30 June 2024 30 June 2024
(HtE)
()
FHR o AT j LS
HK$ million HK$/sq.m.
EENHRENF Investment properties under operation
BENHEHE R Changzhou Fashion Mark Phases 1 and 2
(BB REE) (Shopping mall and car park units) 81,938 12328 18 298 80.4
KEEX-RI(BNES) The Spring Land
- Shenzhen (Shopping mall) 33,454 1,373.0 245 143.7 849
KARZHDE (BNEEREEL) Chengdu Fashion Mark
(Shopping mall and car park units) 39,776 734.0 128 57.1 94.0
e Shanghai Bay Valey 97,526 28192 287 61.7 75
Mzt R ZWEANA=+AMATREREEER Note: The leasable GFA as at 30 June 2024 excluded car park units.

TRIEEER -
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4 RA-EBE-_WEANAZTHWNLH
f#1E

ai
The PRC

AR
Xi'an

RE
Chengdu o

REBRERE /

Chengdu Fashion Mark
E#

Kunming e

R B /
Kunming Dianchi Lakeside Peninsula

Nanning

R-ZE-—WFRA=1+H 20 property projects

H201B¥ %18 E as at 30 June 2024
® K TIHH Completed projects
® ERIER Projects under development

® BHERRERKBITH
BTREENEERERE
T A%REIER

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

in land use

O RERRHEAHEZHMT  Major city with high speed
railway

High speed railway

15
Beijing .
&
Tianjin
Na?ni?ng
M oo

HZ Changzh
Wuhan

(4) Land bank as at 30 June 2024

RAETRE

— Tianjin'Le Leman City

J & J-Fuzhou
EF9 Xiamen

4

0180

&1 Shenzhen

YK TEED

Shenzhen Water Flower Garden
YKL

Shenzhen Hidden Valley
KEER R

The Spring Land - Shenzhen
A EE L= N

Shenzhen Topspring
International Mansion
FYNE LR R

Shenzhen Jianshang
Commercial Building
FYIKEE ERE

Shenzhen Upper Residence

_ KBIEBER-ER
The Spring Land - Nanjing

EMESHE
Changzhou Fashion Mark

LiEEAER
Shanghai Bay Valley Project

% -Li§ Shanghai

.0 DR A PN SRR s
Hangzhou? ™ ¥ ¥ Ningbo [ Hangzhou Landmark

REREEHET L

¥ Dongguan [ Dongguan Landmark

J ~2p
S Gua’fg}z”hou L &# Hong Kong

&8 LKFEREE
Hong Kong Sheung Shui
Ma Sik Road Project

#7128 WATERLOO
Hong Kong 128 WATERLOO

EBNERERMREER
Hong Kong Kowloon Tong
Rutland Quadrant Project

EBTH T N\MBEER

Hong Kong Yuen Long

Shap Pat Heung Road Project
EBTHARKEE

Hong Kong Yuen Long

Tai Tong Road Project
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The Group is specialised in the development and operation of urban
mixed-use communities and the development and sale of residential
properties in the Guangdong-Hong Kong-Macau Greater Bay Area (the
"Greater Bay Area”), the Yangtze River Delta, the Central China, the
Beijing-Tianjin and the Chengdu- Chongqging regions in the People’s
Republic of China (the “PRC" or “China").

As at 30 June 2024, the Group had a total of 20 projects over 10 cities
in various stages of development, including an estimated net saleable/
leasable GFA of completed projects of approximately 340,766 sq.m., an
estimated net saleable/leasable GFA of projects under development of
approximately 90,588 sg.m., and an estimated net saleable/leasable GFA
of projects contracted to be acquired or under application for change in
land use of approximately 6,497 sq.m., totalling an estimated net saleable/
leasable GFA of approximately 437,851 sg.m., the details of which are as
follows:

A4 /437,851 F K BREFEE

LU
fEstBEUHE/ AEE
BH HEEERR 3y £
R Estimated Interest
Project net saleable/ attributable
no. B Project Type of project leasable GFA to the Group
sg.m. %
BIEA
Completed Projects
1 w Shenzhen RIKHL Shenzhen Hidden Valley € Residential 996 100.0
2 sl Shenzhen KEEXR — R The Spring Land - Shenzhen [ Commercial 33,454 100.0
3 # Shenzhen R TEE Shenzhen Water Flower Garden % Commercial 4,992 100.0
4 M Changzhou ~ BMHZHE Changzhou Fashion Mark [E Commercial 81,938 100.0
5 B Dongguan  BEEFEEFRL Dongguan Landmark [GES Commercial 20,172 100.0
6 LAl Hangzhou MMEREERL Hangzhou Landmark [SES Commercial 26,264 100.0
7 B % Chengdu REHEZHE Chengdu Fashion Mark [GES Commercial 39,776 100.0
8 PN Tianjin PN=T ER Tianjin Le Lemen City FE /% Residential/Commercial 19,595 58.0
9 AR Nanjing KEBK - AR The Spring Land - Nanjing (RS Commercial 717 100.0
10 L Shanghai FEEAEA Bay Valley Project (EES Commercial 97,526 70.0
1 Bk HongKong ~ &ANEEEREEE  Hong Kong Kowloon Tong RE Campus 574 100.0
Rutland Quadrant Project
12 E®H Kunming EHBELHELS Kunming Dianchi Lakeside GES Commercial 1,415 100.0
Peninsula
13 R Shenzhen RIKHE ERE Shenzhen Upper Residence FE/f% Residential/Commercial 8,401 100.0
14 B0 HongKong % 128 WATERLOO Hong Kong 128 WATERLOO Fx Residential 381 60.0
15 I Shenzhen R E B ES Shenzhen Excellence Times Square 7% Commercial 1,135 100.0

Nt Sub-total 340,766
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EEBAHE/ A&E
ER THEREAR bR
R Estimated Interest
Project net saleable/ attributable
no. B City Project HRER Type of project leasable GFA to the Group
sq.m.
ERER
Projects under Development
16 w Shenzhen RIKFERAE Shenzhen Topspring International 7% Commercial 58,020 100.0
Mansion
17 w Shenzhen RYE EEBAE Shenzhen Jianshang Commercial % Commercial 9,531 100.0
Building
18 0 HongKong — AETTEA+/\HBEE  HongKong Yuen Long Shap Pat £ Residential 20,050 10.0
Heung Road Project
19 B HongKong ~ &BTHARKIER Hong Kong Yuen Long F=x Residential 2,987 10.0
Tai Tong Road Project
it Sub-total 90,588

BTNRTFHREREARFERNS L HARNER

Projects Contracted to be Acquired or under Application for Change in Land Use

20 aE HongKong &ELKEEKEE Hong Kong Sheung Shui FE Residential 6,497 50.0
Ma Sik Road Project

et Sub-total 6,497

st Total 437,851
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REBH ML HEFEFBESRIWOT - Details of land bank in major cities are set out below:

EEERIHE

AHEEEME

Estimated

net saleable/

B, Region/City leasable GFA

FF K

sg.m.

RN EERE (BERE) Shenzhen and surrounding regions (including Dongguan) 136,701

Hubic) Shanghai 97,526

B Nanjing 717

D Chengdu 39,776

LM Hangzhou 26,264

KE Tianjin 19,595

B Changzhou 81,938

EEBH Kunming 1,415

BB Hong Kong 33,919

et Total 437,851
AEEREBRELS EBEMBEER The Group intends to continue leveraging its experience in identifying
REBRA R, KR EEINERERE land parcels in and/or outside the PRC with investment potential at
EAR T W E S e R E R advantageous times and acquiring land reserves which are or will be
EMRmERETERN T EE ot well connected with transportation and infrastructure developments.
REBEREBNPBIEAR P BRE Moreover, the Group intends to continue acquiring new land parcels or
NFRMEEENLAEFBEERIERE K projects in locations in and/or outside the PRC with vibrant economies
HEWEF T IEE  LERESR and strong growth potential, in particular, the Greater Bay Area (including

EE(REEE  FIERRE) R EEF- Hong Kong, Shenzhen and Dongguan) and Shanghai.



SEREEBRATE
20 § uqﬂﬁﬁxﬁi/

EEENWRDN

MANAGEMENT DISCUSSION AND ANALYSIS

Bt 7 B B8
B2 -_Z-_WFENA=Z+THIENER  KEHE
U A N W) 5 38 & WA 9 Bl 4 & 453,500,000

770 5% 189,400,000/ M- - =F R
DRI A 499.1% 520.4%  REFH B AR

) A 25 B 5 & {5 /85 18 49'539,200,000 % 7T ¢
—E - = F[RHBAI &R 4 23,400,000 7T ©
BHE_T-_WWFNA=Z+TH ARa#EEBRER
Bk AT BRRBS B ARGERRHEETF
ENAR4I8EL MREBEE_T_=F+=A
=+—HRAIKAS3IBT -

REZE T -WFA=THIERNEAR &
FERFHREBE_ZT-_=FA=+HL
NER &) -

L' ON

WAEBMEHEWRA B BA - NHARER
)38 MR B RIS A R IR 2 B AR R IR
I A (IR B ER R E M ABHENIR
KNP SeRFAT )

REBEBHBRARESE =EXA=1
H k7~ & A #498,700 000,%7mz L#9.1%
EHEZZE_WNEASA=ZTHLESRNEARAY
453,500,000 7T o WAL X Z BN IEE R
VS -BEZT_NFAA=THIENEAR -
REE DR HE R4 189,400,000 47T -
IHARURA LTI 41.8% 82 T4758.2% B WA -
YEEIE KRB IRGE WA B RRERS &
EmBA o

AREERBE-_T_MFXA=THIEXEAR
B & WA A Ko 4 25 5 38 AN AR I IR B I A AR R
TR =FREMN22%  TEEHNHE
EmEEE AT -

=R 302N
E%&KI%%EEQI%¥W%K (28
WHES EREEMBERAAN  EIHRE
$k%%§ﬁ$ i NN 3=
RABRABRIE A A KRB HARERA - A&
EESHFERARACDERBANBREDER
THRERBRY R

FINANCIAL REVIEW

For the six months ended 30 June 2024, the Group’s total revenue and income
from sale of properties were approximately HK$453.5 million and HK$189.4
million, respectively, decreased by approximately 9.1% and 20.4%, respectively,
as compared with the corresponding period of 2023. The Group recorded
a loss attributable to equity shareholders of the Company of approximately
HK$539.2 million, compared to a profit of approximately HK$23.4 million in
the corresponding period of 2023. As of 30 June 2024, net assets per share
attributable to equity shareholders of the Company and holders of PCSs were
approximately HK$4.8, compared to approximately HK$5.3 as of 31 December
2023.

No interim dividend has been declared for the six months ended 30 June 2024
(for the six months ended 30 June 2023: Nil).

Revenue

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

The Group’s revenue decreased by approximately 9.1% to approximately
HK$453.5 million for the six months ended 30 June 2024 from approximately
HK$498.7 million for the six months ended 30 June 2023. This decline was
primarily due to a reduction in sales of properties. The Group recognised
property sales of approximately HK$189.4 million, which accounted for
approximately 41.8% of the total revenue for the six months ended 30 June
2024. The remaining approximately 58.2% comprised rental income, property
management and related services income and income from education related
services and products.

Revenue from the Group’s rental income and property management and related
services income increased by approximately 2.2% for the six months ended 30
June 2024 as compared with the corresponding period of 2023 primarily due to
an increase in leased area.

Direct costs

The principal component of direct costs is the cost of completed properties
sold, which consists of land premium, construction and other development
costs, capitalised borrowing costs during the construction period, the cost of
rental income, the cost of property management and related services and the
cost of education related services. The Group recognises the cost of completed
properties sold for a given period to the extent that revenue from such
properties has been recognised in that period.
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The Group’s direct costs increased to approximately HK$555.8 million for the
six months ended 30 June 2024 from approximately HK$338.1 million for the
six months ended 30 June 2023. Such increase was primarily attributable to the
impairment of certain inventories.

Gross (loss)/profit

The Group recorded gross loss of approximately HK$102.2 million for the
six months ended 30 June 2024, a significant decline from a gross profit of
approximately HK$160.6 million for the six months ended 30 June 2023. The
Group recorded a gross loss margin of approximately 22.5% for the six months
ended 30 June 2024 as compared with a gross profit margin of approximately
32.2% for the six months ended 30 June 2023. The decline in margin was
primarily due to the impairment of certain inventories.

Other revenue

Other revenue decreased by approximately HK$6.5 million, or approximately
10.3%, to approximately HK$56.4 million for the six months ended 30 June
2024 from approximately HK$62.9 million for the six months ended 30 June
2023. The decrease was primarily attributable to the decrease in bank and
other interest income.

Other net (loss)/income

Other net loss increased significantly by approximately 239.3%, amounting to a
loss of approximately HK$108.9 million for the six months ended 30 June 2024,
compared to net income of approximately HK$78.2 million for the six months
ended 30 June 2023. This decline was mainly due to the impairment of interest
in associates during the six months ended 30 June 2024 and the recognition of
additional compensation income received from the Hong Kong government for
land parcels in Yuen Long during the six months ended 30 June 2023.

Selling and marketing expenses

Selling and marketing expenses increased by approximately 53.8% to
approximately HK$64.3 million for the six months ended 30 June 2024 from
approximately HK$41.8 million for the six months ended 30 June 2023, which
was mainly due to the increase in the commission expenses.

