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CHAIRMAN'’S STATEMENT
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BUSINESS REVIEW

In the first half of 2021, the Group recorded an aggregate of pre-sales
of properties and car park units of approximately HK$1,360.3 million
(corresponding period of 2020: HK$33.6 million), pre-sold saleable gross floor
area (“GFA") of 21,610 sg.m. (corresponding period of 2020: 2,176 sq.m.) and
gross profit margin of the recognised sales of 61.7% (corresponding period of
2020: 43.6%).

In the first half of 2021, the Group’s rental income from investment properties
was approximately HK$145.4 million (corresponding period of 2020: HK$101.8
million), representing an increase of approximately 42.8%. As at 30 June
2021, the overall occupancy rate of the Group's investment properties was
approximately 90.9%. As at 30 June 2021, the total leasable GFA of the
operating investment property portfolio was approximately 254,136 sq.m.. As
at 30 June 2021, taking into account the projects that have been completed
but yet to operate or to be developed/modified in the next one to two years,
the estimated total leasable GFA of the Group’s investment property portfolio
will reach approximately 313,256 sg.m.. Its fair value was approximately
HK$8.81 billion as at 30 June 2021, representing approximately 32.8% of the
Group’s total asset value. In addition, as at 30 June 2021, the accumulated
total area of properties managed by the Group amounted to approximately
15,010,000 sg.m., of which approximately 9,960,000 sq.m. property area was
not developed by the Group and approximately 460,000 sg.m. was commercial
property management projects. Currently, one of the property companies of
the Group ranked 58th in the “Top 100 Property Service Companies in China”
for seven consecutive years from 2015 to 2021 with its scale of property
management expanding year on year.

As at 30 June 2021, the land bank (i.e. the net saleable/leasable GFA) of 22
projects of the Group was approximately 511,413 sq.m.. In terms of land bank
strategy, the Group will primarily focus on the Guandong-Hong Kong-Macau
Greater Bay Area (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 2021, the global COVID-19 situation improved
but with significantly different and imbalanced conditions. The
pandemic will continue to directly affect the progress of global
economic recovery and bring about global challenges. In the first
half of 2021, the government of the People’s Republic of China
(the “PRC"” or “China”) maintained the position of “housing is for
accommodation and not for speculation” and the policy keynote of “stabilizing
land price, housing price and expectation”. In light of the robust real estate
market in certain hot cities in the first half year, local governments introduced
various policies to rectify the market. With the continuous implementation
of long-term mechanisms to regulate the real estate market and the gradual
systematization of short-term control policies, the real estate market is being
developed under all-encompassing control policies in general.

Based on our close monitoring of economic conditions as well as our rational
analysis on the macro-regulatory policies, the Group persisted in implementing
the strategy of seeking growth amid prudent development, seized favorable
opportunities during economic recovery and proactively promoted the orderly
progress of all businesses. In the second half of the year, we will continue to
adopt effective operational measures to ensure continuous sales of projects
in Shenzhen, Hong Kong and Sydney. We will focus on advancing our project
development in Nansha, Guangzhou. As such, we expect our profitability will
gradually improve in 2021.

For our urban industrial community business, we have entered into a strategic
cooperation agreement with the government of Nansha District, Guangzhou
to continuously promote project implementation and the integration and
introduction of industrial resources. We have entered into a strategic
cooperation agreement with Guangdong Productivity Promotion Center under
the Department of Science and Technology of Guangdong Province, pursuant
to which both parties will gather advantageous resources and with powerful
integration jointly construct and complete the “Guangdong-Hong Kong-Macao
International Innovative City (‘&7 8 BB AIFT3%)" project.
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For the renovation projects of old communities in Mainland China, the
Jishengchang urban renewal project in Buji Sub-district, Shenzhen is intended
to be developed into a “residential + public housing + school” district for
the entire southern and northern areas according to the latest government
policies and a feasibility study report is currently being prepared. In addition,
the Development and Reform Commission of Shenzhen Municipality issued the
Fourteenth Five-year Plan on National Economic and Social Development and
the Outline of Visions on 2035 of Shenzhen Municipality (4 3117 Bl R 4872 f it
SERFTHOERFRIMN_O=RAFES BZMAZE) in June 2021, which
included Buiji Sub-district in Longgang District, the district where the project is
located, into urban core areas. Besides, the Shenzhen Municipal Planning and
Natural Resources Bureau released the Certain Measures on Further Increasing
the Supply of Residential Land (B8 3 — 2 I K B (T A 4% FE 09 8 18 1E)
in July 2021, which is beneficial to the project. It expects to provide support for
increasing the plot ratio, renewing the sites into residential land and improving
its regional value. For the urban renewal project in Dalang, Longhua District
in Shenzhen, it is expected to be approved for commencement in 2022. For
the renovation of old factories in Nansha, Guangzhou, the Group is currently
coordinating with our partners to initiate the preparation of the urban renewal
plan for an area of 52.5 mu. A substantial revenue is expected to be brought to
the Group in the event of successful implementation of the project as planned.

For the development and construction of projects under construction in
Mainland China, the Shenzhen Upper Residence, a high-end residential project
with a GFA of approximately 73,200 sg.m. and a total value of RMB2.5 billion
commenced its sale at the end of September 2020 with approximately RMB1.6
billion sold by the end of June 2021. Topspring International Mansion and
Jianshang Commercial Building in Shenzhen, with a GFA of approximately
129,000 sq.m. are scheduled for pre-sale in the fourth quarter of 2021.
According to the Fourteenth Five-year Plan on National Economic and Social
Development and the Outline of Visions on 2035 of Shenzhen Municipality
issued by the Development and Reform Commission of Shenzhen Municipality
in June, the areas where the two projects are located have been included into
urban core areas, which will further improve the overall value of the projects.
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Our projects in Hong Kong have also reported sound progress. 128 WATERLOO
in Hong Kong, located in a traditional high-end residential area in a district
with good schools and a GFA of approximately 86,000 sq.ft., has commenced
pre-sale in September 2020 and will be delivered in February 2022. We have
reached an agreement with the government on land premium payment
arrangement for Yuen Long Shap Pat Heung Road Project with a GFA of
approximately 245,000 sq.ft. and has officially initiated project development.
The negotiation of land premium payment arrangement with the government
for the Yuen Long Tai Tong Road Project with a GFA of approximately 40,000
sq.ft. is in progress. We have entered into relevant cooperative development
agreements with Kerry Properties Limited (“Kerry Properties”) on the above
two projects in Yuen Long. Kerry Properties will bring synergistic effects to
the future development of such properties by leveraging its experience in the
development of premium residential projects. The Sheung Shui Ma Sik Road
Project (with a site area of approximately 103,000 sq.ft.) has received approval
from the Town Planning Board for development into low-density residential
units, and application is made regarding the conditions of exchange and land
premium payment. Meanwhile, an application for planning to increase the
plot ratio has been submitted to the Town Planning Board to fully explore the
land development potential. The Group has also been working actively through
various channels to identify opportunities for investment in premium projects,
with a view to ensuring continuous investment and development in the Hong
Kong market.
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We also invest in real estate projects in Australia under different approaches
and the respective businesses are developing healthily and in the right course.
Our first luxury residential project in Bellevue Hill, Sydney, is opened for pre-
sale despite the outbreak of COVID-19 in 2020. Currently, 80% of the units
have been sold and the construction is under smooth progress. It is expected
to complete delivery in early 2022. The luxury residential project in Elizabeth
Bay was smoothly launched into the market in May 2021 after successfully
obtaining the development approval from the local government in 2019 as
scheduled. Currently, over 60% of the total value was sold with promising
selling prices. The construction of the project is expected to commence by the
end of the year and complete in 2023. The St Leonards project at the Lower
North Shore of Sydney with a parcel of land with a GFA of approximately
32,000 sg.m. has been approved by the Planning Administration for the
development of medium-density residential buildings. The Group is currently
applying for development approval (“DA") from the district government in
accordance with the procedures, which is expected to be approved in 2022
and the Group is preparing for project commencement. The North Beach Grade
A development project (with a site area of approximately 600,000 sg.m.) is
currently used for conservation land. The Group is negotiating with various
government departments to revise the nature of the land use of the project
plot into the land site for medium- to low-density residential buildings, and
currently, has received a draft written support from the Planning Administration
and the district government for preliminary project initiation. The Australian
projects of the Group will gradually enter into the stage of presale and
construction, which are expected to benefit significantly from the rising trend of
the Australian property market in the next few years and lay a good foundation
for the Group to continue exploring the real estate market in Australia.



HEBBREEARAR
10 T —HHiRE

TRBES
CHAIRMAN'’S STATEMENT

HMERYMEEEFIE  BANBEQIRKINA
BT _TEEHREPEMESR  RANY
EVNCIE S APIAES ESEE: S R
[ElEF L2 [ 20152021 EE L F R EAWMERS
BRAE|EE RABRFLA RBELERE
mMEMERKRE - BRIEEMN79EYEIEE
FoARKEIEREERBEE/NE] B
TEEEMARE RETE N RIFERE - =%
TF RMEHESEESL HEYE.
BFEWE TEVE EEEVE SURME
TMHAEYE  XBWE - RS - KP/N&
TR MEERETEFERE  KRKRME
BHRMMEESTISNRTAE  BREE
MEEEME BERFEAERDELZER
A BEFBENEBEEER -

HEERMBERBIH  BRAEERGEY
COVID-1975 3K By N A R BRI - BL & A IR 7%
MER  FEMERTNMEER] - [FREXRIH
RHEHRENEN IRIEL+RTIHE
EmEEMRBE TS - SHRRAE]IZEH -
REBRANREMM - EXHRETE - LR
BEEERNER (228 RME) SR
mhE - RREZWHERR UBRBEEMRAHL
BRAETARRBESEER - WINRAT
FRALRTHIRISE R ANBE S ©

In connection with commercial and properties management, our commercial
company was named among the top 100 commercial real estate enterprises
in China in 2020. Our property company was ranked 58th among the “2021
China Top 100 Property Service Companies”. It has been among the “China
Top 100 Property Service Companies” for seven consecutive years from
2015-2021 with the ranking climbing up the ladder year by year, showing a
steady upward development trend. Among the 79 projects currently managed
by the Group, 4 of them were awarded the title of “Provincial Excellence
Demonstration Community under Property Management” and 7 of them were
awarded the title of “City Excellent Demonstration Community under Property
Management”. In the meantime, we continued to explore opportunities in
relation to the development of asset-light licensing, commercial properties,
office properties, residential properties, industrial park properties, cultural and
tourism properties, municipal services properties, transportation properties,
airports, property management services for primary, secondary and tertiary
education institutions in 2021. In the future, we will focus on urban ancillary
facilities of property market segmentation, actively expand our property
management business in terms of the area under management and continue
to maintain solid growth in operating revenue and profit from commercial and
property businesses.