Administrative expenses

Administrative expenses decreased by approximately 11.9% to approximately
HK$95.1 million for the six months ended 30 June 2024 from approximately
HK$108.0 million for the six months ended 30 June 2023 due to the decrease
in staff costs and legal and professional fees incurred.
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Valuation (losses)/gains on investment properties

Valuation losses on investment properties amounted to approximately HK$79.8
million for the six months ended 30 June 2024 (for the six months ended
30 June 2023: valuation gains of approximately HK$35.2 million). The shift
from valuation gains to losses was primarily due to the lower rental rates of
properties in Changzhou in 2024.

Finance costs

Finance costs increased by approximately 27.5% to approximately HK$151.8
million for the six months ended 30 June 2024 from approximately HK$119.1
million for the corresponding period of 2023. The increase was primarily
attributable to the decrease in capitalization of interest.

Income tax

Income tax expense decreased by approximately 85.4% to approximately
HK$7.7 million for the six months ended 30 June 2024 from approximately
HK$52.8 million for the six months ended 30 June 2023. The income tax
expense for the period was consistent with the decrease in the sale of
properties.

Non-controlling interests

The loss attributable to non-controlling interests was approximately HK$21.4
million for the six months ended 30 June 2024 as compared with approximately
HK$19.1 million in the corresponding period of 2023.

LIQUIDITY, FINANCIAL AND CAPITAL RESOURCES

Cash position

As at 30 June 2024, the carrying amount of the Group’s cash and bank deposits
was approximately HK$2,309.8 million (as at 31 December 2023: approximately
HK$2,191.0 million), representing an increase of approximately 5.4%.

Borrowings and charges on the Group’s assets

The Group had an aggregate borrowings (including bank and other borrowings
and lease liabilities) as at 30 June 2024 of approximately HK$7,438.8 million,
of which approximately HK$3,220.0 million is repayable within one year,
approximately HK$3,289.9 million is repayable after one year but within five
years and approximately HK$928.9 million is repayable after five years.
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As at 30 June 2024, the Group’s bank loans of approximately HK$6,646.2
million (as at 31 December 2023: approximately HK$6,490.7 million) were
secured by certain investment properties, property, plant and equipment,
leasehold land held for development for sale, properties under development for
sale, completed properties for sale, pledged deposits and rental receivables of
the Group with total carrying values of approximately HK$13,103.1 million (as
at 31 December 2023: approximately HK$12,247.0 million).

The carrying amounts of all the Group’s bank loans and other borrowings were
denominated in RMB except for certain borrowings with an aggregate amount
of approximately HK$1,613.8 million (as at 31 December 2023: approximately
HK$1,759.6 million) and HK$979.2 million (as at 31 December 2023:
approximately HK$979.2 million) as at 30 June 2024 which were denominated
in Hong Kong dollars and US dollars, respectively.

Cost of borrowings

The Group’s annualised average cost of borrowings, calculated by dividing total
interest expenses (both expensed and capitalised) by average borrowings during
the period, was approximately 6.7% for the six months ended 30 June 2024 (for
the six months ended 30 June 2023: approximately 6.6%).

Net gearing ratio

The net gearing ratio is calculated by dividing the Group’s net borrowings
(aggregate borrowings net of cash and cash equivalents and restricted and
pledged deposits) by the total equity. The Group’s net gearing ratios as at 30
June 2024 and 31 December 2023 were approximately 69.2% and 62.8%,
respectively. The rise in net gearing ratio was mainly attributable to the
depreciation of the exchange rate and the loss incurred during the six months
ended 30 June 2024.

Foreign exchange risk

As at 30 June 2024, the Group had cash balances denominated in RMB of
approximately RMB2,041.9 million (equivalent to approximately HK$2,193.0
million), in US dollars of approximately US$0.3 million (equivalent to
approximately HK$2.6 million) and in Australian dollars of approximately
AUDO.02 million (equivalent to approximately HK$0.1 million).
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Almost all of the Group's operating activities are carried out in the PRC with
most of the transactions denominated in RMB. The Group is exposed to foreign
currency risk arising from the exposure of RMB against Hong Kong dollars,
US dollars or Australian dollars as a result of its investment in the PRC and the
settlement of certain administrative expenses and borrowings in Hong Kong
dollars, US dollars or Australian dollars. In addition, RMB is not freely convertible
into foreign currencies and the conversion of RMB into foreign currencies is
subject to rules and regulations of the foreign exchange control promulgated
by the PRC government. The Group does not have a foreign currency hedging
policy. However, the Directors monitor the Group’s foreign exchange exposure
closely and may, depending on the circumstances and trend of foreign
currency, consider adopting significant foreign currency hedging policy in the
future.

NET ASSETS PER SHARE

Net assets per Share of the Company as at 30 June 2024 and 31 December
2023 are calculated as follows:

i
+t=RA=+—H

As at
31 December
2023

Net assets attributable to equity shareholders

EAEGEEEFE(TAT) of the Company and the holders of PCSs
(HK$'000) 7,402,902 8,092,201

EETEAREE (TR Number of issued ordinary Shares ('000) 1,412,733 1,412,733
HARTT K A FTHRAR B %5 80 H (FAR)  Number of outstanding PCSs ('000) 116,553 116,553
REtEEREEFENROEAE Number of Shares for the calculation of

(FA) net assets per Share ('000) 1,529,286 1,529,286
AN Q B R 2 AR R R ok A AT AR 7F Net assets per Share attributable to equity

BEANELRBREEFECGET) shareholders of the Company and the

(fF5E) holders of PCSs (HK$) (Note) 4.8 5.3

Mz ARBRERREIKAATRRESFEARES
B EFERAKATRRESFHFEARZT N
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Note: The net assets per Share attributable to equity shareholders of the Company and the
holders of PCSs is calculated as if the holders of PCSs have converted the PCSs into Shares
as at 30 June 2024 and 31 December 2023.
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CONTINGENT LIABILITIES

As at 30 June 2024, save for the guarantees of approximately HK$219.1 million
(as at 31 December 2023: approximately HK$242.3 million) given to financial
institutions for mortgage loan facilities granted to purchasers of the Group’s
properties, the Group had no other material contingent liabilities.

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

EMPLOYEES AND REMUNERATION POLICY

As at 30 June 2024, the Group employed a total of 812 employees (as at
31 December 2023: 851 employees) in Mainland China and Hong Kong, of
which, 45 were under the headquarters team, 95 were under the property
development division and 640 were under the retail operation and property
management division, 32 were under education division. For the six months
ended 30 June 2024, the total staff costs incurred was approximately HK$95.6
million (for the six months ended 30 June 2023: approximately HK$111.5
million). The remuneration of the employees was determined based on their
performance, work experience, skills, knowledge and the prevailing market
wage levels. The Group remunerated the employees by means of basic salaries,
cash bonuses and equity settled share-based payments.

A new share option scheme (the “Share Option Scheme"”) was adopted
pursuant to an ordinary resolution passed at the annual general meeting of the
Company held on 8 June 2022. As at 30 June 2024 and the date of this report,
no share option was granted by the Company pursuant to the Share Option
Scheme.

CHANGES SINCE 31 DECEMBER 2023

Save as disclosed herein, there were no other significant changes in the Group’s
financial position from the financial position and the information disclosed
under the section headed “Management Discussion and Analysis” in the annual
report for the year ended 31 December 2023.
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CORPORATE GOVERNANCE PRACTICES

In the opinion of the Directors, the Company has applied the principles and the
code provisions of the Corporate Governance Code (the “CG Code”) contained
in “Part 2 — Principles of Good Corporate Governance, Code Provisions and
Recommended Best Practices” of Appendix C1 to the Listing Rules during
the six months ended 30 June 2024 and, where appropriate, adopted the
recommended best practices set out in the CG Code, except for the following
deviation:

Under Code Provision C.2.1 of the CG Code, the roles of the chairman and
the chief executive should be separate and should not be performed by the
same individual. During the six months ended 30 June 2024, Mr WONG Chun
Hong performed his duties as the chairman and the chief executive officer of
the Company. The Board considers that vesting both roles in the same person
ensures consistent leadership within the Group and enables more effective
and efficient planning of long-term strategies and implementation of business
plans. The Board believes that the balance of power and authority is adequately
ensured by the operations and governance of the Board which comprises
experienced and high calibre individuals, with more than half of the Board
members being non-executive or independent non-executive Directors. The
Company will review the current structure when and as it becomes appropriate.

The Directors are committed to upholding the corporate governance of the
Company to ensure that formal and transparent procedures are in place to
protect and maximise interests of the shareholders of the Company.

MODEL CODE FOR SECURITIES TRANSACTIONS BY

DIRECTORS

The Company has adopted the Model Code for Securities Transactions by
Directors of Listed Issuers (the “Model Code”) set out in Appendix C3 to the
Listing Rules as its code of conduct for securities transactions by the Directors.
After having made specific enquiries with all the Directors, all the Directors
have confirmed that they had complied with the required standards set out in
the Model Code and its code of conduct during the six months ended 30 June
2024.

CHANGES IN INFORMATION OF DIRECTORS

Upon specific enquiry by the Company and based on the confirmations from
the Directors, there has been no change in the information of the Directors
required to be disclosed pursuant to Rule 13.51B(1) of the Listing Rules since
the date of the Company’s 2023 annual report.
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REVIEW OF INTERIM RESULTS BY THE AUDIT
COMMITTEE

The audit committee of the Company has reviewed the accounting principles
and practice adopted by the Group and has reviewed the interim results of the
Group for the six months ended 30 June 2024. The audit committee of the
Company comprises three independent non-executive Directors, namely Mr
CHENG Yuk Wo (Chairman), Professor WU Si Zong and Mr CHAN Yee Herman.

The financial information in this report is unaudited and is derived from the
interim financial report for the six months ended 30 June 2024. The interim
financial report is unaudited, but has been reviewed by KPMG, the Company’s
auditor, in accordance with Hong Kong Standard on Review Engagements
2410, Review of interim financial information performed by the independent
auditor of the entity, issued by the Hong Kong Institute of Certified Public
Accountants. A review is substantially less in scope than an audit conducted in
accordance with Hong Kong Standards on Auditing and consequently does not
enable the auditor to obtain assurance that they would become aware of all
significant matters that might be identified in an audit. Accordingly, KPMG did
not express an audit opinion.

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

INVESTOR RELATIONS AND SHAREHOLDERS’
RIGHTS

The Company ensures that fair and transparent disclosure is made for its
business and financial performance through a variety of formal communication
channels. Information regarding the Company is published on its website:
www.topspring.com. Interim and annual reports, circulars and notices of the
Group are despatched to the shareholders of the Company. The website of
the Company provides information such as e-mail address, correspondence
address, and telephone numbers for enquiries, and provides information on
business activities of the Group. Shareholders of the Company may at any
time send their enquires and concerns to the Board in writing either by email
to IR@topspring.com or direct mailing to the principal place of business of the
Company in Hong Kong for the attention of the Company Secretary or Head of
Investor Relations.



HEBIREEARAR
28 T RS

EEER®RS

CORPORATE GOVERNANCE REPORT

ARBBERBEAGNEEEHEARNARRAE
BORE BRRABAFASRS RABXHRE
EARAIEARBAGERAR ((ERA/])
MRERAARRBRRETE - XRAR A KB
EBHn@ELTIE -

AEEBBARBABRREFEARBAMBERRK
g REBERMAFESSE  HFAERRATLR
THAZ—WEARRBRRAGREENB R
AORABEMBEER  AEEFRAESEHL
AMERXERER  BEREZTEREMEL
FEEMEBRXSARBRRFIAE  MAR
AN EEEREZREMEARNRITRREAE -
HARBBRRRNBERAGFIRE —RREE
EUIMIATRRES  RIESRARIESS K
BEREEMRBRRAGHRENARQFEM
PR (2 ABRON) EASEBA  YHAR
ARRZ/RE RAHREEZALTSEL
HEEARERFAEPIREOER - ZFBH
EHEEHTARBDEMBRARANEERD B,
Bk (ERROVBFEEEDNFER - F
BREBRANYREEZRRASANTEAH
B-RABREZBRRAGAHAI AR ERBLE -
BRRRE LMBEEIDRERINRRERR
TRAETRE REAQATAMESTE AHE
BERNBFELRER - RELERNARA R
BRAEBMBIE A ARATRMEHLFE
HEMAEENSE  FBEEMERNUHRAR
ARRMIREERNE

ARBTHEKERALTRITEE  QREY
ARRARERHER  FEAIRAR B HERE
EZHENBREER -

The Company’s annual general meeting of shareholders is a good opportunity
for communications between the Board and the shareholders of the Company.
Notice of annual general meeting and related documents are sent to the
shareholders of the Company pursuant to the requirements of the Listing Rules
and the articles of association of the Company (the “Articles of Association”),
and are published on the respective website of the Company and the Stock
Exchange.

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

The Company meets with the investment community and responds to
their inquiries about the status of the Company from time to time, so as to
strengthen the contacts and communication between the Company and its
investors.
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The Directors present the interim financial results for the six months ended 30
June 2024 of the Company.

PRINCIPAL ACTIVITIES

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

INTERIM DIVIDEND

The Board will consider the declaration of dividend at its meeting for the
approval of final results and it resolved not to declare an interim dividend for
the six months ended 30 June 2024 (for the six months ended 30 June 2023:
Nil).

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

Neither the Company nor any of its subsidiaries has purchased, sold or
redeemed any of the Company’s listed securities during the six months ended
30 June 2024.
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Expg

Name of Director

-3V

BEREEE(EEED (HiE2)
Mr WONG Chun Hong
("Mr WONG") (Note 2)

REEEER

corporation
[53-UN
Settlor of a trust
BEHEBA

Beneficial owner

Type of interest

Interest in a controlled

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

As at 30 June 2024, the interests and short positions of the Directors and the
chief executives of the Company in the Shares, underlying Shares or debentures
of the Company and its associated corporations (within the meaning of Part XV
of the Securities and Futures Ordinance (the “SFO")) (i) which were required
to be notified to the Company and the Stock Exchange pursuant to Divisions 7
and 8 of Part XV of the SFO (including interests and short positions which they
were taken or deemed to have under such provisions of the SFO); or (i) which
were required, pursuant to section 352 of the SFO to be entered in the register
referred to therein; or (iii) which were required to be notified to the Company
and the Stock Exchange pursuant to the Model Code contained in the Listing
Rules, were as follows:

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

BEAAX
ARKRES
2B (k)
Number of
PCSs held
(Shares)

BFERHOK
HERG &Y

Total number

BEER B
NG
Number of
Shares held
(Shares)

BFERRE
A8 (R

Number of Share

EERTRG
MBNES L
Approximate
percentage of
issued Shares

of Shares and
options held
(Shares)

underlying
Shares held
(Bt 1)

148,500 = = 148,500 & 17 (L) 0.01
148,500 Shares (L)

332,829,554 = 116,552,800 449,382,354 B AL {2 (L) 31.81
449,382,354 Shares (L)

5,083,200 - - 5,083,200 B R 17 (1) 036
()

5,083,200 Shares (1
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(1) The letter “L" denotes the Director’s long position in the Shares or underlying
Shares.

2) Kang Jun Limited (“Kang Jun”) is wholly-owned by Mr WONG. By virtue of the
SFO, Mr WONG is deemed to be interested in 148,500 Shares held by Kang Jun.
Chance Again Limited (“Chance Again”) is wholly-owned by Cheung Yuet (B.V.1.)
Limited (“BVI Co"). The entire issued share capital of BVI Co is wholly-owned by
HSBC International Trustee Limited (“HSBC International Trustee”) as the trustee
of The Cheung Yuet Memorial Trust, a discretionary family trust established by
Mr WONG (the “WONG's Family Trust”), and the beneficiaries of which include
Mr WONG's family members. Mr WONG is the settlor and the protector of the
WONG's Family Trust. By virtue of the SFO, Mr WONG is deemed to be interested
in 332,829,554 Shares held by Chance Again and 116,552,800 underlying Shares
in relation to the PCSs held by Chance Again. And Mr WONG beneficially owned
5,083,200 Shares.

Save as disclosed above, as at 30 June 2024, none of the Directors and the
chief executives of the Company had or was deemed to have any interests or
short positions in the Shares, underlying Shares of the Company or any of its
associated corporations (within the meaning of Part XV of the SFO) which were
required (i) to be notified to the Company and the Stock Exchange pursuant
to Divisions 7 and 8 of Part XV of the SFO (including the interests and short
positions in which they were taken or deemed to have under such provisions
of the SFO), or (ii) which were required pursuant to section 352 of the SFO to
be entered in the register referred to therein; or (iii) which were required to be
notified to the Company and the Stock Exchange pursuant to the Model Code.
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EARHE B AR F W EABRERER B
HERE R -_NF—A—HEZ-ZZT_I
FRA=1TH  REBEERETE 2 EIEE
HELZERESE 5 51/141,273,24410 &
141,273,244 o

DIRECTORS’ RIGHTS TO ACQUIRE SHARES OR
DEBENTURES

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

DIRECTORS’ INTERESTS IN A COMPETING BUSINESS

As at 30 June 2024, none of the Directors and his/her respective close
associates (as defined in the Listing Rules) was considered to have interests in
a business which competes or is likely to compete, either directly or indirectly,
with the business of the Group.

MANAGEMENT CONTRACTS

No contracts, other than employment contracts, concerning the management
and administration of the whole or any substantial part of the business of the
Company or any of its subsidiaries were entered into or existed during the
period under review.

DISCLOSURES UNDER RULES 13.20 TO 13.22 OF THE
LISTING RULES

As at 30 June 2024, the Group had no circumstances which would give rise to
a disclosure obligation under Rules 13.20 to 13.22 of the Listing Rules.

SHARE OPTION SCHEME

The Share Option Scheme was adopted by the shareholders of the Company
at the annual general meeting held on 8 June 2022 to enable the Company
to grant share options to eligible participants as incentive or rewards for their
contribution to the Group. The Share Option Scheme has a term of 10 years
commencing on the effective date of the scheme, that is, 8 June 2022. No
share option under the Share Option Scheme was granted by the Company
from the effective date of 8 June 2022 to the date of this report. The number
of options available for grant under the scheme mandate of the Share Option
Scheme as at 1 January 2024 and 30 June 2024 were 141,273,244 and
141,273,244, respectively.
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FERETERALAT (REMEE SUBSTANTIAL SHAREHOLDERS' INTERESTS AND
EE)RBROEEERGOGHOEZR SHORT POSITIONS IN SHARES AND UNDERLYING
R SHARES OF THE COMPANY (AND ITS ASSOCIATED

CORPORATIONS)

R-oZFE-WENA=1TH  BALAGEMESE  As at 30 June 2024, so far as is known to any Directors or chief executive of
HEETHABRME L FALT(KARE  the Company, the following persons (other than Director(s) or chief executive(s)
EXTETHAERIN REHDEAEMEEHFS  of the Company) had interests or short positions in the Shares and underlying
BERENAANTIRIEDS LB EKFIE336  Shares as recorded in the register required to be kept by the Company pursuant
BETHRENSRMKAREESRIEEF  to section 336 of the SFO or which would fall to be disclosed to the Company
EXVHE2RFINIEXMAATFEMRE  under the provisions of Divisions 2 and 3 of Part XV of the SFO:

9

REBRE FREKA FEROR
RER® 28 (R AARE S HERG AR HEBRTRE
#E (B Number of #E (R Total number HERNBED L
Number of Share Number of of Shares and Approximate

g4 Shares held options held PCSs held underlying percentage of

Capacity (Shares) (Shares) (Shares) Shares held issued Shares
(FrzE1)
(Note 1)
(@)+(b)+(0)+(d)
Ji% Shares (L)

Chance Again (F{3t2) BREHA 332,829,554 = 116,552,800 449,382,354 % 3181%
Chance Again (Note 2) Beneficial owner B3 (L)
449,382,354
Shares (L)

BVI Co (H&E2) XEEEER 332,829,554 = 116,552,800 449,382,354 % 31.81%
BVI Co (Note 2) Interest in a controlled B3 (L)
corporation 449,382,354
Shares (L)

ELEBIEE (E2) FREXEA 332,829,554 - 116,552,800 449,382,354 1% 31.81%
HSBC International Trustee (Note 2) Trustee of a trust B3 (L)
449,382,354
Shares (L)

BREL L ((Bxt]) (HiE2k3) LT3 338,061,254 - 116,552,800 454,614,054 5% 32.18%
Ms LIU Choi Lin (“Ms LIU") (Notes 2 & 3) Interest of spouse B3 (L)
454,614,054

Shares (L)
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FEARKREBRLA(RED
)

Caiyun International Investment Limited

(% RREBRDF)

("Caiyun”) (Note 4)

ZHERKEREBER AR
([EEEREE]) (F4)
Yunnan Health & Cultural Tourism
Holding Group Co., Ltd.

("YHCT") (Note 4)

Crown Investments Limited
([ Crown Investments ) (Fi7E5)
Crown Investments Limited

(“Crown Investments”) (Note 5)

Metro Holdings Limited ([ Metro )
GED)

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

ONG Jenn %4 (i3t 6)
Mr ONG Jenn (Note 6)

ONG Sek Hian 7c 4 (Ffi56)
Mr ONG Sek Hian (Note 6)

47}

Capacity

EEBEA

Beneficial owner

REERER
Interest in a controlled
corporation

REERER
Interest in a controlled
corporation

REERR
Interest in a controlled
corporation

REERR
Interest in a controlled

corporation

RiEEERER
Interest in a controlled

corporation

ERBAA

Beneficial owner

BRRH
#E (R
Number of
Shares held
(Shares)

400,959,840

400,959,840

312,734,756

313,154,056

313,154,056

313,154,056

2,089,000

FRBRE
8E (R)
Number of
Share
options held
(Shares)

BEXKA
MRRES
2B (R
Number of
PCSs held
(Shares)

BREROR
HEROAR
Total number
of Shares and
underlying
Shares held
(FF&E1)
(Note 1)
(@-+(b)+(c)+(d)

J% Shares (L)

400,959,840 1%
BLn (L)
400,959,840
Shares (L)

400,959,840 f&
BLn (L)
400,959,840
Shares (L)

312,734,756 fi%
BLtn (L)
312,734,756
Shares (L)

313,154,056 fit
BLn (L)
313,154,056
Shares (L)

313,154,056 fit
FRA7 (1)
313,154,056
Shares (L)

313,154,056 fix
FRAD (1)
313,154,056
Shares (L)

2,089,000 fix
FRA7 (1)
2,089,000
Shares (L)

HEERTRE
HBRED L
Approximate
percentage of
issued Shares

28.38%

28.38%

22.14%

22.17%

22.17%

22.17%

0.15%
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(1

3)

(5)

(6)

[LIEEBALTRARRBRHRBEROBER -

Chance AgainBVI Co2 & #F - BVI Coz & 2
BTRABECHEEAIERERRERETD
XA ERE EEERBERRIGEENEIL
ARREAN BEFHFRBERD  SEERR
7/ H Chance Again#% A #9417,593,500 % ik 19 &
f Chance AgainiF B Ei kK A Al AR B H BB M
116,552,800 I HE BA RSy i A 25 ©

Bt RELENRE - RIEESRMEGRD
BRI RARRELEREEDENOME RN R
BN R A A o

400,959,840 iz fh AW E (AEMFEIKEE 2 E
BR)FE Bt TERREERREARTEMN
Fr A MR A By RARRIR D P A o

312,734,756 B A% 15 F Crown Investments: 4 - M
Crown Investments i Metro China Holdings Pte Ltd
2 %A  Metro China Holdings Pte Ltd ] &5 Metro
& ¥A © 419,300 B 1 H2 Meren Pte Ltd#574 -
ifl Meren Pte Ltd i Metro 2 & A ° RIFFEH LB
BIEA - Metro 418 /2525 Bl BB Crown Investments
K Meren Pte Ltd#% A #)312,734,756 IR iR 15 &
419,300 A A& 17 A 2 o

Metro ) &L E R R R (& B £ &R A BOng
Jenn % 4} Ong Sek Hian %t 4 » 1% % 7 Metro &)
EEEaRRAEAEZ S L4 HB35398% -
RIBEBFH LSS ONG JennE £ WBR AR
% Bl f Crown Investments }2 Meren Pte Ltd# &
#9312,734,756 B A% £ 5. 419,300 IR B 0  #E A
% ° ONG Sek Hian 5t &£ # 18 & 7 9 5l B8 Crown
Investments & Meren Pte Ltd % & #9312,734,756 %
A% 15 12 419,300 I & 17 R #E A 25 © L Hh + ONG
Sek Hian %t 4 B z5 # 4 2,089,000 AR A& 17 ©

BEXHREEIN RZTZNFSA=1+H "
BEEMAL (EFTHARREIETHRABR
SN AR R B Ay B B Ak o A AL BRI R
ARREESFMPRGIIEIB6HERETATHF

ENERMIARERE 5 M B GRHIEXVELE 2

K354

1B SCZR A R 22 B) B B 22 P 45 B8 0 A AAT

HE AR o

MEE -

AREFRRETEERADULBFERLEEER -
Bt & TEXRESHE WA THRFREHT
BN EASRBIEEHA -
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The letter “L" denotes the person’s long position in the Shares or underlying Shares of the
Company.

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

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

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

312,734,756 Shares were held by Crown Investments which was in turn wholly-owned by
Metro China Holdings Pte Ltd which was in turn wholly-owned by Metro. 419,300 Shares
were held by Meren Pte Ltd which was in turn wholly-owned by Metro. By virtue of the
SFO, Metro is deemed to be interested in 312,734,756 Shares and 419,300 Shares held
by Crown Investments and Meren Pte Ltd, respectively.

Metro’s ultimate controlling shareholders (as defined under the Listing Rules) are Mr. Ong
Jenn and Mr. Ong Sek Hian, and their aggregate direct and deemed interest in Metro is
approximately 35.398%. By virtue of the SFO, Mr ONG Jenn is deemed to be interested
in the 312,734,756 Shares and 419,300 Shares held by Crown Investments and Meren
Pte Ltd, respectively. Mr ONG Sek Hian is deemed to be interested in the 312,734,756
Shares and 419,300 Shares held by Crown Investments and Meren Pte Ltd, respectively. In
addition, Mr ONG Sek Hian beneficially owned 2,089,000 Shares.

as disclosed above, as at 30 June 2024, no person (other than a Director

or chief executive(s) of the Company) had any interests or short positions in
the Shares and underlying Shares of the Company as recorded in the register

requi

red to be kept by the Company pursuant to section 336 of the SFO or

which would fall to be disclosed to the Company and the Stock Exchange
pursuant to the provisions of Divisions 2 and 3 of Part XV of the SFO.