For our education products and education services business, we continued
to actively responding to the adverse macro-environment under the impacts
of COVID-19, and coordinated with the schools we serve and introduced
the corresponding teaching materials based on the arrangements under
"Suspending Classes without Suspending Learning” and “Half-day Face-to-
Face Teaching”. We have expanded an “Online + Offline” platform for sales
of education products and services and organised “Pop-up Store” and other
activities, providing services to schools and parents. For business development,
we actively promoted the “Creative” brand in the Guangdong-Hong Kong-
Macau Greater Bay Area (including Hong Kong and Macau), explored the
implementation of education projects, expanded the education strongholds in
asset-light model or through strategic cooperation and enhanced talent training
to enhance our service quality and capability.
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FUTURE OUTLOOK

Continuously and consistently focusing on the Greater Bay
Area by grasping development opportunities within core
cities and region therein

As a national strategy, the construction of the Greater Bay Area has been given
more historical missions in the new round of national five-year plan. To shoulder
the major responsibilities of strengthening the country’s strategic scientific and
technological strengths and promoting the long-term prosperity and stability
in Hong Kong and Macau, the Greater Bay Area will shoulder the mission
of leading the Chinese society to perform comprehensive deepening reform
through self-exploration and taking the lead in development. At the same time,
the Greater Bay Area will lead the 14th Five-Year Plan of Guangdong Province
in an all-round manner and become a powerful engine for the whole province
to promote high-quality development of the national economy.

The Group will seize the historic opportunities presented by the development of
the Greater Bay Area with intensive effort, closely follow national strategy and
policy trends and continue to deeply engage in core cities in the Greater Bay
Area. By taking full play of our advantages of knowing both regions well and
further integrating the core resources such as technological innovation, financial
investment and emerging industry in both Guangdong and Hong Kong, setting
foothold on serving urban development and industrial upgrading, building an
empowerment platform for in-depth cooperation between Guangdong and
Hong Kong, providing solutions for the integrated development of industry,
city and people in the Greater Bay Area, and contributing to the economic
and social development of the Greater Bay Area. At the same time, we will
continue to forge ahead the various works in relation to urban renewal and
reconstruction projects in Shenzhen and Guangzhou to constantly making new
progress.
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Maintaining and moderately expanding the rental property
with steady growth

The Group is of the view that it is imperative to maintain rental income with
steady growth. The Group looks forward to achieving higher growth in rental
income by expanding the portfolio of self-owned premium properties in the
future.

Continue to be optimistic about overseas real estate markets
such as Hong Kong and Sydney, and actively expanding
quality projects

The Group will continue to invest in and develop projects in Hong Kong, Sydney
and other overseas core cities, and explore more quality projects to bring more
economic benefits to the Group.
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MANAGEMENT DISCUSSION AND ANALYSIS

—E--FXA=ZTHLR

BEE—
18 B 2= %5 o B

(1

EE

( E_E-—FXNA=ZTHLXEAR -
AEBGESWEREFEMNBEREEY
1,360,300,000 7T (EH 49 1,357,400,000
BILREBYERESH) B-ZTZZTFMH
HAYE IN#73,948.5% ° NEB B TEEE L
HELHA21610F K BREE-S
TENA=ZFTHEANEALN2176F 5
KIENAI8I3.1% - BE—_T=—F N A
=t+HIEAER  AEEMEEEHETY
EE([FHER]) AEBFHKH62,813.5

BT (HE-_Z-_ZTFA=Z1THILAAE
B BFHAKH14,15448 L) © 1N
AEBREBEE-_ZT-_—FXA=Z1+AHL
7~ME B kB {= B AL T E 584 52,900,000
WIr B 21 BB -
AEBERHEE T —FA=+HI
NEARTESAAZEBEMES T ¢

HERIEE &

Project and type of project

REVIEW OF BUSINESS FOR THE SIX MONTHS ENDED
30 JUNE 2021

(1) Pre-sales

For the six months ended 30 June 2021, the Group recorded an aggregate
of pre-sales of properties and car park units of approximately HK$1,360.3
million (of which approximately HK$1,357.4 million was from pre-sales
of properties), representing an increase of approximately 3,948.5% over
the corresponding period of 2020. The Group’s total pre-sold GFA was
approximately 21,610 sg.m., representing an increase of approximately
893.1% from approximately 2,176 sg.m. for the six months ended 30
June 2020. The average selling price (“ASP") of the Group’s pre-sales of
properties for the six months ended 30 June 2021 was approximately
HK$62,813.5 per sq.m. (for the six months ended 30 June 2020:
approximately HK$14,154.4 per sq.m.). In addition, the Group recorded
pre-sales of car park units of approximately HK$2.9 million from 21 car
park units for the six months ended 30 June 2021.

A breakdown of the total pre-sales of the Group during the six months
ended 30 June 2021 is set out as follows:

EHREEEEE
Pre-sold GFA
Tk B

sg.m. HK$ million

RE

Pre-sales

BEFHEE
Pre-sales ASP
HK$/sg.m.

XE#E  Tianjin KBRS Tianjin Le Leman City
- F=E - residential 7,977 36.9 102.7 7.6 12,874.5
A Shenzhen  AYIKEZE EXRE  Shenzhen Upper Residence
- fF= - residential 12,966 60.0 1,051.9 77.5 81,127.6
Z% HongKong #&/# 128 WATERLOO Hong Kong 128 WATERLOO
- F=E - residential 667 3.1 202.8 14.9 304,048.0
21,610 100.0 1,357.4 100.0 62,813.5
EEEFENHA
Number of pre-sold BE RETLHERE
Project car park units Pre-sales Pre-sales ASP
] BEBT %t/ (&
unit HK$ million HK$/unit
A Nanjing KB — BAR  The Sunny Land - Nanjing 13 61.9 1.8 62.1 138,461.5
BR  Nanjing K#IFEXR — ER  The Spring Land - Nanjing 8 38.1 1.1 37.9 137,500.0
21 100.0 2.9 100.0 138,095.2
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(2)

(3)

BE-E-—FXA=Z+HLXME
ARG RARNIEHR

(E_T - —FANAZTHIEANEA K
EERXN RIERFEMIEE4 A 1,300,000
BT SR 11 EFER -

AEBRBE_T-_—FA=+HIL
NE B ERAEEMHEFBIRAT

(2) Projects delivered and booked for the six months ended
30 June 2021
For the six months ended 30 June 2021, the Group delivered and
recognised sale of car park units of approximately HK$1.3 million from
the sale of 11 car park units.

Details of sale of car park units recognised by the Group during the six
months ended 30 June 2021 are listed below:

EPN: 2R
AHE MEHE 2RR
BEER Sale of FHERE
Saleable GFA properties Recognised
HEREE &5 Project and type of project booked recognised ASP
FHK BEAT B/ FRHK
sq.m. HK$ million HK$/sg.m.
EEN Nanjing KBS K — FR The Sunny Land - Nanjing 7 0.8 114,285.7
2l Nanjing KEX - BR The Spring Land - Nanjing 4 0.5 125,000.0
Mgt Total 1 13 118,181.8
BREAYX (BREIBRF/IELEN  (3) Investment properties (inclusive of investment properties
REWE) classified as held for sale)

BREEEBEREMNWEIN  NEEITH
FH 3K 78 AR AR LA A R B A b Y K
— R BINEEHE FEZHKERE
R MNEREER L - IRIIKETE
- KEHEEHE  LEPHBHLAE
FEEAREREMPEEEMURE
EHNEEZBEEENRENMERS (£
g@%%%ﬁ%~ﬁ@ﬁ¥¢®\?ﬁﬁ
EREBEXAAEREEMN) RZT=—
FRAA=Z+TH AEBEEREMENBR
S ABIE X 57,679,100,00058 7T - (h 7K &=
BEEBEN275% NEEREMER
AR HERELEEELNA279,443F
%o@é:?:—ﬁﬁﬂz+aiﬁﬁ

CAEEESREMEALEBE K
Um7mom%nxai_7_?¢ﬂﬂ
=+ H1ERMER : EE% 114,500,000 %
7T) °

In addition to the sale of properties developed by the Group, the Group
has also leased out or expects to lease out its investment property
portfolio comprising mainly shopping malls, community commercial
centres, retail shops, serviced apartments and car park units in The Spring
Land — Shenzhen, Changzhou Fashion Mark, Dongguan Landmark,
Hangzhou Landmark, Shenzhen Water Flower Garden, Chengdu Fashion
Mark, Shanghai Shama Century Park, Shanghai Bay Valley and Kunming
Dianchi Lakeside Peninsula in Mainland China and Kowloon Tong Rutland
Quadrant Project in Hong Kong. As at 30 June 2021, the total fair value
of the investment properties of the Group was approximately HK$7,679.1
million, representing approximately 27.5% of the Group's total asset
value. The Group’s investment property portfolio had a total leasable
GFA of approximately 279,443 sq.m.. The Group recorded gain of
approximately HK$67.7 million (for the six months ended 30 June 2020:
loss of approximately HK$114.5 million) in fair value of its investment
properties for the six months ended 30 June 2021.
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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 2021, 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
32.1% (as at 31 December 2020: approximately 34.9%) of the Group’s
total leasable GFA in its investment properties under operation.