Note:

Certain amounts and percentage figures included in this report have been subject to
rounding adjustments. Accordingly, figures shown as total sums in certain tables may not
be an arithmetic aggregation of figures preceding them.
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS

BE_T-MFRNA=TBEEREA-REEZCAVETIIT)
For the six months ended 30 June 2024 — unaudited (Expressed in Hong Kong dollars)

BZEANA=1+HIEAEA
Six months ended 30 June

—E-E —TE-=F
2024 2023
Fix Tt
$'000 $'000
WA Revenue 3 453,529 498,669
B Direct costs (555,752) (338,110)
E B F Gross (loss)/profit (102,223) 160,559
HEMERNGE Valuation (losses)/gains on investment
(F518) W= properties 9 (79,796) 35,218
HAth U A Other revenue 4 56,437 62,869
Hith (F518) Wz 58 Other net (loss)/income 5 (108,878) 78,150
SHE R EHAY Selling and marketing expenses (64,332) (41,838)
1T A Administrative expenses (95,118) (108,048)
B 5 Kk H b FE U FRIE Y Impairment loss on trade and other
BB E 18 receivables (3,063) (9,842)
REEBEEN (Loss)/profit from operations
(E518) &7 (396,973) 177,068
L&A Finance costs 6(a) (151,842) (119,143)
FE(R B N R &5 18 Share of losses of associates (4,049) (807)
BB (EE),BA (Loss)/profit before taxation 6 (552,864) 57,118
PR {5 %5t Income tax 7 (7,716) (52,821)
A (EE) BF (Loss)/profit for the period (560,580) 4,297
R AL Attributable to:
NN BT RR M AT X4 Equity shareholders of the Company and
KA HREES ([KAT  holders of bonus perpetual subordinated
BRIFSHDFEA convertible securities (“PCSs") (539,187) 23,428
IEVE R R Non-controlling interests (21,393) (19,131)
R (ER) BF (Loss)/profit for the period (560,580) 4,297
SR (E8) BF (GB)  (Loss)/earnings per share (HK cents) 8
ER Basic (35.3) 1.5
e Diluted (35.3) 1.5
FASEETOB WM XA AP BB 74 —  The notes on pages 45 to 70 form part of this interim financial report. Details

o ENARNBEZRIRE Rk AR #ARE S of dividends payable to equity shareholders of the Company and holders of
HEARBRFFHRME17(0) - PCSs are set out in Note 17(b).
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GeBEsRkAMEERaR
CONSOLIDATED STATEMENT OF PROFIT OR LOSS AND OTHER COMPREHENSIVE INCOME

BE_ZTMFRNA=TBEIEREA-REEZCAETIITR)
For the six months ended 30 June 2024 — unaudited (Expressed in Hong Kong dollars)

BZEANA=1+HIEAEA
Six months ended 30 June
—E-E —E-=F

2024 2023
Fr T
$'000 $'000

MR (ER) BT (Loss)/profit for the period (560,580) 4,297

MR EMEEWE (BRFKE  Other comprehensive income for the period
EFHERER): (after tax and reclassification adjustments):

H#EFTEEHIEE Items that will not be reclassified subsequently to

BamayE A - profit or loss:
—R L REFRR — Surplus on revaluation of land and buildings upon
BERREMEZE change of use to investment properties
B E R 20,177 -
—REMESEHWEFTELE - Deferred tax liability arising on revaluation gain on
BEET B AR investment properties (5,044) =

A ABEEF B Z/82  Items that may be reclassified subsequently to
HIEE - profit or loss:

— BRI B A RIBIETTE - Exchange differences on translation of financial

MERBEENEL =58 statements of foreign subsidiaries (171,179) (317,917)
—JE(REE A DR M EAD — Share of other comprehensive income of associates
2R - 188
... (156,046)  (317,729)
HREZEWSEEE Total comprehensive income for the period (716,626) (313,432)
TN AL FEAG Attributable to:

QAR R Rk A Equity shareholders of the Company and

AR S FEE A holders of PCSs (689,299) (288,461)
FEfE IR i Non-controlling interests (27,327) (24,971)
HAZEKZALE Total comprehensive income for the period (716,626) (313,432)
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e BRI R
CONSOLIDATED STATEMENT OF FINANCIAL POSITION

RZZTZMFNA=+HB—REEZ B TIIR)
At 30 June 2024 - unaudited (Expressed in Hong Kong dollars)

AT m4aE RZZT_=F
AA=+H +=-—A=+—8
At 30 June At 31 December

2024 2023
Frx Tt
$'000 $'000
ERBEE Non-current assets

wREYE Investment properties 9 7,881,984 8,105,892
EH b - BRERE Other property, plant and equipment 9 110,212 138,126
7,992,196 8,244,018
BREE Intangible assets 3,769 3,769
EES Goodwill 40,736 40,736
Nk /NI L Interest in associates 10 64,016 158,358

EBEARBEFAEBR Financial assets measured at fair value

(DA REBEAEE]  through profit or loss (“FVPL")

ATENEMEE 11 1,175,918 1,202,818
H th & Wk IE Other receivables = 314,675
FIERTHE E Deferred tax assets 117,864 112,663

9,394,499 10,077,037
REEE Current assets
FEREAME LM Inventories and other contract costs 12 5,855,221 6,300,697
B 5 M E b FEGROR Trade and other receivables 13 1,797,104 1,467,188
TR HIIR Prepaid tax 2,235 2,141
WARBE ABZFER Financial assets measured at FVPL

TRIEE 11 2,701 2,835
R ) & B IR T 5K Restricted and pledged deposits 14 1,799,770 1,525,775
ReMReEMEEE Cash and cash equivalents 509,982 665,194

9,967,013 9,963,830
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e MR &
CONSOLIDATED STATEMENT OF FINANCIAL POSITION

RZZTZMFNA=+H—REEZCUBTIIR)
At 30 June 2024 - unaudited (Expressed in Hong Kong dollars)

R-ZE-IF

~H=+H
At 30 June December
2024 2023
T Tt
$'000 $'000
RBEE Current liabilities
B 5 Rk H b FE FRIE Trade and other payables 15 2,846,884 2,956,489
AREaE Contract liabilities 168,987 146,774
RITERRHMEE Bank loans and other borrowings 16 3,215,408 3,305,907
HERE Lease liabilities 4,567 6,072
FEH R TR Tax payable 196,950 206,733
_________________________ 6,432,796 6,621,975
REBEEFEE Net current assets 3,534,217 3,341,855
HEERRBAS Total assets less current liabilities 12,928,716 13,418,892
ERBERE Non-current liabilities
RITERREMEE Bank loans and other borrowings 16 4,194,441 3,948,400
HERE Lease liabilities 24,349 28,946
B IBAE Deferred tax liabilities 1,303,390 1,318,384
5,522,180 5,295,730
EEFE NET ASSETS 7,406,536 8,123,162
BAR&HE CAPITAL AND RESERVES
A& A Share capital 17(a) 141,273 141,273
G Reserves 7,261,629 7,950,928
AT EERRR KX Total equity attributable to equity
ARBRESEFEEA shareholders of the Company and
FE{hRES AR holders of PCSs 7,402,902 8,092,201
IR ER Non-controlling interests 3,634 30,961
ESHEE TOTAL EQUITY 7,406,536 8,123,162

FASEETOBE MM T AR AR HB &L —  The notes on pages 45 to 70 form part of this interim financial report.
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AEEREEX
CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

BE_T-MFRNA=TBEEREA-REEZCAVETIIT)
For the six months ended 30 June 2024 — unaudited (Expressed in Hong Kong dollars)

LR
Attributable to equity shareholders of the Company

AT
B ® ERNER AARR ERER TTRR  EREE  AbER
Reserve

afising from Property Non-
Share Share issuanceof  Capital  Exchange  Statutory  revaluation Retained controling
captal  premium PCSs reseve resene resenves resene profs Total  interests
W T T i i fr T T T S 1. n
Note §000 §1000 §000 §000 §000 §000 §000 §000

W-BZZE-A-ANES  Balanceat 1 January 003 W3 1952155 165 29310 (935441 59259 dnd 138 7416734 9223880 58126 9,282,006

BEZZCZERAZTR  Changesin equity for thesix
LABRNESRSS months ended 30 June 2023:

e Profit for the period - - - - - - - - B8 BM8 (9131 497
ks Other comprehensie income - - - - B8R - - - - BIKY) (58K (1779
2AkGEE Total comprehensive income - - - - (31889 - - - BA8 (88deT)  (a9m) (313430
HERRENRE Dividends approved in respect of

the previous Jear 170 - - - - - - - - (15201 (15291) - (15.291)

WEZZERAZTAE Balanceat30 June 2023
it 141273 1,952,155 11,655 29310 (12473300 592,504 414 1138 7424871 8920128 B3155 8953283
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CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

BE_ZTMFRNA=TBEIEREA-REEZCAETIITR)
For the six months ended 30 June 2024 — unaudited (Expressed in Hong Kong dollars)

Attrbutableto equity shareholders o the Company

Mg
ey i E EiRE ncHE EfiE AR
Resenve
arising from PRC Property Non-
Share Share isuenceof  Capitd  Eichange  statutory  reveluation Other ~ Retained controing
aptal  premium PSS resene  reene  reseves o resene reseneprofis Totdl  interests
1 i i i fr 1 i i i fr i
§000 $1000 §1000 §000 §000 $1000 §1000 §000 §000
WoBZZECA-ANES  Balanceatt July 2023 1273 195215 11655 29310 (12473300 592,594 A4 11386 7424811 8920128 33155 8953283
BECEZZEFCR=1-A Changesin equity for the six
trBEAERES: months ended 31 December
03
il Loss for the perod - - - - - - - - 031) ©00321) (4305 (904627
ks Other comprehensie income - - - - -3 - ST M TASOS
2EhREE Total comprehensive income - - - - 653 - 103 - (0003) 79 1 @012
ERARBARERER  Share options and awarded shares
RERH forfefted and apsed - - - (930 - - - - 930 - - -
EREEIERE Transfer to PRC statutoy reserves - - - - B Vi - - By - - -
HEREL Disposal ofsubsidiaries - - - - - wm - - il - - -

WZBZZE+ZB=t-F  Balanceat 31 December 2023
HEs 141273 1,952,155 11,655 - (1181959 600,751 na 11386 6545703 8,092,201 3091 8,123,162
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CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

BE_T-MFRNA=TBEEREA-REEZCAVETIIT)
For the six months ended 30 June 2024 — unaudited (Expressed in Hong Kong dollars)

AARERRER
Attributable to equity shareholders of the Company

30N
TRRE He
BfidE EthRE EXRE  dERE if  AbERE  RERA BF ERER
Reserve
arising from PRC  Property Non-
Share Share issuanceof  Exchange statutory revaluation Other  Retained controling
capital ~ premium PCSs  reseve reserves reseve  resene  profits Totdl interests equity
z 7 n n r z 7 n n r z
§000 §1000 §000 §000 §000 §000 §1000 §000 §000 §000 §000

NZECRE-F-RlEH Balance at 1 January 2024 WM 195215 165 (1181959 600,751 123 138 6545703 8092201 0% 813162
HECZZMERAZTR Changes in equity for the six months
LrEANEREE: ended 30 June 204
fnER Loss forthe period - - - - - - - 00 (008 (1393)  (560580)
£f2Ehg Othercomprehensie income - - - (te5) - BB - SR %Y (156040)
BEMESE Telowdeseno S, . O s L S B ) @A) (6
RZEZRERAZTH Balance at 30 June 2024
i3 W 192155 NS5 (13204 G00TS1 26310 11386 6006516 TAO 3634 7406536
FASEET0OENM AR AT EIHRE —  The notes on pages 45 to 70 form part of this interim financial report.
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ARG RERER
CONDENSED CONSOLIDATED CASH FLOW STATEMENT

BE_ZTMFRNA=TBEIEREA-REEZCAETIITR)
For the six months ended 30 June 2024 — unaudited (Expressed in Hong Kong dollars)

BZEANA=1+HIEAEA
Six months ended 30 June
—E-E

—E-=F
2024 2023
Fr T
$'000 $'000

REZEK Operating activities
REXBMEERS Cash generated from operations 222,294 13,868
BEfNTIE Tax paid (26,344) (68,767)
REZEIEFEE (FTEA) Net cash generated from/(used in)

REeFE operating activities 195,950 (54,899)
RETE Investing activities
HEEMEREER Proceeds from disposal of other financial assets

FTiS 308 1,100 24,778
BEHMESRMEENK Payment for purchase of other financial assets = (23,631)
2 A B Interest received 15,849 22,642
BEASVNCEIE=EA Advance to associates (15,000) (5,800)
mEERREE Capital contribution to associates = (357)
®EEEFTE £ HAtb Other cash flows generated from investing activities

RenE 190 (2,863)
REFTEFFELEESFHE  Net cash generated from investing activities 2,139 14,769
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HHREEERER
CONDENSED CONSOLIDATED CASH FLOW STATEMENT