The Group generated rental income of approximately HK$145.4 million
for the six months ended 30 June 2021, representing an increase of
approximately 42.8% from approximately HK$101.8 million for the six
months ended 30 June 2020. The average monthly rental income of the
Group's investment properties under operation for the six months ended
30 June 2021 was approximately HK$92.0 per sq.m. (for the six months
ended 30 June 2020: approximately HK$81.1 per sg.m.). The increase in
the average monthly rental income was mainly attributable to an increase
in occupancy rate and rental rate of the Group’s existing investment
properties under operation during the six months ended 30 June 2021.
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AREBR-_ZZ—FA=THMHEE Details of the Group’s major investment properties as at 30 June 2021 and
KEVMERAEBHE-_Z - —F A the Group’s rental income for the six months ended 30 June 2021 are set
=T HLEANEANASWAFEHRTAT out as follows:
Bz-2--%
ARA=TALE
AMEANETEHK
R=B=-% AMEAH AYHEYA R=B=-%
~A=+AM R-B=--F Average monthly AA=TAM
THEREER AA=tTEM Rental income rental income el
Investment Properties Leasable GFA AREE forthe persq.m.forthe  Occupancy rate
RENE (inclusive of investment properties asat  Fairvalueasat sixmonthsended six months ended as at
(BRIBARFHENRENR) dlassified as held for sale) 30 June 2021 30 June 2021 30 June 2021 30 June 2021 30 June 2021
(MzE)
(Note)
FHAK BEAT B s x
sq.m. HK$ million HK$/sq.m.
EEHHRENF Investment properties under operation
ENREHe—HR_4 Changzhou Fashion Mark Phases 1 and 2
(BWms REER) (Shopping mall and car park units) 77,126 1,5315 172 459 80.3
MNHSEER DL (BNES) Hangzhou Landmark (Shopping mall) 26,182 4238 77 535 91.7
KERZHE (BEsRESEM) Chengdu Fashion Mark
(Shopping mall and car park units) 38,285 818.8 15.2 719 92.1
LiBER Shanghai Bay Valley 78,059 2,030 272 482 100.0
izt N T —FRNAZ+HNAIEERER Note: The leasable GFA as at 30 June 2021 excluded car park units.

BT BIEEEA -



TOP SPRING INTERNATIONAL HOLDINGS LIMITED

EEENWR DM
MANAGEMENT DISCUSSION AND ANALYSIS

Land bank as at 30 June 2021

(4)

@)2:%:—$ﬁﬁ£+ﬁmiﬁﬁ

B

17

INTERIM REPORT 2021

Australia

&R
Sydney
°

Bl
The PRC

3 -

Tian jin €

REREEHE
Chengdu Fashion Mark

V&M _Euzhou

" =/ Xjamen

0'¢$%e %% Dongguan
) )
r 4 |” &Fi#& Hong Kong

mE
NanningO

RIIKGTER

BREMHEYS

Kunming Dianchi Lakeside Peninsula

#3 Shenzhen

R=B——%FXA=1+H 22 property projects

H22{EN R E as at 30 June 2021 Shenzhen Water Flower Garden
y ; IR

® RITEH Completed projects Shenzhen Hidden Valley

® EEIER Projects under development KEER - FY

The Spring Land - Shenzhen
RIYIESE PR A E

Shenzhen Topspring International
Mansion

AN

Shenzhen Jianshang Commercial
Building

RYIKBEERE

Shenzhen Upper Residence

® BIERABRRAEH
550 RE B o IE 72 e
TiRRIIER

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

in land use

O BERREENOESHM  Major city with high speed
railway

— 2 IR High speed railway

% fest. LeonardsiE B
Sydney St. Leonards Project

Leman City

—KBEX - BR
he Spring Land - Nanjing

BENRSREE
Changzhou Fashion Mark

LeEAEE

Shanghai Bay Valley Project
EESBHLNE

Shanghai Shama Century Park
HUNFESE R 3 s

Hangzhou Landmark

REREFEHEF O

Dongguan Landmark

&8 LKEEKER

Hong Kong Sheung Shui

Ma Sik Road Project
ERTBAT N\BKER

Hong Kong Yuen Long

Shap Pat Heung Road Project
ERTAARBES

Hong Kong Yuen Long

Tai Tong Road Project
ERTHBEAFTNER

Hong Kong Yuen Long

Tong Yan San Tsuen Road Project
#&78128 WATERLOO

Hong Kong 128 WATERLOO
ERNEREEWEER

Hong Kong Kowloon Tong
Rutland Quadrant Project
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AEBRPEXNER RT=AM FEh -
RERBAMLBEEENTREBOER
REBUREEMENERRIFEE -

WZE-—FXA=+H ~A&EEBR11
35 T k8 A 22 {E 5 A B 3 R
WIEE @ BEGTFAIEE A HERE
ME#)336,680F H KMBE R TIEE « 14
SRR E M ERAEELN 114,696
FHARNERER - EFAIHEE
TS SR TE T8 #9 30,494 F 7 K
KRBREREL KRG FAHEE AIHE
EEMEL29534F FAKRMBEFTHB T
BENXNFERERELHNAEHNIES -
FTBEEE MG FIHEE MHAERE
FAEAHNASNA3F K EEFE
LU

HE
Project
no. B

Project

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

As at 30 June 2021, the Group had a total of 22 projects over 11 cities
in various stages of development, including an estimated net saleable/
leasable GFA of completed projects of approximately 336,689 sq.m., an
estimated net saleable/leasable GFA of projects under development of
approximately 114,696 sq.m., an estimated net saleable/leasable GFA
of projects held for future development of approximately 30,494 sq.m.
and an estimated net saleable/leasable GFA of projects contracted to be
acquired or under application for change in land use of approximately
29,534 sq.m., totalling an estimated net saleable/leasable GFA of
approximately 511,413 sq.m., the details of which are as follows:

EEBAHE
JHEREER

Estimated

rEH

FEfh R
Interest
attributable
to the Group

net saleable/
leasable GFA
FAaxK

sg.m. %

Type of project

BIEAR Completed Projects
1 3l Shenzhen RIS L Shenzhen Hidden Valley [E2] Residential 4,015 100.0
2 R Shenzhen  KEIEX — R The Spring Land - Shenzhen % Commerdial 33,454 100.0
3 wN Shenzhen FIKE D Shenzhen Water Flower Garden 7% Commercial 4,992 100.0
4 M Changzhou  HMES#HE Changzhou Fashion Mark EES Commerdial 82,043 100.0
5 R5 Dongguan ~ REHREHEHL Dongguan Landmark [SES Commerdial 20,172 100.0
6 UM Hangzhou — MMHESHES L Hangzhou Landmark [SES Commercial 26,182 100.0
7 A Chengdu KBHEEE Chengdu Fashion Mark [HES Commercial 38,285 100.0
8 i Shanghai LESHHEAR Shanghai Shama Century Park ~ fRE=X2E  Serviced apartments 1,029 70.0
9 Rz Tianjin KEFEH Tianjin Le Lemen City F=/%%¥  Residential/Commercial 25,957 58.0
10 AR Nanjing KEEX - BR The Spring Land - Nanjing [SES Commercial 717 100.0
11 g Shanghai FBEAER Bay Valley Project EE3 Commercial 97,854 70.0
12 B HongKong ~ EANEEREEMWEIEE  Hong Kong Kowloon Tong RE& Campus 574 100.0
Rutland Quadrant Project
13 = Kunming BHELHELE Kunming Dianchi Lakeside EE Commercial 1,415 100.0
Peninsula
Nt Sub-total 336,689
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fEEREHE r&EE
HH AHEEEER PE R
w5 Estimated Interest
Project net saleable/ attributable
no. B Project Type of project leasable GFA to the Group
T K
%
HREEA Projects under Development
14 F Shenzhen  FIIEZEBEAE Shenzhen Topspring GBS Commercial 58,294 100.0
International Mansion
15 3l Shenzhen RIS R AE Shenzhen Jianshang EE Commercial 9,518 100.0
Commercial Building
16 3l Shenzhen  FIIKBELRE Shenzhen Upper Residence = Residential 40,088 100.0
17 B Hong Kong %% 128 WATERLOO Hong Kong 128 WATERLOO £ Residential 6,796 60.0
Nt Sub-total 114,696
BEHARBRNER Projects Held For Future Development
18 SNBSS Sydney, #Je St. Leonards 78 B Sydney, St. Leonards Project £ Residential 30,494 49.0
Australia
BANKTREREE Projects Contracted to be Acquired or under Application for Change in Land Use
RERE L ARNER
19 6 HongKong ~ &ABA+/\#%IEE  Hong Kong Yuen Long Shap Pat (% Residential 20,050 50.0
Heung Road Project
20 B HongKong &BTHAARKIER Hong Kong Yuen Long F=E Residential 2,987 50.0
Tai Tong Road Project
21 EE HongKong  &ETBAEA#MNIEE  Hong Kong Yuen Long Tong Yan#z & #/& Composite N/A N A 100.0
San Tsuen Project development
22 6 HongKong &ELKSEKEER Hong Kong Sheung Shui Ma Sik {££ Residential 6,497 50.0
Road Project
et Sub-total 29,534

@t Total 511,413
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REBH ML FEEFBSROT - Details of land bank in major cities are set out below:

B AEE

AESEEEE

Estimated

net saleable/

B, Region/City leasable GFA

7K

sg.m.

RN EZES (BERR) Shenzhen and surrounding regions (including Dongguan) 170,533

= Shanghai 98,883

P Nanjing 717

F #B Chengdu 38,285

N Hangzhou 26,182

RiE Tianjin 25,957

M Changzhou 82,043

E Kunming 1,415

BB Hong Kong 36,904

SEINETE Sydney, Australia 30,494

E Total 511,413
REBBREBRELR EAMEER The Group intends to continue leveraging its experience in identifying
FEBEARRHRBEENINMEAEIRE land parcels in and/or outside the PRC with investment potential at
BN L WG R A EE R advantageous times and acquiring land reserves which are or will be
EWERmERETEEN TR < bt well connected with transportation and infrastructure developments.
REBBEENTRENR, P EE Moreover, the Group intends to continue acquiring new land parcels or
INFERLCEFENDTEFBERIERE N projects in locations in and/or outside the PRC with vibrant economies
HE W T IBEE - LEREBR and strong growth potential, in particular, the Greater Bay Area (including
e (BEEE RIKRRE) - LB Hong Kong, Shenzhen and Dongguan), Shanghai and Sydney of Australia.

FOBRMAESE o
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G) R—ZE-—FL¥FRHBKRMER (5)
R —FE¥F AEERAREE
WMEBEE G FAIEE A HERE
EEENA67,812F K -

BREB BRI T

3l Shenzhen FYHRBBRAE
3l Shenzhen YIS g Kg

Projects with commencement in the first half of 2021

In the first half of 2021, the Group commenced construction of two
projects with a total estimated net saleable/leasable GFA of approximately
67,812 sq.m..

Details of such projects are set out below:

TR HE
AEERERE

Estimated

net saleable/
Project leasable GFA
Tk

sg.m.

Shenzhen Topspring International Mansion 58,294

Shenzhen Jianshang Commercial Building 9,518

67,812
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FINANCIAL REVIEW

For the six months ended 30 June 2021, the Group’s total revenue and income
from sale of properties were approximately HK$293.8 million and HK$1.3
million, respectively, increased by approximately 15.7% and decreased by
approximately 97.1%, respectively, as compared with the corresponding period
of 2020. The Group recorded a profit attributable to equity shareholders of
the Company of approximately HK$96.6 million as compared with a loss of
approximately HK$211.4 million recorded in the corresponding period of 2020.
For the six months ended 30 June 2021, the Group had a basic earnings per
ordinary share (the “Share(s)”) of HK$0.06, compared with a loss of HK$0.14
in the corresponding period of 2020. Net assets per Share attributable to equity
shareholders of the Company and holders of PCSs were approximately HK$6.7
as at 30 June 2021 and approximately HK$6.6 as at 31 December 2020.

The Board declared the payment of an interim dividend of HK3 cents per Share
attributable to equity shareholders of the Company and the holders of PCSs for
the six months ended 30 June 2021 (for the six months ended 30 June 2020:
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 increased by approximately 15.7% to approximately
HK$293.8 million for the six months ended 30 June 2021 from approximately
HK$254.0 million for the six months ended 30 June 2020. This increase
was primarily due to an increase in the Group’s rental income and property
management and related services income. The Group recognised property
sales of approximately HK$1.3 million, representing approximately 0.4% of the
revenue for the six months ended 30 June 2021. The remaining approximately
99.6% represented rental income, property management and related services
income and income from education related services and products.

Revenue from the Group’s rental income and property management and related
services income increased by approximately 42.3% for the six months ended 30
June 2021 as compared with the corresponding period of 2020 primarily due to
the increase in occupancy rate and rental rate for property leases.
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Direct costs

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

The Group’s direct costs increased to approximately HK$128.6 million for the
six months ended 30 June 2021 from approximately HK$121.7 million for the
six months ended 30 June 2020. Such increase was primarily attributable to an
increase in the revenue of rental income and provision of property management
and related services for the six months ended 30 June 2021.

Gross profit

The Group’s gross profit increased by approximately 24.9% to approximately
HK$165.2 million for the six months ended 30 June 2021 from approximately
HK$132.3 million for the six months ended 30 June 2020. The Group recorded
a gross profit margin of approximately 56.2% for the six months ended 30
June 2021 as compared with approximately 52.1% for the six months ended
30 June 2020. The increase in gross profit margin was primarily driven by
the increase in rental income and property management and related services
income with steady fixed costs.

Other revenue

Other revenue increased by approximately HK$4.5 million, or approximately
6.4%, to approximately HK$75.0 million for the six months ended 30 June
2021 from approximately HK$70.5 million for the six months ended 30 June
2020. The increase was primarily attributable to the increase in bank interest
income.

Other net income

Other net income increased significantly by approximately 1,641.9% to
approximately HK$224.7 million for the six months ended 30 June 2021 from
approximately HK$12.9 million for the six months ended 30 June 2020, mainly
due to the reversal of impairment on recovery of certain impaired receivables
and the gain on disposal of subsidiaries in Hong Kong, which was partly
offset by the provision for diminution in value of inventories as a result of the
resumption of certain land parcels in Yuen Long by the HKSAR Government.
For details, please refer to the announcement of the Company dated 16 August
2021 and Note 5 to the interim financial information.
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Selling and marketing expenses

Selling and marketing expenses increased by approximately 76.5% to
approximately HK$33.0 million for the six months ended 30 June 2021 from
approximately HK$18.7 million for the six months ended 30 June 2020, mainly
due to an increase in promotion and commission expenses paid in view of
the pre-sales derived from Hong Kong 128 WATERLOO and Shenzhen Upper
Residence. The selling and marketing expenses accounted for approximately
2.4% of total pre-sales for the six months ended 30 June 2021 (for the six
months ended 30 June 2020: approximately 55.7%).

Administrative expenses

Administrative expenses increased by approximately 1.0% to approximately
HK$163.9 million for the six months ended 30 June 2021 from approximately
HK$162.3 million for the six months ended 30 June 2020.

Valuation gains/(losses) on investment properties

Valuation gains on investment properties was approximately HK$67.7 million
for the six months ended 30 June 2021 (for the six months ended 30 June
2020: valuation losses of approximately HK$114.5 million), representing
an increase of approximately 159.1%. The increase was mainly due to the
outbreak of COVID-19 pandemic in 2020.

Finance costs

Finance costs decreased by approximately 6.4% to approximately HK$146.6
million for the six months ended 30 June 2021 from approximately HK$156.7
million for the corresponding period of 2020. The decrease was primarily
attributable to the partial repayment of U.S. bond.

Income tax

Income tax credit of approximately HK$19.4 million for the six months ended
30 June 2020 changed to income tax expenses of approximately HK$80.9
million for the six months ended 30 June 2021. The income tax expenses for
the period were the consistent with the increase in profit.
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Non-controlling interests

The loss attributable to non-controlling interests was approximately HK$0.1
million for the six months ended 30 June 2021 as compared with approximately
HK$23.4 million in the corresponding period of 2020. The decrease was
primarily due to a reduction in loss recorded by non wholly-owned subsidiaries
of the Company.

LIQUIDITY, FINANCIAL AND CAPITAL RESOURCES

Cash position

As at 30 June 2021, the carrying amount of the Group’s cash and bank deposits
was approximately HK$4,672.2 million (as at 31 December 2020: approximately
HK$4,699.8 million), representing a decrease of approximately 0.6%.

Borrowings and charges on the Group’s assets

The Group had an aggregate borrowings (including bank and other borrowings,
bonds payable and lease liabilities) as at 30 June 2021 of approximately
HK$10,251.3 million, of which approximately HK$6,549.7 million is repayable
within one year, approximately HK$2,121.4 million is repayable after one year
but within five years and approximately HK$1,580.2 million is repayable after
five years.

As at 30 June 2021, the Group’s bank loans of approximately HK$9,014.3
million (as at 31 December 2020: approximately HK$9,532.0 million) were
secured by certain investment properties, other land and buildings, leasehold
land held for development for sale, properties under development for sale,
completed properties for sale, pledged deposits and rental receivables of the
Group with total carrying values of approximately HK$12,858.2 million (as at
31 December 2020: approximately HK$13,159.5 million) and equity interest in
subsidiaries within the Group and certain shareholders’ loans lent by the Group
to the subsidiaries. As at 30 June 2021, the Group’s bonds payable was secured
by issued share capital of a subsidiary of the Company and receivables owned
by the Company.

The carrying amounts of all the Group’s bank and other borrowings and bonds
payable were denominated in RMB except for certain borrowings with an
aggregate amount of approximately HK$3,910.7 million (as at 31 December
2020: approximately HK$4,028.2 million) and HK$1,181.5 million (as at 31
December 2020: approximately HK$1,178.9 million) as at 30 June 2021 which
were denominated in Hong Kong dollars and US dollars, respectively.
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Cost of borrowings

The Group's annualised average cost of borrowings (calculated by dividing total
interest expenses expensed and capitalised by average borrowings, during the
period) was approximately 6.0% for the six months ended 30 June 2021 (for
the six months ended 30 June 2020: approximately 5.8%).

Net gearing ratio

The net gearing ratio is calculated by dividing the Group’s net borrowings
(aggregate borrowings net of cash and cash equivalents and restricted and
pledged deposits) by the total equity. The Group’s net gearing ratio as at 30
June 2021 and 31 December 2020 was approximately 54.4% and 59.8%,
respectively. The decrease in net gearing ratio was mainly due to the repayment
of bank loans during the six months ended 30 June 2021.

Foreign exchange risk

As at 30 June 2021, the Group had cash balances denominated in RMB of
approximately RMB3,670.5 million (equivalent to approximately HK$4,406.9
million), in US dollars of approximately US$6.9 million (equivalent to
approximately HK$53.9 million) and in Australian dollars of approximately
AUDO.2 million (equivalent to approximately HK$1.3 million).

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

Net assets per Share of the Company as at 30 June 2021 and 31 December
2020 are calculated as follows:
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As at
December
2020
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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 2021 and 31 December 2020.

CONTINGENT LIABILITIES

As at 30 June 2021, save for the guarantees of approximately HK$967.8 million
(as at 31 December 2020: approximately HK$557.9 million) given to financial
institutions for mortgage loan facilities granted to purchasers of the Group’s
properties, the Group had no other material contingent liabilities.

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

On 5 May 2021, (i) Top Spring International (Hong Kong) Company Limited
(a direct wholly-owned subsidiary of the Company) (“TSIHK"), Leading Model
Limited (“Leading Model”) and the Company entered into a sale and purchase
agreement, pursuant to which TSIHK agreed to sell, and Leading Model agreed
to purchase from TSIHK, 50% of the entire issued share capital of Great Billion
Corporation Limited (“Great Billion”) and assign 50% of shareholder’s loan
owed by Great Billion to TSIHK for the consideration of HK$265,008,197; and
(ii) TSIHK, Master Best Limited (“Master Best”) and the Company entered into
another sale and purchase agreement, pursuant to which TSIHK agreed to
sell, and Master Best agreed to purchase from TSIHK, 50% of the entire issued
share capital of Wealth Channel Holdings Limited (“Wealth Channel”) and
assign 50% of shareholder’s loan owed by Wealth Channel to TSIHK for the
consideration of HK$49,965,061.