BE_T-MFRNA=TBEEREA-REEZCAVETIIT)
For the six months ended 30 June 2024 — unaudited (Expressed in Hong Kong dollars)

BZEANA=1+HIEAEA
Six months ended 30 June
—E-MF —TE-=F

2024 2023
5 F7
$'000 $'000

& SE B Financing activities

FIGBITERREMEE  Proceeds from new bank loans and other borrowings

FRiS 3018 1,318,226 1,590,702
EERTERLREMMBEE  Repayment of bank loans and other borrowings (1,080,395) (1,229,416)
ENFMEREMEERA  Interest and other borrowing costs paid (233,958) (115,921)
(TF) /BB EH|IFFZ  (Placement)/release of pledged deposits (340,072) 151,624
BfHE 2 EARLD Capital element of lease rentals paid (5,481) (6,923)
BENEEZFEED Interest element of lease rentals paid (961) (1,164)
BENAQREZBEARE  Dividends paid to equity shareholders of the Company - (15,291)
BEES (Fr8 M) FiE4% Net cash (used in)/generated from financing

REFH activities (342,641) 373,611
iﬁﬁﬁﬁ%%ﬁlﬁ B Net (decrease)/increase in cash and cash

W) R equivalents (144,552) 333,481

R—A—HBWEEKHEE Cash and cash equivalents at 1 January
£EHEAR 665,194 579,975

EXSENT Effect of foreign exchange rate changes (10,660) (22,661)

RAB=+HMWESEKRKRSEL Cash and cash equivalents at 30 June
Z%EEA 509,982 890,795

ASEHETOB MM AR AP B HRE —  The notes on pages 45 to 70 form part of this interim financial report.
4 o

=
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(Expressed in Hong Kong dollars unless otherwise indicated)
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DE)BAENTEGER ((HFBEFH
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TR BRENREBE S _=FFEH
BHREAAMRANERSTRRER
HEERMR T _MFFERBERRRBR
MEBREHEREIN  ZFERFTHED
ERI B HIERNHE2 -

RIBBEE ST ELE 4R B R R 5
BERBZEEEFELHE - Bt hRR
M FHE At RBEREFERRE
RAREAEFEHERMAIEEEZT
MEEREERKSAFAXSME BR
BRIBEZEFEAFEER -

APV BRERE GRS T Y
BRRBEHAME - MEHAH T ##
RRBEBEEEARQR ([A2F]) RE
MEAR (GRE(FAEE) A -_FT_=%F
FREIFB R AR M AN R
HMEBEANFTHEISNBEE - K
B RRAR A T HI I 7 ek N B B B RE L A
BREREAEVHERSEL ((FEUME
BEEQ ) BEBEOMBRERAFTLM
BEH -

REBBmRE D AREEZ  BEEEE
B EKFBER TS STMASH
mH BB EN TIEERF 241055 B F 72
778 7 1% 2D B B BB TS B TR
B -E25BetMEEMBEETENE
VEBMEHENEINET2E ©

AP BEREFHEABE_T_=F
TA=ZtT - HALUBFEARZIYB
BR (ERLEBER) X ABERARAR
ZHBFREEEFEFREMBRE
HETYIR B ZFPIERRK

BASIS OF PREPARATION

This interim financial report has been prepared in accordance with
the applicable disclosure provisions of the Rules Governing the Listing
of Securities on The Stock Exchange of Hong Kong Limited, including
compliance with Hong Kong Accounting Standard (“HKAS") 34, Interim
financial reporting, issued by the Hong Kong Institute of Certified Public
Accountants (“HKICPA"). It was authorised for issue on 28 August 2024.

The interim financial report has been prepared in accordance with
the same accounting policies adopted in the 2023 annual financial
statements, except for the accounting policy changes that are expected
to be reflected in the 2024 annual financial statements. Details of any
changes in accounting policies are set out in Note 2.

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

This interim financial report contains condensed consolidated interim
financial statements and selected explanatory notes. The notes include
an explanation of events and transactions that are significant to an
understanding of the changes in financial position and performance of
Top Spring International Holdings Limited (“the Company”) and its
subsidiaries (collectively referred to as “the Group”) since the 2023
annual financial statements. The condensed consolidated interim financial
statements and notes thereon do not include all of the information
required for a full set of financial statements prepared in accordance with
Hong Kong Financial Reporting Standards (“HKFRSs").

The interim financial report is unaudited but has been reviewed by KPMG
in accordance with Hong Kong Standard on Review Engagements 2410,
Review of interim financial information performed by the independent
auditor of the entity, issued by the HKICPA. KPMG’s independent review
report to the Board of Directors is included on pages 71 to 72.

The financial information relating to the financial year ended 31 December
2023 that is included in the interim financial report as comparative
information does not constitute the Company’s statutory annual
consolidated financial statements for that financial year but is derived
from those financial statements.
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(Fr S B HEEASN - ABTTEIR)

(Expressed in Hong Kong dollars unless otherwise indicated)

1 mEEE@m
HEEREERNERTHEEY
BE-_Z_WFEXA=+THILAM@A -
REBSFSRARDWEEEIBFR
560,600,000 70 (A EZE =T == F X
A=+HL1EA : &7F4,300,000%
L) cBBME HEWEMBKAR
J>2%189,400,0008 7L (BALZE =T ==
NA=1TH1ERMEA 237,900,000 %
TL) c RMEERRSB2MESHEEE
312,400,000 L (B2 =T ==X A
=+HBI1~@A : 23,100,000 7T) °

RZEZWFANA=Z+H NEEKR
HIRTTE R R E A8 E A 3,215,400,000
P8 T © 7% 55 FE B HE R B At LA SN R IR
TERRHEAMEE1,093,800,000% T
(BB A= -_mMFLtAE+=AH
) o SH 2R E A LAY R R & K
741,800,000 8 TN —ZE ZMHF+—A
EHf - AT AREMBESRESEER
H {& A£510,000,000 7 7T - B2 3EH B A
LASNEY IR € & IR € 5 (B T8 B 128,800,000
BT ENMEMISFHEEE MEARE
U 22 K2 BE AR B A i B < A B PR
AEBRRKNBHEHEMEER  BESE
SNERE  EEBEARITHEREBEUK
HPBEANMENESUABITEEREE
BEES EERGHKE -

ZEBRBRFEERTREEN - A4
HAEHEBRBRLEZRNERNERN
M MASE A B EHEE%*%%‘%
BIEMEREENS ffi% E

1

BASIS OF PREPARATION (Continued)

Material uncertainty related to going concern

For the six months ended 30 June 2024, the Group recorded a decrease
in revenue and incurred a net loss of $560.6 million (six months ended
30 June 2023: profit of $4.3 million). In particular, revenue generated
from sales of properties reduced to $189.4 million (six months ended 30
June 2023: $237.9 million), and the reportable segment loss for property
development segment was $312.4 million (six months ended 30 June
2023: $23.1 million).

As at 30 June 2024, the Group’s current bank loans and other borrowings
amounted to $3,215.4 million. These amounts include bank loans and
other borrowings outside of Chinese Mainland of $1,093.8 million with
due dates in the period from July to December 2024. In particular, a
shareholder loan outside of Chinese Mainland of $741.8 million will be
due in November 2024. However, the Group only had cash and cash
equivalents of $510.0 million, including those situated outside of Chinese
Mainland of $128.8 million. In view of the continuing deterioration of the
property market, tightening of the financing environment and exchange
restrictions for remittance of funds out of Chinese Mainland, the Group
have challenges in realising cash from sale of its properties, securing
additional financing, renewing existing bank facilities and borrowings and
remitting funds from Chinese Mainland in a timely manner to meet its
loan repayment obligations.

These conditions indicate the existence of a material uncertainty which
may cast significant doubt on the Group’s ability to continue as a going
concern and therefore, the Group may be unable to realise its assets and
discharge its liabilities in the normal course of business.
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(Expressed in Hong Kong dollars unless otherwise indicated)

RBE X ()

BNEKEERNERTEREM (B)
ERZEFEER ARAEZENFEHARE
BEREEARVMBERKELLER B
ERASEARRNRBES KE A AR
BERR-EFCEMEEERAENTE
ERoRERA EHREA_FT_MF
NAZTHEHEL12EANHE - K
SECHAREE T8 BB EARE
mBEEBENRREEMBEAR B
BARRMUATEIE

() BEELHARTE—2REREE
RERITRHERGBEETER - B
—TE-NFE+ B —HEEFHHFE
WREMEBH  AEEEHBRER
17 B % 80,000,000 7 JT B 7 A HA B
BREHEBRPREER D 12M@A -
IR ELTER 17 B 7% 241,000,000 7 7T
W B EE IR A RITE 213,000,000
BT MBI &% (B L AES
FERIAINIRITERRBERE
F)ME I ARER AR

(i) AEBELYEEEERRBERS
BAHIAIN Y ERIRE o

(i) PEANMMBRACERRFES
BEREEREMBRARNEENEE
MOPBEABIAINER AL
B SNE B IR B HLAE -

(iv) ANEE A ERIUE IR K 3R
TYERERTYENTRE RHE
AP AR Ue B 2K 5 R 6 P S BRIE I
H B YRR o

(v) AN SR [ % A A ERERUTE 3R 4 e DA 2
TBRAREHERF o

EEERE BRIKWERELMAER
Bt ARBERBERENEEESREE
BiIEEES YR _ET_WENA=T
HRFZEIRRTZ@EANETHEE
MBS ET - At ESENRBELE
EEGRRPHUBREBEE -

1

BASIS OF PREPARATION (Continued)

Material uncertainty related to going concern (Continued)

In view of these circumstances, the directors of the Company have given
consideration to the future liquidity of the Group and its available sources
of finance in assessing whether the Group will have sufficient financial
resources to continue as a going concern. The directors have reviewed the
Group’s cash flow projections prepared by management, which covers
a period of at least 12 months from 30 June 2024. Certain plans and
measures have been or will be taken to mitigate the liquidity pressures
and to improve its financial position which include, but not limited to, the
following:

(i)  Management is negotiating with the banks and a shareholder for
renewal of existing bank facilities and the borrowings. From 1 July
2024 to the date of approval of interim financial report, the Group
has renewed the existing bank facilities of $80 million for at least
12 months from the date of approval of this interim financial report,
drawn down new bank loans of $241 million and settled the current
bank loans of $213 million. For the remaining balances including
majority of the banks loans and shareholder loans outside of Chinese
Mainland as mentioned above, no commitment or agreement had
been reached yet.

(i)  The Group is seeking potential buyers to acquire its properties and
investments outside of Chinese Mainland.

(i) The subsidiaries in Chinese Mainland are exploring ways to transfer
funds to the subsidiaries in Hong Kong to partially repay the loans
outside of Chinese Mainland, but they are subject to the approval
from the State Administration of Foreign Exchange.

(iv) The Group will continue to implement measures to accelerate
the pre-sales and sales of its properties under development and
completed properties, and speed up the collection of outstanding
sales proceeds and other receivables.

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

The board of directors are of opinion that, assuming success of the above-
mentioned plans and measures, the Group will have sufficient working
capital to finance its operations and to meet its financial obligations as
and when they fall due for at least the next twelve months from 30 June
2024. Accordingly, the directors are satisfied that it is appropriate to
prepare the interim financial report on a going concern basis.
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BASIS OF PREPARATION (Continued)

Material uncertainty related to going concern (Continued)
Notwithstanding the above, significant uncertainties exist as to whether
management of the Company will be able to achieve its plans and
measures as described above. Should the Group fail to achieve a
combination of the above-mentioned plans and measures, it might not be
able to continue to operate as a going concern, and 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 interim financial
report does not include any adjustments that might be necessary should
the Group be unable to continue to operate as a going concern.

CHANGES IN ACCOUNTING POLICIES

The Group has applied the following amendments to HKFRSs issued by
the HKICPA to this interim financial report for the current accounting
period:

. Amendments to HKAS 1, Presentation of financial statements:
Classification of liabilities as current or non-current

o Amendments to HKAS 1, Presentation of financial statements. Non-
current liabilities with covenants

e  Amendments to HKFRS 16, Leases: Lease liability in a sale and
leaseback

e Amendments to HKAS 7, Statement of cash flows and HKFRS 7,
Financial instruments: Disclosures — Supplier finance arrangements

None of these developments have had a material effect on how the
Group's results and financial position for the current or prior periods have
been prepared or presented in this interim financial report.

The Group has not applied any new standard or interpretation that is not
yet effective for the current accounting period.
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3 WARTDEEE 3 REVENUE AND SEGMENT REPORTING
REBZBERE X R (EmRIRE) The Group manages its businesses by divisions, which are organised by a
RIBEOMHHEEEER - A& E mixture of both business lines (products and services) and geography. In a
RERFAMNASEZSETRERAS manner consistent with the way in which information is reported internally
RERAREREERKRAFHNANTLE to the Group’s most senior executive management for the purposes of
Bea = B EERE D - BELE resource allocation and performance assessment, the Group has identified
DEBE PIET E AR T 5 s DB o four reportable segments. No operating segments have been aggregated

to form the following reportable segments.