In the said sale and purchase agreements, the respective parties agreed upon
the key terms of the shareholders’ agreements for each of Great Billion and
Wealth Channel upon completion of the sales and purchases. To cater for the
funding requirements of Great Billion and Wealth Channel for development
of the properties held by Great Billion and Wealth Channel, it was agreed
that financial assistance of not more than HK$1,640 million will be provided
by the Group to Great Billion and Wealth Channel in aggregate mainly in the
form of shareholder’s loan and/or provision of corporate guarantee for external
bank borrowings and in proportion to the Group’s shareholding interests in
Great Billion and Wealth Channel. The said disposals of 50% shareholding
in each of Great Billion and Wealth Channel as well as the possible financial
assistance constituted a discloseable transaction and a major transaction of the
Company under Chapter 14 of the Rules (the “Listing Rules”) Governing the
Listing of Securities on The Stock Exchange of Hong Kong Limited (the “Stock
Exchange”), respectively.

For details, please refer to the announcement of the Company dated 5 May
2021.

Save as disclosed above, the Group did not have any other material acquisition
or disposal of subsidiaries, associates and joint ventures from 1 January 2021
up to the date of this interim report.
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EMPLOYEES AND REMUNERATION POLICY

As at 30 June 2021, the Group employed a total of approximately 881
employees (as at 31 December 2020: approximately 879 employees) in the
mainland China, Hong Kong and Australia, of which, approximately 52 were
under the headquarters team, approximately 147 were under the property
development division and 682 were under the retail operation and property
management division, approximately 2 were under education division.
For the six months ended 30 June 2021, the total staff costs incurred was
approximately HK$112.1 million (for the six months ended 30 June 2020:
approximately HK$92.7 million). The remuneration of the employees was based
on their performance, work experience, skills, knowledge and the prevailing
market wage level. The Group remunerated the employees by means of basic
salaries, cash bonus and equity settled share-based payment.

The Company adopted a post-IPO share option scheme (the “Post-IPO Share
Option Scheme”) on 28 February 2011 for the purpose of recognising and
acknowledging contributions that eligible employees have made or may make
to the Group. The post-IPO share option scheme expired on 27 February 2021.
While no new share option can be granted, all outstanding share options
granted prior to the expiration of the scheme shall continue to be valid and
exercisable in accordance with the rules of the post-IPO share option scheme.
Further details of the Post-IPO Share Option Scheme is stated in the section
“Share Option Schemes” in the Directors’ Report of this interim report.

CHANGES SINCE 31 DECEMBER 2020

There were no other significant changes in the Group’s financial position
or from the information disclosed under the section headed “Management
Discussion and Analysis” in the annual report for the year ended 31 December
2020.
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CORPORATE GOVERNANCE PRACTICES

In the opinion of the Directors, the Company has complied with the code
provisions set out in the Corporate Governance Code contained in Appendix
14 to the Listing Rules (the “CG Code”) during the six months ended 30 June
2021 and, where appropriate, adopted the recommended best practices set out
in the CG Code, except for the following deviation:

Under Code Provision A.2.1 of the CG Code, the roles of the chairman and the
chief executive officer should be separate and should not be performed by the
same individual. During the six months ended 30 June 2021, 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 10 to the
Listing Rules as its code of conduct for securities transactions by the Directors.
After having made specific enquiries with all the Directors, all the Directors
have confirmed that they had complied with the required standards set out in
the Model Code and its code of conduct during the six months ended 30 June
2021.
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CHANGES IN INFORMATION OF DIRECTORS

Pursuant to Rule 13.51B of the Listing Rules, the changes in information of the
Directors since 1 January 2021 up to the despatch date of this interim report is
set out below:

BB

Details of change

RRNA
Mr. YUAN Zhi Wei

MEFL L
Ms. LAM Mei Ka Shirley
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Resigned as an executive Director and representative with effect from 31 May 2021.

BZAARERR B-Z--FRA=T—HREN-
Appointed as an authorized representative with effect from 31 May 2021.

Upon specific enquiry by the Company and based on the confirmations from
the Directors, save as the above, 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 2020 Annual Report.

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 2021. 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 interim report is unaudited and is derived from
the interim financial report for the six months ended 30 June 2021. The interim
financial report is unaudited, but has been reviewed by KPMG, the Company’s
auditor, in accordance with Hong Kong Standard on Review Engagements
2410, Review of interim financial information performed by the independent
auditor of the entity, issued by the Hong Kong Institute of Certified Public
Accountants. A review is substantially less in scope than an audit conducted in
accordance with Hong Kong Standards on Auditing and consequently does not
enable the auditor to obtain assurance that they would become aware of all
significant matters that might be identified in an audit. Accordingly, KPMG did
not express an audit opinion.

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

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

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

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

The Company meets with the investment community and responds to
their inquiries about the status of the Company from time to time, so as to
strengthen the contacts and communication between the Company and its
investors.
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The Directors present the interim financial results for the six months ended 30
June 2021 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 declared the payment of an interim dividend of HK3 cents per
Share attributable to the equity shareholders of the Company and the holders
of perpetual subordinated convertible securities (“PCS(s)”) for the six months
ended 30 June 2021 (for the six months ended 30 June 2020: Nil) to the
shareholders and the holders of PCSs whose names appear on the register
of members or the register of holders of PCSs of the Company on Friday, 8
October 2021.

It is expected that the interim dividend will be payable on Monday, 25 October
2021.

CLOSURE OF REGISTER OF MEMBERS AND
REGISTER OF HOLDERS OF THE PCSs

For the purposes of determining the eligibility of the shareholders to entitle the
interim dividend, the register of members and the register of holders of the
PCSs of the Company will be closed as set out below:
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For determining the entitlement of the shareholders and the holders of PCSs to
the interim dividend: The register of members and the register of holders of the
PCSs of the Company will be closed from Tuesday, 5 October 2021 to Friday,
8 October 2021 (both days inclusive), during which period no transfer of the
Shares and PCSs will be effected. In order to qualify for the interim dividend, (a)
in the case of the Shares, all transfers of Shares accompanied by the relevant
share certificates must be lodged with the Hong Kong Share Registrar at Level
54, Hopewell Centre, 183 Queen’s Road East, Hong Kong by no later than
4:30 p.m. on Monday, 4 October 2021; and (b) in the case of the PCSs, all
transfers of the PCSs accompanied by the relevant certificates of the PCSs must
be lodged with the Company at Rooms 04-08, 26th Floor, Shui On Centre, 6-8
Harbour Road, Wanchai, Hong Kong not later than 4:30 p.m. on Monday, 27
September 2021.

The record date for such purposes is Friday, 8 October 2021.

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 2021.
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Name of Director

BsER

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

REEEER

corporation
LRI A
Settlor of a trust
BEHEEA

Beneficial owner

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

EREAA

Beneficial owner

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

EafEAA

Beneficial owner

Type of interest

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

As at 30 June 2021, the interests and short positions of the Directors and the
chief executives of the Company in the Shares, underlying Shares or debentures
of the Company and its associated corporations (within the meaning of Part XV
of the Securities and Futures Ordinance (the “SFO")) (i) which were required
to be notified to the Company and the Stock Exchange pursuant to Divisions 7
and 8 of Part XV of the SFO (including interests and short positions which they
were taken or deemed to have under such provisions of the SFO); or (i) which
were required, pursuant to section 352 of the SFO to be entered in the register
referred to therein; or (iii) which were required to be notified to the Company
and the Stock Exchange pursuant to the Model Code contained in the Listing
Rules, were as follows:

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

Company
BEXKA BERHK
BEkRG EEBRE AHRRE S HERGEY (HERTRHG
A8 (R) #A (R) %8 (R) Total number MBAE AL
Number of ~ Number of Share Number of of Sharesand  Approximate
Shares held options held PCSs held underlying  percentage of
(Shares) (Shares) (Shares) Shares held issued Shares
(Note 1)
(@+(b)+)
148,500 - - 148,500 517 (1) 0.01
148,500 Shares (L)
417,593,500 - 116,552,800 534,146,300 i 17 (L) 37.81
534,146,300 Shares (L)
5,083,200 1,400,000 - 6,483,200 1% & 17 (L) 0.46
6,483,200 Shares (L)
- 1,420,000 - 1,420,000 f& 17 (L) 0.10
1,420,000 Shares (L)
- 400,000 - 400,000 % & 17 (L) 0.03
400,000 Shares (L)
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Kang Jun Limited ([ Kang Jun|) & L4 2
BEHA REIZHFRAEGRH  EEEH
R A B Kang Jun #575 #) 148,500 AR A% 17
75 # 25 ° Chance Again Limited (“Chance
Again”) B Cheung Yuet (B.V.1.) Limited ([ BVI
Col) & A -BVI CoM BB HITHRA
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B {=%t]) ) B The Cheung Yuet Memorial
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¥ % o F 5T 4 U5 E 55 ¥ A 5,083,200 A% A% 19
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The letter “L"” denotes the Director’s long position in the Shares or underlying
Shares.

Kang Jun Limited (“Kang Jun”) is wholly-owned by Mr WONG. By virtue of the SFO,
Mr WONG is deemed to be interested in 148,500 Shares held by Kang Jun. Chance
Again Limited (“Chance Again”) is wholly-owned by Cheung Yuet (B.V.l.) Limited
(“BVI Co"). The entire issued share capital of BVI Co is wholly-owned by HSBC
International Trustee Limited (“HSBC International Trustee”) as the trustee of The
Cheung Yuet Memorial Trust, a discretionary family trust established by Mr WONG
(the "“WONG's Family Trust”), and the beneficiaries of which include Mr WONG’s
family members. Mr WONG is the settlor and the protector of the WONG’s Family
Trust. By virtue of the SFO, Mr WONG is deemed to be interested in 417,593,500
Shares held by Chance Again and 116,552,800 underlying Shares in relation to the
PCSs held by Chance Again. And Mr WONG beneficially owned 5,083,200 Shares
and 1,400,000 options granted to him by the Company under the Post-IPO Share
Option Scheme (Lot 1). These share options, all of which remained exercisable as
at 30 June 2021, were exercisable at the subscription price of HK$2.264 per Share
during the period from 26 June 2013 to 25 June 2022.

Mr CHENG's long position in the underlying Shares comprises (i) 420,000 options
granted to him by the Company under the Post-IPO Share Option Scheme (Lot
1) and (ii) 1,000,000 options granted to him by the Company under the Post-
IPO Share Option Scheme (Lot 3). These share options, all of which remained
exercisable as at 30 June 2021 were exercisable as to (i) 420,000 share options (Lot
1) at the subscription price of HK$2.264 per Share during the period from 26 June
2013 to 25 June 2022 and (ii) 1,000,000 Share options (Lot 3) at the subscription
price of HK$3.300 per Share during the period from 28 April 2016 to 27 April
2025.

Professor WU's long position in the underlying Shares comprises 400,000 options
by the Company under the Post-IPO Share Option Scheme (Lot 3). The share
options, which remained exercisable as at 30 June 2021, were exercisable as to
400,000 Share options (Lot 3) at the subscription price of HK$3.300 per Share
during the period from 28 April 2016 to 27 April 2025.
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Save as disclosed above, as at 30 June 2021, none of the Directors and the
chief executives of the Company had or was deemed to have any interests or
short positions in the Shares, underlying Shares of the Company or any of its
associated corporations (within the meaning of Part XV of the SFO) which were
required (i) to be notified to the Company and the Stock Exchange pursuant
to Divisions 7 and 8 of Part XV of the SFO (including the interests and short
positions in which they were taken or deemed to have under such provisions
of the SFO), or (i) which were required pursuant to section 352 of the SFO to
be entered in the register referred to therein; or (iii) which were required to be
notified to the Company and the Stock Exchange pursuant to the Model Code.

DIRECTORS’ RIGHTS TO ACQUIRE SHARES OR
DEBENTURES

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

DIRECTORS’ INTERESTS IN A COMPETING BUSINESS

As at 30 June 2021, none of the Directors and his/her respective close
associates (as defined in the Listing Rules) was considered to have interests in
a business which competes or is likely to compete, either directly or indirectly,
with the business of the Group.
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SHARE OPTION SCHEMES

The Company adopted the Post-IPO Share Option Scheme on 28 February 2011
for the purpose of recognizing and acknowledging contributions that eligible
employees have made or may make to the Group. On 26 June 2012, 20 June
2013, 28 April 2015, 8 September 2015, 23 October 2015 and 5 December
2016, the Group granted 15,720,000 share options (Lot 1), 14,000,000 share
options (Lot 2), 82,650,000 share options (Lot 3), 3,000,000 share options
(Lot 4), 10,000,000 share options (Lot 5) and 31,000,000 share options (Lot
6) respectively, under the Post-IPO Share Option Scheme at the exercise prices
of HK$2.264 per Share (adjusted), HK$4.14 per Share, HK$3.3 per Share,
HK$3.65 per Share, HK$3.45 per Share and HK$2.796 per Share respectively,
to certain Directors, senior management and selected employees of the Group.
The post-IPO share option scheme expired on 27 February 2021. While no
new share option can be granted, all outstanding share options granted prior
to the expiration of the scheme shall continue to be valid and exercisable in
accordance with the rules of the post-IPO share option scheme. Subject to
certain restrictions contained in the Post-IPO Share Option Scheme, an option
may be exercised in accordance with the terms of the Post-IPO Share Option
Scheme and the terms of grant thereof at any time during the applicable option
period, which is not more than 10 years from the date of grant of the relevant
share option. All the outstanding share options have been vested and may be
exercised by the grantees prior to the respective expiry dates thereof.

Movement of the outstanding share options under Post-IPO Share Option
Schemes for the six months ended 30 June 2021 is as follows:

i i
—E-—F
AA=TH
As at

30 June

2021

BRH
IR
Share
options
granted

2
Bk
Share
options
exercised

gasH
Bk
Share
options
cancelled

BAK
B
Share
options
lapsed

—A—H
As at
1 January
2021

per Share

BHRLREER  PostIPO

i Lot 1 2.264 3,451,500 - - - 55,500 3,396,000
s Lot2 414 6,716,000 - - - 2,370,000 4,346,000
F=4 Lot 3 33 48,923,000 - - - 16,625,000 32,298,000
Eputkig Lot 4 3.65 420,000 - - - 200,000 220,000
SRt Lot5 3.45 10,000,000 - - - - 10,000,000
Epaeiod Lot6 2.796 22,700,000 - - - 1,700,000 21,000,000
et Total 92,210,500 - - - 20,950,500 71,260,000
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Out of the 3,451,500 outstanding Lot 1 share options as at 1 January 2021,
1,400,000 of which were held by Mr. WONG, 420,000 of which were held
by Mr. CHENG while the remaining 1,631,500 were held by employees of the
Group. During the six months ended 30 June 2021, 55,500 Lot 1 share options
held by employees of the Group lapsed and no Lot 1 share option was granted,
exercised or cancelled. Therefore, as at 30 June 2021, there were 3,396,000
outstanding Lot 1 share options, out of which 1,400,000 were held by Mr.
WONG, 420,000 of which were held by Mr. CHENG while the remaining
1,576,000 were held by employees of the Group.

All 6,716,000 outstanding Lot 2 share options as at 1 January 2021 were
held by employees of the Group. During the six months ended 30 June 2021,
2,370,000 Lot 2 share options all held by employees of the Group lapsed and
no Lot 2 share option was granted, exercised or cancelled. Therefore, as at 30
June 2021, there were 4,346,000 outstanding Lot 2 share options all held by
employees of the Group.

Out of the 48,923,000 outstanding Lot 3 share options as at 1 January 2021,
1,000,000 of which were held by Mr. CHENG, 400,000 of which were held by
Professor WU while the remaining 47,523,000 were held by employees of the
Group. During the six months ended 30 June 2021, 16,625,000 Lot 3 share
options held by employees of the Group lapsed and no Lot 3 share option was
granted, exercised or cancelled. Therefore, as at 30 June 2021, there were
32,298,000 outstanding Lot 3 share options, out of which 1,000,000 were
held by Mr. CHENG, 400,000 of which were held by Professor WU while the
remaining 30,898,000 were held by employees of the Group.

All 420,000 outstanding Lot 4 share options as at 1 January 2021 were held
by employees of the Group. During the six months ended 30 June 2021,
200,000 Lot 4 share options all held by employees of the Group lapsed and
no Lot 4 share option was granted, exercised or cancelled. Therefore, as at 30
June 2021, there were 220,000 outstanding Lot 4 share options all held by
employees of the Group.

All 10,000,000 outstanding Lot 5 share options as at 1 January 2021 were held
by employees of the Group. During the six months ended 30 June 2021, no Lot
5 share option was granted, exercised, cancelled or lapsed. Therefore, as at 30
June 2021, there were 10,000,000 outstanding Lot 5 share options all held by
employees of the Group.

All 22,700,000 outstanding Lot 6 share options as at 1 January 2021 were
held by employees of the Group. During the six months ended 30 June 2021,
1,700,000 Lot 6 share options all held by employees of the Group lapsed and
no Lot 6 share option was granted, exercised or cancelled. Therefore, as at 30
June 2021, there were 21,000,000 outstanding Lot 6 share options all held by
employees of the Group.

Further details of the share award and share option schemes of the Company
are set out in note 18 to the unaudited interim financial report.

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.
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FERERARAT( SUBSTANTIAL SHAREHOLDERS' INTERESTS AND
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T )

E) B 17 & 18 B8 A% 19 ¢ SHORT POSITIONS IN SHARES AND UNDERLYING
-} SHARES OF THE COMPANY (AND ITS ASSOCIATED

CORPORATIONS)

RZZE=Z—FXA=+H BARARMEMESE  Asat 30 June 2021, so far as is known to any Directors or chief executive of
HEBITHAENME L TAL(KRQARAZE  the Company, the following persons (other than Director(s) or chief executive(s)
EREBTHAERIN RIRMD LALLM A of the Company) had interests or short positions in the Shares and underlying
BAERBNARRRIEBES LB EEMIE336  Shares as recorded in the register required to be kept by the Company pursuant
BEETHFEMNELMAAREESRBEEEN  to section 336 of the SFO or which would fall to be disclosed to the Company
EXVHFE2REIDEIEX WA RBHERE  under the provisions of Divisions 2 and 3 of Part XV of the SFO:

BIKE

REBRE FEKA FERGAR

BERSG 2B (R MRRES HERG AR HEBTRE

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

Number of Share Number of of Shares and Approximate

L) Shares held options held PCSs held underlying percentage of

Capacity (Shares) (Shares) (Shares) Shares held issued Shares
(FF=E1)
(Note 1)
(@+b)+(c+(d)
A& Shares (L)

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

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

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

pREt((Bxt]) (ME2k3) B 422,825,200 1,400,000 116,552,800 540,778,000 % 38.28%
Ms LIU Choi Lin (“Ms LIU") (Notes 2 & 3) Interest of spouse B 15 (L)
540,778,000

Shares (L)
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FEARREBRAA(HED
GED)

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

ZHERKEREBER AR
(IEERRER]) (FT4)
Yunnan Health & Cultural Tourism
Holding Group Co., Ltd.

("YHCT") (Note 4)

Crown Investments Limited
(TCrown Investments ) (Fif5£5)
Crown Investments Limited

(“Crown Investments”) (Note 5)

Metro Holdings Limited ([ Metro])
(KizE5)

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

ONG Jenn %4 (MizE6)
Mr ONG Jenn (Note 6)

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

L
Capacity

EEBAA

Beneficial owner

R EEs
Interest in a controlled
corporation

R E#s
Interest in a controlled
corporation

R EEs
Interest in a controlled
corporation

RimEERR
Interest in a controlled

corporation

RimEERER
Interest in a controlled

corporation

ERBAA

Beneficial owner

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

400,959,840

400,959,840

227,970,810

228,390,110

228,390,110

228,390,110

2,000,000

TOP SPRING INTERNATIONAL HOLDINGS LIMITED
INTERIM REPORT 2021

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

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

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

% Shares (L)

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

400,959,840 fx
FBLn (L)
400,959,840
Shares (L)

227,970,810 /1%
FBLtn (L)
227,970,810
Shares (L)

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

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

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

2,000,000 i
A7 (1)
2,000,000
Shares (L)

a1

HERTRH
AR

Approximate

percentage of

issued Shares

28.38%

28.38%

16.14%

16.17%

16.17%

16.17%

0.14%
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st -

(1 TLUEABALRAR BB RAABKRO TR -

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

B) BEEIRERLEWEMR REBEEHFKAEGK
BRTHARRELERERANMA RN RAE
AR AR

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

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

(6) Metrof) RRIEMAEE (FEE R LM A AOng
Jenn %t 4} Ong Sek Hian %t 4 » 1% % % Metro &)
BEEREaRRREAESA H£4R35398% -
R IEZFSHREEEG - ONG Jenn st & # 18 AR
% Bl #8 Crown Investments }2 Meren Pte Ltd45 &
#9227,970,810 1% A% 15 5. 419,300 R i& 15 F #E A
7 %5 © ONG Sek Hian 5t &£ #13 A 7 9 B Crown
Investments & Meren Pte Ltd 5 A #9227,970,810 %
& (5 419,300 % P& 15 & #E & # &= LSk - ONG
Sek Hian 5t 4 & % % A 2,000,000 A% A& 17

BEXHIREEIN RZZT_—FA=1+H"
BEEIMAL (EEHERARTETHRALR
SN FEAR R R B dn RAE BE Ak i R AL ERIA AR
REREESFMPRRIIEIBHERAETATHF
ENERMIARERZ M BRI EXVEE2
K353 BRAG ST /R T AR A =) 2 Bk 22 P 4% B O A ]
AR -

i ATHBEHARETLERAHUBFEAEEL
ERE-E ETEREEE— WA RHY
e U S DU

* EHEE

Notes:

(N

(2)

4

(6)

Save
or ch
the S
requi

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,
YMCI is deemed to be interested in all the Shares and the underlying Shares held by
Caiyun.