(@) 2 ERA (a) Disaggregation of revenue
REZELIRBRIEEFHIE Disaggregation of revenue from contracts with customers by major
NEEPHNEFPEWADLENT products or service lines and geographical location of customers is as

follows:

BZEANA=1+HLKEA
Six months ended 30 June

—EomE
2024
Fr
$'000
REBHBREEAFE 155 Revenue from contracts with
HETHWEFESHRA customers within the scope of
HKFRS 15
—HEME — Sales of properties 189,386 237,915
—WEEE RBBREIKIA — Property management and related
services income 130,802 134,029
— B RARB KA — Education related services income 18,940 20,859
339,128 392,803
HRIRWA Revenue from other sources
He A Rental income 114,401 105,866
453,529 498,669
BB EDENER Disaggregated by geographical location of
customers
— i B A 3, — Chinese Mainland 302,923 303,209
—BE - Hong Kong 150,606 195,460
453,529 498,669
BROMEDPHEPEHNRADER Disaggregation of revenue from contracts with customers and

H M 2RO U A BB 5 3(b) #2 BE o revenue from other sources by divisions is disclosed in Note 3(b).



REEREEGRAHE
—E R ERRE

AEEZT DI BEHRE T

50

NOTES TO THE UNAUDITED INTERIM FINANCIAL REPORT

(BB EHEASN » UBTTIIR)

(Expressed in Hong Kong dollars unless otherwise indicated)

3 WARDIHRE @

(b) B BEREEEHR
HA RETFTAKESRSETRE
EABUETERD B R ED
MRENBTFANBADE  Hits
KIRWA KB BAEERE DB
AR TX -

EEE

Property development

ot 12
0
T
000

For the six months enced 30 June

3 REVENUE AND SEGMENT REPORTING (Continued)

(b) Information about profit or loss, assets and liabilities
Disaggregation of revenue from contracts with customers, revenue
from other sources as well as information regarding the Group’s
reportable segments as provided to the Group’s most senior
executive management for the purposes of resource allocation and
assessment of segment performance for the period is set out below.

UES T DXEERABEN

Property management and
related services

HERBRY

Education related services

CECRE CRICE CECME
2024 003 2024
i T n
$000 §1000 §000

Property investmen
SRoRE CECCF CBIRE
204 204
fr T i
§1000 §1000

-5

RENREEHRA Revenue from external
Customers 189,386 237915 14,401 105,866 130,802 134029 18940 20859 453529 498,669

AHERA Interseqment revenue - - 2650 21,13 %220 17661 - - 48870 1879
REAHRA Reportable segment revenue 189,386 31915 137,051 127,001 157,00 161,690 18,940 20859 502,399 547,465
FEAB(ER)/BF Reportable segment loss)

(BHREBITDA) profit (adjusted EBITDA) (312413) (3,107) 181 9,577 (5,374) (2,681) 5,045 7903 (234,95) 78,692
RA=18/ As at 30 June/3! December
A=A
REAHEE Reportable segment assets 8992363 8977400 10,098,908 10,081,675 326,399 363,283 159,449 158877 19577,119 19581235
fEA98% Reportable segment iabiities ~ 9405611 939455 160417 15809 364912 401780 46N 48019 99797 10002455

HREDBRFATANGTET AR
FHEEBITDA | - BD[#0B: FI 8 ~
B MERBHEMCHARATRN] XK
FIMEREBHE I WRABRBEER
BEEMRERE T8 CHAR
EBITDA B » AEE M BT & 5t IEL
4 Bk 7 4 AR e 5 B A (A B 4 B3P Y
BB (fIAfEIEE & ARl E e - HAb
WA R FE  BEMENGHE
(B518) Wz B 5 R EMERR
EHRERE WEREHN BMEMK
RUAREMBE R EFAT) il —
W o

The measure used for reporting segment profit is “adjusted EBITDA" i.e.
“adjusted earnings before interest, taxes, depreciation and amortisation”,
where “depreciation and amortisation” is regarded as including
impairment losses on non-current assets. To arrive at “adjusted EBITDA",
the Group’s earnings are further adjusted for items which are non-
recurring or not specifically attributed to individual segments, such as
share of losses of associates, other revenue and net income, valuation
(losses)/gains on investment properties, impairment loss on trade and
other receivables, depreciation and amortization, finance costs and other
head office or corporate expenses.
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3 WARDIBHE 5 3 REVENUE AND SEGMENT REPORTING (Continued)

() MEDTHBUARBHENEHIER () Reconciliations of reportable segment revenue and
profit or loss

BZEANA=1+HILAKEA
Six months ended 30 June

—EopE —E-=F
2024 2023
P T
$'000 $'000
WA Revenue
s o A Reportable segment revenue 502,399 547,465
75 BB U A K 8H Elimination of inter-segment revenue (48,870) (48,796)
AW A Consolidated revenue 453,529 498,669
(E518) &7 (Loss)/profit
REREBINREEHHE  Reportable segment (loss)/profit derived
288 (E5i8) /& A from Group’s external customers (234,965) 78,692
FE (R = N REE Share of losses of associates (4,049) (807)
Hig AR (F548) Wz F 58 Other revenue and net (loss)/income (52,441) 141,019
5 R H MK GRIEREEIE Impairment loss on trade and other
receivables (3,063) (9,842)
& N 8y Depreciation and amortisation (7,883) (10,270)
BN Finance costs (151,842) (119,143)
WEMENGEE(B18) Wz Valuation (losses)/gains on investment
properties (79,796) 35,218
ROBBE RPEFEREZ Unallocated head office and corporate
expenses (18,825) (57,749)

AKRE R (BE) &BF Consolidated (loss)/profit before taxation (552,864) 57,118
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4 HWA 4 OTHER REVENUE

BZANA=1+HILLAKEA
Six months ended 30 June

—E-ME —TZ=F
2024 2023
T T
$'000 $'000
RITHIBUA Bank interest income 15,444 21,904
H i F B A Other interest income 26,227 23,577

REEKATTENEREE Interest income on financial assets
FEIA measured at amortised cost 41,649 45,481

B R ATRBELA Service income for carparks and
apartments 12,867 15,748
Hfth Others 1,899 1,640
56,437 62,869
5 Hith(E58) W= FHE 5 OTHER NET (LOSS)/INCOME

BZEANA=1+HILAEA
Six months ended 30 June

—E-MEF —T-=F
2024 2023
Tx Tt
$'000 $'000
BAABEFABRITEN Fair value gain on financial assets
CREEAREERE measured at FVPL 981 568
&5 s FE Net exchange loss (6,065) (4,561)
BLUT A 3R B B S BT Y ER Y Additional compensation income received
BEIMEERA from Hong Kong’s government for land
parcels in Yuen Long - 81,981
RESE N B 2 EEE Impairment loss on interest in associates
(MtzE10) (Note 10) (109,078) -
H Others 5,284 162

(108,878) 78,150
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6 PBRBLAT(B518) &F 6 (LOSS)/PROFIT BEFORE TAXATION
BREAT (B518) /BRI, (GEA) KA (Loss)/profit before taxation is arrived at after charging/(crediting):

NRIART R

BZEANA=1+HLAEA
Six months ended 30 June

—E_mfF ZEZ=F
2024 2023
T T
$'000 $'000
(a) BERA (a) Finance costs
RITERRHMEERE Interest on bank loans and other
borrowings 233,958 238,402
HEBENFE Interest on lease liabilities 961 1,164
FEAS FEVERR A 5 SR IE A Interest on amounts due to
ME non-controlling interests 1,399 1,603
H A8 B KR Other borrowing costs 5,783 8,235
242,101 249,404
EHEBEERBRESLHH Accrued interest on significant
FEEHFIR financing component of contract
liabilities 2,768 3,849
244,869 253,253
B BAME R EEE Less: Amount capitalised (93,027) (134,110)
151,842 119,143
(b) EI A (b) Staff costs
e Iﬁ&ﬁﬁﬂﬂﬁ Salaries, wages and other benefits 90,756 106,341
M) 7E BB A FUR IRET 814 5K Contributions to defined contribution
retirement plans 4,842 5,173
95,598 111,514
() HMIER (c) Other items
e REE Depreciation and amortisation
o — plant and equipment 3,610 3,182
—(EAEEE — right-of-use assets 4,273 7,088
7,883 10,270
B EYWENK AR Cost of properties sold 157,811 200,829
FEMR (FsE12) Inventory write-down (note 12) 259,655 6,190
BEMENHES WA Rental income from investment
properties (114,401) (105,866)
Ve ARk - Less: Direct outgoings 12,152 5,073

(102,249) (100,793)
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7

Frig®i

7

INCOME TAX

BZANA=1+HILLAEA
Six months ended 30 June

—E-MEF —T-=F
2024 2023
Frx Tt
$'000 $'000
AHIBLIR Current tax
EMEH Provision for Corporate Income Tax (“CIT")

(T3 FEH) B 3,248 12,876
TE Provision for withholding tax 1,057 -
T ER ([ £ EB|)  Provision for Land Appreciation Tax (“LAT")

i 544 1,437
BBMSHEE Provision for Hong Kong Profits Tax 142 =

4,991 14,313
ELEBLIE Deferred tax
TR EREGEE REE Origination and reversal of temporary
differences 2,725 38,508
7,716 52,821

TEAMERVANORBRAKEEZ
EBREREERHNRITHREGHE - RIE
TEREEMAERE  BEAR% (=F
Z=F25%) R RS o

T ER ([ BEB]) BIEARET
BUORRNEREIN 2 RE BB - £
WIERERREENRERXHLE R A
£ T AFFRORIA B R T8 -

BMES B — FR P B A A S H B
BRI MEEBZER AR 5% RS o

FEENGHEAAREBELN G E
A EA16.5% (ZE==%F :16.5%) 2
PR SHR R -

Taxes on profits assessable in Chinese Mainland have been calculated at
the rates of tax prevailing in the jurisdictions in which the Group operates.
Under the PRC Corporate Income Tax Law, enterprises are subject to
corporate income tax at a rate of 25% (2023: 25%).

Land appreciation tax (“LAT") has been provided in accordance with the
requirements set forth in the relevant PRC laws and regulations. LAT has
been provided at ranges of progressive rates of the appreciation values,
with certain allowable deductions.

The withholding tax arose from the 5% of dividend paid from a subsidiary
established in Chinese Mainland to its holding company in Hong Kong.

Hong Kong profits tax has been provided at the rate of 16.5% (2023:
16.5%) on the estimated assessable profits arising in Hong Kong during
the period.
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8 BR(ER) BF
(a) BREX(FE) BRI
BE-_Z-_WMFEAA=THIL A
ﬂmtﬂx%$(zﬂa)/§ﬁ&$
N A RE RS IR R Kook A AT R 3 A
48 A FE1h &5 18 539,187,000 7% 7T
(BHzEz-Z-_=F~A=t+HLX
8 B AN 7] 4 25 % 5] Ko ok A A #2 B
BEFH AEBERAF 23,428,000
L) REIAE BT INE T RE
1,529,286,000  (BE=—T = =4F
NA=1+ALEREA :1,529,286,000
BOFTEMT :

8 (LOSS)/EARNINGS PER SHARE

(a) Basic (loss)/earnings per share

The calculation of basic (loss)/earnings per share during the six
months ended 30 June 2024 is based on the loss attributable to
equity shareholders and the holders of PCSs of the Company of
$539,187,000 (profit attributable to equity shareholders and the
holders of PCSs of the Company six months ended 30 June 2023:
$23,428,000) and the weighted average number of 1,529,286,000
shares (six months ended 30 June 2023: 1,529,286,000 shares) in
issue during the period, calculated as follows:

BZEANA=1+HLKEA
Six months ended 30 June

—E-MEF —T_=F

2024 2023
Fi T
$'000 $'000

AT ESERRRKATAE  (Loss)/profit attributable to equity
BEHISEAEML (ER) shareholders of the Company and

ZF the holders of PCSs (539,187) 23,428
EFLERE (TR) Weighted average number of shares
(thousand shares)
F & T
‘000 ‘000
BETERAR Issued ordinary shares 1,412,733 1,412,733
BITAIRR (B — B EBKA Effect of bonus issue of shares (with PCSs
AR EE) M2 as an alternative) 116,553 116,553
hnE 5 A% 2 Weighted average number of shares 1,529,286 1,529,286

(b) SREE (FER) BF
HE-_Z_NFER_ZT-_=ZF-

(b) Diluted (loss)/earnings per share
The diluted (loss)/earnings per share for the six months ended 30

A=Z+HLERNEANSRES (B
B/ BNAgRER(BR) B
MR - RE R E A R AT 6 B
RESRELR(BR) BFARE
SEHYE

June 2024 and 2023 is the same as the basic (loss)/earnings per
share as the outstanding share options during the period have an
anti-dilutive effect to the basic (loss)/earnings per share.
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9 REWERH

b ¥ % - B =

K#fE

(a)

(b)

BERHE
@i_q_mfﬁ/\ﬂ ‘T‘Elﬂ:/\{
H $%@u&¢4 050,000 7 7t (&

—7— f'E/\)E] +E|_U:/\ﬂilﬂ
12,887,000/8 L) BEME - BE &
BRAEIER

Eii_?_ﬂli/\ﬂ ‘T‘Elﬂ:/\{
A B HEREFE 943,000 87T (3
BT —FXA=ZF+HILNEAR:
213,000 70) I 3 - B K1

BEH -

&
WEMECR T -_WENA=
BEREBIZASMTEXEENH R
FERARAREAEZGEMR =
T =F+Z RETIEERATER
RAEREERMETEE &2
%ﬁ%%lZ#ﬁ?%ﬂ%%ﬁ
g8 HIAHNGEELCHRBEEMR
THEY BN R —HEEFAE R 2 -

HREH BREMENBEFE
79,796,000 7T (%%E_E:fﬁ
35,218,000/ 7T) E?ﬁ&ﬁ%%ﬁé,ﬁ;ﬁ
MRz P IER ©

$%@W”F&é%%%&ﬁ@i
R F B VR IR ARG IRTT
ﬁ%§u$| ?XR\MTEE'IG °©

9 INVESTMENT PROPERTIES AND OTHER
PROPERTY, PLANT AND EQUIPMENT

(a)

(b)

Acquisitions and disposals

During the six months ended 30 June 2024, the Group acquired
items of property, plant and equipment with a cost of $4,050,000 (six
months ended 30 June 2023: $12,887,000).