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

Metro’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 227,970,810 Shares and 419,300 Shares held by Crown Investments and Meren
Pte Ltd, respectively. Mr ONG Sek Hian is deemed to be interested in the 227,970,810
Shares and 419,300 Shares held by Crown Investments and Meren Pte Ltd, respectively. In
addition, Mr ONG Sek Hian beneficially owned 2,000,000 Shares.

as disclosed above, as at 30 June 2021, no person (other than a Director
ief executive(s) of the Company) had any interests or short positions in
hares and underlying Shares of the Company as recorded in the register
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 interim report have been
subject to rounding adjustments. Accordingly, figures shown as total sums in certain
tables may not be an arithmetic aggregation of figures preceding them.

*  For identification purposes only
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS

BE_ZT-—FRA=THEREA-REEZCAUETIIT)
For the six months ended 30 June 2021 — unaudited (Expressed in Hong Kong dollars)

BZEANA=1+HLKEA
Six months ended 30 June

—EB-—F ZECTF
2021 2020
T Tt
$'000 $'000
A Revenue B 293,806 254,026
BEAAR Direct costs (128,605) (121,697)
EF Gross profit 165,201 132,329
A ENHE Valuation gains/(losses) on investment
Wz (B 8) properties 9 67,729 (114,497)
E g A Other revenue 4 75,008 70,492
H AUz 558 Other net income 5 224,655 12,936
HEREHMAY Selling and marketing expenses (32,995) (18,658)
TERFAX Administrative expenses (163,945) (162,315)
B 5N b e RIEH Impairment loss on trade and other
BB E 18 receivables (7.385) (10,006)
REEBELN Profit/(loss) from operations
2R, (&8) 328,268 (89,719)
L= @N Finance costs 6(a) (146,635) (156,659)
JE(G B & AR ET 18 Share of losses of associates (981) (1,012)
BIEEE¥EE Share of losses of joint ventures (3,238) (6,767)
BRERIER, (FE) Profit/(loss) before taxation 6 177,414 (254,157)
R i) 1% Income tax (charge)/credit 7 (80,854) 19,384
HMRRBF,(EE) Profit/(loss) for the period 96,560 (234,773)
TN AL Attributable to:
AANTIRERS AR B R AT Rk 4 Equity shareholders of the Company and
Sk AR R[5k AR[#  holders of bonus perpetual subordinated
KESDFEBA convertible securities ("PCSs”) 96,647 (211,393)
FEFE AR 2 Non-controlling interests (87) (23,380)
HMRBF,(EHE) Profit/(loss) for the period 96,560 (234,773)
SRERF,(BE) (BL)  Earnings/(loss) per share (HKS$) 8
HAR Basic 0.06 (0.14)
e Diluted 0.06 (0.14)
E52BEZ79E MM FAKARPHEBIME —  The notes on pages 52 to 79 form part of this interim financial report. Details

D o ENARRARERRRMKAAEMES  of dividends payable to equity shareholders of the Company and holders of
A AREHFEHNMEE18() PCSs are set out in Note 18(a).
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS AND OTHER COMPREHENSIVE INCOME

BE_T-—FRA=THEREA-REEZCAVETIIT)
For the six months ended 30 June 2021 — unaudited (Expressed in Hong Kong dollars)

BZANA=1+HIEAEA
Six months ended 30 June

—E-—F ZEZTF
2021 2020
T T
$'000 $'000
HMREF,(&HE) Profit/(loss) for the period 96,560 (234,773)
B HE M2 E KR (BRER Other comprehensive income for the
EFRSERAER) period (after tax and reclassification
adjustments):
A& A GEE DI E B Items that may be reclassified subsequently to
HIEE - profit or loss:

— BEEINBARIMBIKIRE - Exchange differences on translation of

e A M 3 Z R financial statements of foreign
subsidiaries 131,798 (192,796)
— BEBE AR REEREN — Share of other comprehensive income of
Hib 2 EWES associates and joint ventures (7,653) (9,353)
____________________________________________________________________________________________ 124145 ~ (202.149)
HAZEKWREARE Total comprehensive income for the period 220,705 (436,922)
R AL BEAL Attributable to:
AT HE R AR R MoK AT AR Equity shareholders of the Company and
EFFHAA holders of PCSs 228,359 (410,821)
JEFE RIS Non-controlling interests (7,654) (26,101)
HAZEKZEALE Total comprehensive income for the period 220,705 (436,922)
F52BET79E MM AR AT EB SRS —  The notes on pages 52 to 79 form part of this interim financial report.
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e BRI R
CONSOLIDATED STATEMENT OF FINANCIAL POSITION

RZZZ—FNA=+HB—REEZCBTIIR)
At 30 June 2021 - unaudited (Expressed in Hong Kong dollars)

TFHE

=

~A=tB  +=A=t—H

At 30 June At 31 December

pLpA | 2020
T Tt
$'000 $'000
ERBEE Non-current assets

wEYE Investment properties 9 7,633,604 7,238,615
HEE - BE & E Other property, plant and equipment 9 190,071 199,281
7,823,675 7,437,896
mEEE Intangible assets 3,769 3,769
[EES Goodwill 40,736 40,736
B N B A RE A Interest in associates 6,096 7,072
REERERER Interest in joint ventures 10 555,743 423,328

WARBEAEL ([H22 Financial assets measured at fair value

AEEFABZDER  through profit or loss (“FVPL")

BE 1 1,459,151 1,488,143
e R I8 Other receivables 253,516 231,761
BRI E E Deferred tax assets 73,146 85,540

10,215,832 9,718,245
REEE Current assets
GFEREAME DA Inventories and other contract costs 12 10,528,120 10,884,496
H 5 & H M R IE Trade and other receivables 13 2,204,615 1,654,142
RS HIE Prepaid tax 72,779 38,846
BANEES AIBE ([HE2A  Financial assets measured at fair value

AEEFABZD LR through profit or loss (“FVPL")

BE 1 141,018 115,657
PR &I & B IR ER Restricted and pledged deposits 14 2,700,872 3,046,639
ReRREFEIEE Cash and cash equivalents 1,971,284 1,653,196

17,618,688 17,392,976
SHEABIELHERN Investment properties classified as held for
TEMHE sale 45,493 70,657

17,664,181 17,463,633



REEREBERAR
46 e

llV-\é/E\ji%;Iﬁ)‘R%
CONSOLIDATED STATEMENT OF FINANCIAL POSITION

RZZZ—FNA=+HB—REEZCABTIIR)
At 30 June 2021 - unaudited (Expressed in Hong Kong dollars)

R=ZB=—F
~NAB=+H
At 30 June At 31 December
2021 2020
T T
$'000 $'000
REBEE Current liabilities
B 5 NEMENFKIE Trade and other payables 15 4,124,183 4,004,074
BHAEE Contract liabilities 1,647,077 726,231
RITERREMES Bank loans and other borrowings 16 6,283,119 5,966,708
HEBRE Lease liabilities 15,333 21,971
FET R IE Tax payable 208,000 168,259
&S Bonds payable 17 251,222 248,552
________________________________________________________________ 12,528,934 11,135,795
ADREREB  Netcumentassets ... 5135247 632788
HWEERRBERE Total assets less current liabilities 15,351,079 16,046,083
kREBEE Non-current liabilities
RITERREMEE Bank loans and other borrowings 16 3,662,717 4,495,656
HEBRE Lease liabilities 38,931 40,684
BEEFIEAE Deferred tax liabilities 1,396,734 1,355,501
________________________________________________________________ 5,098,382 5,891,841
EEFRE NET ASSETS 10,252,697 10,154,242
R AR # CAPITAL AND RESERVES
[ @N Share capital 18(a) 141,273 141,273
Gk Reserves 10,041,148 9,933,656
AATEERRR Total equity attributable to equity
KATMBBRESFFTEA shareholders of the Company and
EBiEERERE holders of PCSs 10,182,421 10,074,929
FEBRER Non-controlling interests 70,276 79,313
ERBE TOTAL EQUITY 10,252,697 10,154,242
FE2BEE7IEMM AKX AFEIBEIRSE —  The notes on pages 52 to 79 form part of this interim financial report.
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AeEREE R
CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

BE_ZT-—FRA=THEREA-REEZCAUETIIT)
For the six months ended 30 June 2021 — unaudited (Expressed in Hong Kong dollars)

Atrbutable to equity shareholders

ANRh  ERER EbfR  RERN
Reserve
arising from
Share Share  issuance Capital~ Bxchange  statutory Other  Refained controling
apta  pemim - ofACSs fesene e IESeNeS Tesene profts nterests
i i r fr 1 i i i T i
§1000 §000 §000 §000 §000 §000 §000 §000
W-B-SE-F-AMEH  Balanceat 1January 2020 W3 199,15 185 7830 (1044084 486403 (3279 8061748 9684241 15593 9840173
BEEZZERAZTAL  Changes in equity for the six months
~EANEREE: ended 30 June 2020
iy Loss for the perod - - - - - - SN N3 30 (477
E2Eha Qther comprehens’ve income = - - - (199.428) - - - (1948 Q1) (0149
2EhREE Totel comprehensive income - - - - (19408) - - M) @od) (el (#36922)
HERHENRE Dividends approved in respect of the
Drevious year 180 - - - - - - - (30586 (30,586) - (30,586
heiUEl Divcends pad to @ non-conroling
interest - - - - - - - - - (7.034) (7.034)