During the six months ended 30 June 2024, items of property, plant
and equipment with a net book value of $943,000 (six months
ended 30 June 2023: $213,000) were disposed.

Valuations

Investment properties were revalued at 30 June 2024 by an
independent firm of surveyors, APAC Appraisal and Consulting
Limited, who have among their staff Members of The Hong Kong
Institute of Surveyors with recent experience in the location and
category of property being valued, using the same valuation
techniques as were used by this valuer when carrying out the
December 2023 valuations.

As a result of the update, a net loss of $79,796,000 (six months
ended 30 June 2023: a net gain of $35,218,000) on investment
properties had been recognised in profit or loss for the period in
respect of investment properties.

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

At 30 June At 31 December

2024 2023
S T
$'000 $'000
FE(REE = AR EEFE Share of net assets of associates 4,015 4,178
BT =R RMRRER Shareholders’ loans to associates 169,079 154,180
—REEE A AR 2 — Impairment loss on interest in associates
B R (HEE5) (Note 5) (109,078) -
64,016 158,358
ERPEASEREKERAGIRER The balance includes the Group’s interest in Great Billion Corporation
SEERAAIRER Limited and Wealth Channel Holdings Limited.

1M BAAEBEGTAEZNESAE 11 FINANCIAL ASSETS MEASURED AT FAIR VALUE

BE THROUGH PROFIT OR LOSS
~NB=1+H
At 30 June At 31 December
2024 2023
T Tt
$'000 $'000
FERNHA Non-current
EREEEMIELM Unlisted equity securities not held for
PR A7 2 trading 36,835 36,836
RHBEH Trading securities 27,560 27,560
FEULEE = 5 3k E (M E) Receivables from the third parties (note) 1,111,523 1,138,422
1,175,918 1,202,818
BO &R Current
FEREBEEMIEL™M Unlisted equity securities not held
A& AN 75 3 for trading 1,902 2,021
12 8 = Wealth management products 799 814
2,701 2,835
M BRE=FREIEARABESRTH Note: Receivables from the third parties are classified as level 3 financial instruments in
FoRemIE ZEeRMEENMGHEIN the fair value hierarchy. The valuations of these financial assets are derived from
HMEREFE ZEATEAEEENTS valuations models which require a number of inputs and assumptions which are not
IR A SR RRH - WHEEGTE observable from market data and which are significant to the entire measurement.
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12 FEREMEHNRAK 12 INVENTORIES AND OTHER CONTRACT COSTS

RN-EB-mE R-ZE-_=%F
ANB=1+H +—A=+—H
At 30 June At 31 December

2024 2023
Fx Tt
$'000 $'000
MIERR Property development
HEERPHEHE LM Leasehold land held for development for
sale 145,371 145,174
HEERBYME Properties under development for sale 3,712,416 3,981,122
BEERIYE Completed properties for sale 1,990,320 2,167,989
5,848,107 6,294,285
Hth & KB AR Other contract costs 400 450
5,848,507 6,294,735
Hith % Other operations
REEEEDREER Low value consumables and supplies 6,714 5,962
5,855,221 6,300,697
REBEZE-_ZT_MFA=THIAEAR - During six months ended 30 June 2024, $259,655,000 (2023: $6,190,000)
259,655,000 7T (=& = =4 : 6,190,000 has been recognised as a reduction in the amount of inventories and
BIL)RBRNEBRBERATFESERI R recognised as an expense in profit or loss during the period, being the
HRARE - A7 E MR E o] & amount of a write-down of inventories to the estimated net realisable
RFEZEHE o value.
AEBETHERETMERFED R The Group’s certain properties under development for sale and completed
TITYXEEFURBRITERLEAMAE properties for sale were pledged to secure bank loans and other

5 SEERME 6 borrowings, details of which are set out in Note 16.
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13 EF RHEAMERRE
RBESHFR - BRESERGIAL SR
ot MOROR) AR R 5 T B 4 R B S

13 TRADE AND OTHER RECEIVABLES

As at the end of the reporting period, the ageing analysis of trade debtors
(which are included in trade and other receivables), based on the invoice

BENREROTWOT date and net of loss allowance, is as follows:
R-TB-MEF
ANA=t1H +=—A=+—8”
At 30 June At 31 December
2024 2023
Fx Tt
$'000 $'000
—EAR Within 1 month 31,791 29,042
—@AZE=1EA 1 month to 3 months 14,807 13,527
—@EA=ENEA 3 months to 6 months 11,260 10,287
~NEAE—%F 6 months to 1 year 4111 3,756
FEUWE F BRI Trade debtors, net of loss allowance
(MR EERE) 61,969 56,612
H b fE U BR 3N (FOBR B 1B B 1) Other debtors, net of loss allowance
(PR i) (Note (i) 512,920 503,374
B B FEE R E RS R Less: amount to be recovered more than
one year - (314,675)
512,920 188,699
REHERATENEREE Financial assets measured at amortised cost 574,889 245,311
B R IE () Deposits and prepayments (Note (ii)) 1,222,215 1,221,877
1,797,104 1,467,188
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13 ESFREMERIRIE®

13 TRADE AND OTHER RECEIVABLES (Continued)

B2 Notes:
(i) Hib e BR N (FNMR B IR ) sHI5EH Y T - (i) The details of other debtors, net of loss allowance, are set out below:
R-Z-WmE =3
ANA=TH +=A=+—A~
At 30 June At 31 December
2024 2023
T W
$'000 $'000
RE=ZFREER @) Loans to the third parties (a) 290,889 298,869
HApb Others 222,031 204,505
512,920 503,374
(@ RZZTE-_WMNFNA=+RH FiE#H (@)  As at 30 June 2024, all of the balances were secured, interest-bearing from

HRIGBEER  RFHE8%ZE15%
(ZZE==F+=A=+—"H:8% =
15%) 5t 8 - WA R —F ALY E o

within one year.

8% to 15% (31 December 2023: 8% to 15%) per annum and recoverable

(iy EERBHFREFBEHIOT : (i) The details of deposits and prepayments are set out below:
R-Z-_HmF
AB=+H +=A=+—8
At 30 June At 31 December
2024 2023
FIE T
$'000 $'000
g B + b R TR R Prepayments for acquisition of land use rights 733,231 751,229
L 8 P 2 B9 FE A FRIE Prepayments for acquisitions of properties 30,000 30,000
HED R EAMBEN AN KA Prepayments for value added tax and other taxes 284,808 295,729
HAith Others 174,176 144,919
1,222,215 1,221,877
@iy AEEETEKESEEKFIEREIIRIT (i~ Certain rental receivables of the Group were pledged to secure bank loans, details

ERAER - FBEERHE16 -

of which are set out in Note 16.
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14 ZRF R EEREFK

SR 77 3% (B EE (1))

14 RESTRICTED AND PLEDGED DEPOSITS

R=-ZBZ-WE
AA=+H

At 30 June At 31 December

2024 2023
Fr T
$'000 $'000

Restricted deposits (Note (i) 156 27,434

B #3077 50 (Bt &% Gi)) Pledged deposits (Note (ii)) 1,799,614 1,498,341
1,799,770 1,525,775
BEE Notes:
() HREHEAREEXEEAN  AEEETHT (i) In accordance with relevant construction or redevelopment contracts, certain of

YR B B RENE R BRANEE
RITRPHIFIRE T BENFR - HILATAE
1) A8 8 7 J22 7 B R O B N R SR AR AR Y R
HAXMBRBFETE TEE - ZFERT
FR R EE R RERAKETRERER -

iy AEBEETROTFRCERERUTER

the Group’s Chinese Mainland subsidiaries with property development projects
are required to place at designated bank accounts certain amount of deposits
for potential default in payment of construction costs payables to the relevant
contractor or fulfil certain obligations to the relevant government. Such guarantee
deposits will be released after the settlement of the construction costs payables or
fulfilment of the obligations.

(i)~ The Group’s certain bank deposits which were pledged as securities in respect of:

HHEAR
R=ZB-NF
~B=+H —A=+—H
At 30 June At 31 December
2024 2023
P T
$'000 $'000
RITERBE Bank loan facilities 1,798,848 1,497,557
BOBRTAEEMEERY Mortgage loan facilities granted by the banks to
RIBESRRE purchasers of the Group’s properties 766 784

1,799,614 1,498,341
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15 EZREMENRE 15 TRADE AND OTHER PAYABLES
—T-=F
ANA=t1H +=A=+—H”
At 30 June At 31 December
2024 2023
Fx Tt
$'000 $'000
FE A8 5 BR 3K (BT i) Trade payables (Note (i) 206,256 235,706
Hh FE T BR R R FE AT B Other creditors and accrued charges

(&% Gii)) (Note (ii)) 1,444,099 1,536,656

FE A FE R AR 4 25 5K IR Amounts due to non-controlling interests
(B3 Gii)) (Note (i) 1,015,091 1,018,256

REERATTENEREAE Financial liabilities measured at amortised
cost 2,665,446 2,790,618
He kEMize Rental and other deposits 84,983 89,316
IBE T K B b FE AT R TR Valued added tax and other tax payables 96,455 76,555
2,846,884 2,956,489

B 3 Notes:
() RBEHKR FTABRSREMENKEARND (i) Included in trade and other payables are trade payables with the following ageing
ERNESHEREE S EMNRIEER B H analysis based on the date of trade payables recognised at the end of the reporting
ERE D TANT period:

R-g-m%E
NA=1+H
At 30 June

—{& A A2 Within 1 month 64,445 73,648
—EA%EBE=EANZEH 1 month but within 3 months 42,929 49,059
=EA®ESEARE 3 months but within 6 months 41,874 47,853
NEABE—FANEH 6 months but within 1 year 35,649 40,739
—FI1B 5 Over 1 year 21,359 24,407

206,256 235,706

(i) BHEETERORRZEWENMIE (i) The estimated value of future settlement properties to be compensated to residents
{81,016,599,000 8 T (T —_=F+_H4 of $1,016,599,000 (31 December 2023: $1,042,128,000) is included in other
=+—H :1,042,128,000 % 7t) 5t A & fE creditors and accrued charges which is expected to be settled within one year by
NERKEER  EEAERN —FRER delivering the respective properties.

R EEMEEE -

i)y M-Z-WNEXNA=1+H - BRERIFZERE (i) As at 30 June 2024, apart from the amounts due to non-controlling interests of
2R IB 70,233,000 L (—E-=F+_F8 $70,233,000 (31 December 2023: $71,933,000) which are interest-bearing at
=+—H :71,933,000/8 7T) I FFF435% 4.35% (31 December 2023: 4.35%) per annum, unsecured and repayable on
(ZZ2==F+=A=1+—H:435%) 8" demand, all of the balances are unsecured, interest-free and repayable on demand.

EIEM R ARERERIN  BEGESRSRIE
A REWAREBREE -
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16 SRITERRHMEE 16 BANK LOANS AND OTHER BORROWINGS
RZEZWFANA=+H HRTERK At 30 June 2024, the bank loans and other borrowings were analysed as
HEmEEITET follows:

R-ZB_MF
ANB=1+H
At 30 June At 31 December
2024 2023
S T
$'000 $'000
RITE K Bank loans
— B — Secured 6,646,227 6,490,657
HMEE Other borrowings
— iR — Secured 763,622 763,650
7,409,849 7,254,307
R-ZE-_WNFEXA=1+H HMEE At 30 June 2024, the other borrowings of $741,807,500 (31 December
741,807,500 Tt (ZE-_=5+_A1 2023: $741,902,000) were from a shareholder of the Group which are
=+—H :741,902,000/& jT) 2K B &% interest-bearing at 11% (31 December 2023: 11%) per annum and
B—2RR  RFEFNEN%(ZE_=F secured by equity interest in certain subsidiaries within the Group. The
TZA=+—H:1%) s EXALRER remaining other borrowings are interest-bearing at 1-month Hibor + 5.0%
ETHBARMREERR FlerHt (31 December 2023: 1-month Hibor + 5.0%) per annum and secured by
BERSGF—@ABBRITRERSMN equity interests in certain joint ventures.

50% (ZE=_=F+=-A=+—H8: —@
ABBRITRZFREMS.0%) 5t 8 I L
ETEERRNOBREERER -
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16 RITERKEMEE @ 16 BANK LOANS AND OTHER BORROWINGS (Continued)
RZEZWFASA=+H BITERK At 30 June 2024, the bank loans and other borrowings were repayable as
HthEEMERIBERAT follows:

R-ZT-ME RZZEZ=%F
ANB=1+H +—A=+—H
At 30 June At 31 December

2024 2023
Fx Tt
$'000 $'000
—FRIBAITARBASE Within 1 year and included in
current liabilities 3,215,408 3,305,907

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

—FREMEA After 1 year but within 2 years 646,026 874,701
MERERFENAN After 2 years but within 5 years 2,630,329 2,468,430
hF% After 5 years 918,086 605,269
______________________________________________________ 4,194,441 3,948,400
7,409,849 7,254,307
RZEZWFASA=+H B{ITERK At 30 June 2024, the bank loans and other borrowings were secured by
HitEEBRATEEEER - the following assets:

At 30 June At 31 December

2024 2023

Fr FT

$'000 $'000

wEYHE Investment properties 7,019,678 6,530,590
Hh i RIEF Other land and buildings 40,900 61,152
& Inventories 4,237,592 4,149,326
BHEFFR Pledged deposits 14(ii) 1,798,848 1,497,557
FEUYHE & Rental receivables 6,045 8,340

@t Total 13,103,063 12,246,965
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17 BAX - HERRKRE 17 CAPITAL, RESERVES AND DIVIDENDS
(a) BR#& (a) Share capital
RZE-MERA=1H ] “F+-R=1—H
At 30 June 2024 31 December 2023
ROEE £ RiDEE Ea
No. of shares Amount No. of shares Amount
TR Fr T’ Tr
‘000 $'000 ‘000 $000
EE Authorised:
BREEI0BTHL AR Ordinary shares of $0.10 each 5,000,000 500,000 5,000,000 500,000
BRTRARNEER Ordinary shares, issued and
fully paid:
RE/FORE/FR At the beginning and the end of
period/year 1,412,733 141,273 1,412,733 141,273
(b) BRE (b) Dividends
() REE-_ZT_NER_ZT_= () No interim dividend is declared for the six months ended 30
FRAZtTHERNEALES June 2024 and 2023.

el il ds

iy E—FEEBFEEGEEMER (i) Dividends payable to equity shareholders of the Company and
A4 7 AR R Re ok A AT HRAR 78 3 holders of PCSs attributable to the previous financial year,
A AR ER AL E &R approved and paid during the period.
fif o

BEANA=1THLAEA
Six months ended 30 June
—E-F —Eo=F

2024 2023
Fi T
$'000 $'000

WEA AL — AV BFEED No final dividend in respect of the

REAKRB(ZT =% previous financial year
BREER R EFRKA (2023: HK1 cent per ordinary

AIHAR 8 5 1 L) share and per unit of PCSs) = 15,291
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BETMITENAAREETE

(@) AAREBEEFENERMEER
=R
() 2AREEZHR
TRENAEESFT AR
LEHRBREEEEEFENA
AEE WIRBREBM B RS
LERHFE139 - AL EEFEN
EEDA-BALBESR -
PEARBEFTENRANTZ
PR E T VA AT A /9 ) A\ B
AR MEZEMETHT

o FHRE: EERFE-SKEBA
HEGENAAE
B ARFAERH
BT SR
EEFABARERE
BHHE

o FIRIEE: ﬁm”*%ﬁkﬁ
)}Eﬂn+imﬁﬁ 1
EIERSI=Y %&E‘J
TEEBARER
AERBTUEER
MERGAHE-
TABERGARE
BEZREMEE
EEIEUN ¢

o FZAME: ERTTEENE
RBABREN
RAEE

AT 25T R HMNER 4 ERD
BB T NEE—BMIBERE
REMTR(BEIBRAAR
BESHREIFNHIFLTRA
ErH)ETHE RPBELE
BERMNERMBERS - #AF
ARBEAEEHHOMHOMEE
BEDRIBEBREHHAR
FEREEHRE LAOEF
M EEH ML -

18 FAIR VALUE MEASUREMENT OF FINANCIAL
INSTRUMENTS

(a) Financial assets and liabilities measured at fair value

0]

Fair value hierarchy

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

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

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

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

The Group has a finance manager performing valuations
for the financial instruments, including the unlisted equity
securities which are categorised into Level 3 of the fair value
hierarchy, with the assistance of external valuers for certain
financial instruments. The finance manager reports directly to
the chief financial officer. A valuation report with analysis of
changes in fair value measurement is prepared by the finance
manager at each interim and annual reporting date, and
reviewed and approved by the chief financial officer.
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18 EMIEN L IABEFE®

() LA REBEEFENSHEER
af|@®
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18 FAIR VALUE MEASUREMENT OF FINANCIAL
INSTRUMENTS (Continued)

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

RZB-MERA=TENAAEETRBAEAR
Fair value measurement as at 30 June 2024 categorised into

R-B-mE
~AZt+AM
MMER E-% ki R
Fair value at
30 June 2024 Level 1 Level 2 Level 3
r r r r
$'000 $'000 $000 $'000
[EENAEBEIE  Recurring fair value measurement
ElE=H7E Receivables from the third parties 1,111,523 - - 1,111,523
FRBEEBMIELM  Unlisted equity securities not held for
RAES trading 38,737 - - 38,737
RHEH Trading securities 27,560 27,560 - -
BHEm Wealth management products 799 - 799 -

BEEAABENE

S =t A=t AR EE

&

DR

Fair value at

31 December 2023
T T Fr Tr

Level 1 Level 2 Level 3

$'000 $'000 $'000 $'000

Recurring fair value measurement

W E=H30E Receivables from the third parties 1,138,422 = = 1,138422
FEEBEMF LT Unlisted equity securities not held for

A trading 38,857 - - 38,857
R 5&EH Trading securities 27,560 27,560 = -
EHER Wealth management products 814 - 814 -

HE-_ZT-_mME<A=+HL
NEBRN BE—RRE_H2
M EER - KRB E=ZRD
EARER (ZTE==F+=
B=+—8: &) - "&EEHK
RERMEARERARNE L
NAREBESH MNEE -

During the six months ended 30 June 2024, there were no
transfers between Level 1 and Level 2, or transfers into or out
of Level 3 (31 December 2023: nil). The Group’s policy is to
recognise transfers between levels of fair value hierarchy as at
the end of the reporting period in which they occur.
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() AR ABEFENEHEER
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(ii)

(iii)

E-RARBEFEREAN
HEDTEREARE

BERMEMNAREBE/AEE
R & HIR G R ATA = UL
BHHEEMERNGEHE -

FRE=QRLAAEBETEN
=g

W E=FRENRAEET
FEATKRERKGHTRESRE
mE - EREREHEERAE
DN 7 25 [ 3 B V55 B ok LR E 2
BEBHIMNETHERKAE -
EZEIBREBEEENEER
BIARATE R12% (T - =
F+_A=+—8:12%) °
ARG RESRERR TIEER
HAEETE B R
ERBERESBEENTE -

FLETRATANRAEBETS
REBEFELB ETRANE
1WA R E - B RERT
SRBEREmAE HRA
AEEFEERRT S RAEN
IR AARE -

B SRR ABE
EREBIT :

0]

feln

18 FAIR VALUE MEASUREMENT OF FINANCIAL

INSTRUMENTS (Continued)

(a) Financial assets and liabilities measured at fair value
(Continued)
(ii) Valuation techniques and inputs used in Level 2 fair

(iii)

value measurements

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

Information about Level 3 fair value measurement

The fair value of receivables from the third parties is determined
using future estimated cash flows to be recovered which takes
into account projects progress presumed or operation forecast
and discount is 12% (31 December 2023: 12%) based on
the average borrowing cost plus a risk premium of the Group
or weighted average cost of capital relating to the specific
business. The future estimated cash flows reflect potential
impacts of adjustments on the projects’ capacity building areas,
land use index and tax related compensation, etc.

The fair value of unlisted equity instruments was determined
using the price/revenue ratios of comparable listed companies
adjusted for lack of marketability discount, of which the fair
value measurement is negatively correlated to the discount for
lack of marketability.

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

R—B—8 At 1 January 1,177,279 1,310,980
RIB s R Net (losses)/gains recognised in

F(E1E) s profit or loss (119) 2,331
M N Z Exchange difference (26,900) (57,064)
RANA=+TH At 30 June 1,150,260 1,256,247
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(b) ARAREBEURINERIIEN
ctREEREBEBEAAREE
AN 5 B DA B AN SR S A AN 51 BR 9 &
BT HEREE BER-_T_=F
+ZA=+—HEZZEZ-_WFA
“THNAABEIEEAEE -

19 &IE
RBEHRRETERN B ERE
N EREARAENT ¢

18 FAIR VALUE MEASUREMENT OF FINANCIAL
INSTRUMENTS (Continued)

(b) Fair values of financial assets and liabilities carried at
other than fair value
The carrying amounts of the Group’s financial instruments carried at
cost or amortised cost were not materially different from their fair
values at 31 December 2023 and 30 June 2024.

19 COMMITMENTS

Capital commitments outstanding at the end of the reporting period not
provided for in the interim financial report were as follows:

RN-EBE-mE R-ZT_=4F

~NA=+H +=-—A=+—8H

At 30 June At 31 December

2024 2023

T Tt

$'000 $'000

EET 4 Contracted for = 60,052
EREEKRTLH Authorised but not contracted for 149,753 164,753
149,753 224,805

BARAETEERNEEERFTYENS
BASXRAEEEBNKBRAEH -

Capital commitments mainly related to development expenditure for the
Group's properties under development and acquisition cost of the Group’s

projects.

20 HAREE 20 CONTINGENT LIABILITIES

K==l MRIB_=%F
~NA=t1H +=ZA=+—H
At 30 June At 31 December

2023
Tt

$'000

2024
Fr
$'000

METAEEMEERH Guarantees given to financial institutions
R EFELE A E & for mortgage loan facilities granted to
MR IR purchasers of the Group’s properties 219,140 242,297
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21 EXBEBAIRS 21 MATERIAL RELATED PARTY TRANSACTIONS
BRAEBMERENEMEHRERENRS In addition to the transactions and balances disclosed elsewhere in the
REESIN REBEHANEFZ FIEKR interim financial report, major related party transactions entered by the
BB 5 Group during the period are as follows:

BZEANA=1+HILAEA
Six months ended 30 June

—E-@mEF —T-=F
2024 2023
Frx Tt
$'000 $'000
FEEE NS Remuneration of key management
personnel 7,103 7,122
A AR RS2 A A1 B 2 Interest expenses to shareholders
(B EEG) (Note (i) 42,588 43,781
BN IFSRIN Interest income from associates
(B = (i) (Note (ii)) 3,777 3,024
B Notes:
() MREAAEREZAEEFHE11% (B (i) Interest expenses to shareholders were charged at a fixed interest rate of 11% per
BET-=FXA=tRHLXAR :EF annum (six months ended 30 June 2023: 11% per annum).

1%) 5T 8 °

(i)  PEYERE D RR B AN BREF TR 2% (i) Interest income from associates were charged at prime rate minus 2% per annum,
AR MBEESHEAELRITRESER whereas Prime rate is the HSBC Best Lending Rate.

e
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Review report to the board of directors of
Top Spring International Holdings Limited
(Incorporated in the Cayman Islands with limited liability)

INTRODUCTION

We have reviewed the interim financial report set out on pages 36 to 70
which comprises consolidated statement of financial position of Top Spring
International Holdings Limited as of 30 June 2024 and the related consolidated
statement of profit or loss, consolidated statement of profit or loss and other
comprehensive income and statement of changes in equity and condensed
consolidated cash flow statement for the six-month period then ended and
explanatory notes. The Rules Governing the Listing of Securities on The Stock
Exchange of Hong Kong Limited require the preparation of an interim financial
report to be in compliance with the relevant provisions thereof and Hong Kong
Accounting Standard 34, Interim financial reporting, issued by the Hong Kong
Institute of Certified Public Accountants. The directors are responsible for the
preparation and presentation of the interim financial report in accordance with
Hong Kong Accounting Standard 34.

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

SCOPE OF REVIEW

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

Based on our review, nothing has come to our attention that causes us to
believe that the interim financial report as at 30 June 2024 is not prepared, in
all material respects, in accordance with Hong Kong Accounting Standard 34,
Interim financial reporting.

MATERIAL UNCERTAINTY RELATED TO GOING
CONCERN

We draw attention to note 1 to the interim financial report, which indicates
that for the six months ended 30 June 2024, the Group recorded a decrease
in revenue and incurred a net loss of $560.6 million (six months ended 30
June 2023: profit of $4.3 million). As at 30 June 2024, the Group’s current
bank loans and other borrowings amounted to $3,215.4 million, including
bank loans and other borrowings outside of Chinese Mainland of $1,093.8
million with due dates in the period from July to December 2024. In particular,
a shareholder loan outside of Chinese Mainland of $741.8 million will be due
in November 2024. However, the Group only had cash and cash equivalents
amounted to $510.0 million, including those situated outside of Chinese
Mainland of $128.8 million. In view of the continuing deterioration of the
property market, tightening of the financing environment and exchange
restrictions for remittance of funds out of Chinese Mainland, the Group have
challenges in realizing cash from sale of its properties, securing additional
financing, renewing existing bank facilities and borrowings and remitting
funds from Chinese Mainland in a timely manner to meet its loan repayment
obligations. These conditions, along with the matters as set forth in note 1,
indicate that a material uncertainty exists on the Group’s ability to continue as a
going concern. Our conclusion is not modified in respect of this matter.

KPMG

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

Central, Hong Kong

28 August 2024
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