RZBZBERR=TRNAR Balance at 30 June 2020 W23 192155 1S 7830 (143512) 486423 B9 7819769 9240834 12797 9365631
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CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

BE_T-—FRA=THEREA-REEZCAVETIIT)
For the six months ended 30 June 2021 — unaudited (Expressed in Hong Kong dollars)

b EE ELMER EARE  EXER E ARk

Reserve
afising from
Share Share  issuance  Capitl  Exchange  statutory Other controling
cptal  premum  ofPCSs Tesenve TeSeIe  TBSeIVeS Tesenve ‘ Interests
it i i i i r n n T 7 i
Note §1000 §1000 §1000 §1000 §1000 §1000 §1000 §1000
WoEZSELA-RANER  Balanceat 1 July 200 W3 199,055 18 78310 (1243510 4864 B279) 7819769 9240834 122797 9365631
BZCEZZEFCR=1-A Changesin equity for the six months
LrBEARRES: ended 31 December 2020;
i Lossfor the perod - - - - - - - MBS (18 8 (132763
ks Other comprehensie income - - - - 9BY%0 - - - OB%0 17414 913m
cAkGaE Total comprehense income - - - - 90390 - - (M8 8095 (3484 786N
BRABRERZBRA  Share options and awarded shares
forfeted - - - (9279 - - - 9275 - - -
ERERALTERE Transfer to PRC statutory resenves - - - - i )] - - -

AZBZBE1ZB=t-F  Balanceat 31 December 2020
i3 1412713 1,952,155 11,655 69075 (339550 488734 (3219 7754868 10,074929 79313 10,154,242
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CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

BE_ZT-—FRA=THEREA-REEZCAUETIIT)
For the six months ended 30 June 2021 — unaudited (Expressed in Hong Kong dollars)

49

KAERERARE
Attributable to equity shareholders of the Company
BTKA
TRRES Mg
REEE Eihif EARE ENRRE  GRRE RERA £ foRER
Reserve
arising
from PRC Non-
Share Share issuance  Capital  Exchange statutory Other  Retained controlling Total
capital  premium  ofPCSs  reserve  reseve  reseves  reseve  profits Total interests  equity
n n tn n i r r n n n n
§1000 §000 §1000 §/000 §/000 §/000 §1000 §000 §1000 §1000 §1000
WoBZ-E-R-RNES  Balanceat 1 January 2021 M3 195215 11,655 09075 (339550 488734 (3.279) 7,754,868 10,074,929 79313 10,154,242
BEZZ--ERAZTAL  Changes in equity for the six months
~EANERED: ended 30 Jun 2021;
BhEf Profit for the perod - - - - - - - %E 966w ) %560
E2EhE Other comprehensie income - - - - Bm - - - BT (156]) 124045
2AkEEE Totel comprehensive income = - = - B = - 6N 839 (1654 220705
R RERWERBAT  Acquistions of addiional inerests n
BiiER subsciaris from non-contraling
interests - - - - - - (59,6%) - (596%)  (1383) (61,079
LERHENRE Dividends approved inrespect of the
N L T o o T T T = Wy By = G
WZBZ-ERAZTRNES Balanceat 30 June 2021 1423 195215 11,655 69075  (207860) 488734 (62975) 7,790,344 10,182,421 70276 10,252,697
FE2BEE79BE MM AKX AR B EIHRE —  The notes on pages 52 to 79 form part of this interim financial report.
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BRGEHETRER
CONDENSED CONSOLIDATED CASH FLOW STATEMENT

BE_T-—FRA=THEREA-REEZCAVETIIT)
For the six months ended 30 June 2021 — unaudited (Expressed in Hong Kong dollars)

BZEANA=1+HILAEA
Six months ended 30 June

e B
2021 2020
Frx Tt
$'000 $'000
R Operating activities
REESITES, (FTEMA)IRE  Cash generated from/(used in) operations 536,517 (365,999)
Bt IR PRC tax paid (42,694) (407,358)
REXEFMELE (FTBA) Net cash generated from/(used in) operating
ReFH activities 493,823 (773,357)
RETE Investing activities
HEEMSREERNMERIA Proceeds from disposal of other financial assets 241,021 175,130
BEHMERMEENMNR Payment for purchase of other financial assets (241,067) (157,108)
ASEPEREMNER Loans to joint ventures = (6,545)
B U F & Interest received 68,483 13,434
o Y B A B 2 FTiS 5RIE Proceeds from disposal of subsidiaries 131,440 =

RBEFEHEMEREEUFIEZ Proceeds from other receivables impaired in prior
Fris s E (B WEVERE R E U A)  year with the related compensation income
received 191,847 -
KETHMBAHEMASRE Other cash flows used in investing activities (2,989) (5,605)

RETEFMELEESFE Net cash generated from investing activities 388,735 19,306
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EHREEERER
CONDENSED CONSOLIDATED CASH FLOW STATEMENT

BE_ZT-—FRA=THEREA-REEZCAUETIIT)
For the six months ended 30 June 2021 — unaudited (Expressed in Hong Kong dollars)

BZEANA=1+HLKEA
Six months ended 30 June

—E——5F

2021
Fr
$'000

—E-TF

2020
T
$:000

MEEE Financing activities
BRI ER N EMIEEFTS5E Proceeds from new bank loans and other
borrowings 2,314,371 1,347,986
EERTERREMEER Repayment of bank loans and other borrowings (2,891,571) (731,506)
BENAFEREMEERR Interest and other borrowing costs paid (248,491) (320,526)
BEBRETORLD (3G ) Decrease/(increase) in pledged deposits 373,814 (184,716)
E1¢$ﬂ@2§$%ﬁ’ﬁ Capital element of lease rentals paid (15,796) (18,040)
EfRHEEZHE Interest element of lease rentals paid (1,718) (2,045)
BERARRAER HX?H Dividends paid to equity shareholders
of the Company (61,171) (30,586)
[1) 3 122 AR A R A B R 2 15 K Payment for acquisition of interest from
non-controlling shareholder (48,647) -
BT IR i = Dividends paid to a non-controlling interest - (7,034)
M FEPE R A 2 IR X Repayment to a non-controlling interest - (39,167)
BMETE (FFBA)FREE Net cash (used in)/generated from financing
_ BRe®®  activites ~ (579,209) 14,366
HERBESEHEBEEEM (L) Netincrease/(decrease) in cash and cash
=20 equivalents 303,349 (739,685)
R—B—BHWERERESLEMEER Cash and cash equivalents at 1 January 1,653,196 2,115,129
ExgsnNssg Effect of foreign exchange rate changes 14,739 (29,173)
RAA=+HHWEERERS Cash and cash equivalents at 30 June
ZEEAE 1,971,284 1,346,271

2 9

4 e

ES2 B 279 B MM R 4R A HRBA IS SR s —

The notes on pages 52 to 79 form part of this interim financial report.
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NOTES TO THE UNAUDITED INTERIM FINANCIAL REPORT

(RSB HEEASN » LABTTEIR)

(Expressed in Hong Kong dollars unless otherwise indicated)

ARAMPBEREDIRBREBBARXZMN
BRARIEZ LR Z BRI
BAREAREEGAMAE ((FEGM
g EHRNETAEHEN ([HEES
Q) EIARA Y HFH G RmEL - EN
R —FNA=THERERE-

THMBREDNRE S _SFFEHN
BHREAMRANERSTBRER
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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 30 August 2021.

The interim financial report has been prepared in accordance with
the same accounting policies adopted in the 2020 annual financial
statements, except for the accounting policy changes that are expected
to be reflected in the 2021 annual financial statements. Details of any
changes in accounting policies are set out in Note 2.

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

This interim financial report contains condensed consolidated financial
statements and selected explanatory notes. The notes include an
explanation of events and transactions that are significant to an
understanding of the changes in financial position and performance
of Top Spring International Holdings Limited (“the Company”) and its
subsidiaries (collectively referred to as “the Group”) since the 2020
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 page 80.
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CHANGES IN ACCOUNTING POLICIES

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

. Amendments to HKFRS 16, Covid-19-related rent concessions
beyond 30 June 2021

° Amendments to HKFRS 9, HKAS 39, HKFRS 7, HKFRS 4 and HKFRS
16, Interest Rate Benchmark Reform — phase 2

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.

REVENUE AND SEGMENT REPORTING

The Group manages its businesses by divisions, which are organised by a
mixture of both business lines (products and services) and geography. In a
manner consistent with the way in which information is reported internally
to the Group’s most senior executive management for the purposes of
resource allocation and performance assessment, the Group has identified
four reportable segments. No operating segments have been aggregated
to form the following reportable segments.
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3 WARDHEHRE =) 3 REVENUE AND SEGMENT REPORTING (Continued)
(@) 2EWA (a) Disaggregation of revenue
REZERIRS R RE P HIE Disaggregation of revenue from contracts with customers by major
NEBIDHWEFAELHWALT : products or service lines and geographical location of customers is as
follows:

BEAA=1THLAMEA
Six months ended 30 June
==E=—F —E-TF

2021 2020
Fr Sir
$'000 $'000

REBUEHREEBE 159  Revenue from contracts with
HETHEFAHWA customers within
the scope of HKFRS 15

—HEYWE — Sales of properties 1,263 44,140
—MEERRABRBUKA - Property management and related
services income 133,139 93,970

—# B R RIS WA — Education related services income 13,962 14,155
148,364 152,265

H At 3R KA Revenue from other sources

Ha A Rental income 145,442 101,761
293,806 254,026

RMBUE S ENEP Disaggregated by geographical location of

customers

—HR B R fE — Mainland China 275,847 235,857

—BH — Hong Kong 17,959 18,169
293,806 254,026

BoHESHNELE LKA REAM Disaggregation of revenue from contracts with customers and

R AR 5 3(b) IR EE o revenue from other sources by divisions is disclosed in Note 3(b).
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3 WARDHEHRE =) 3 REVENUE AND SEGMENT REPORTING (Continued)
(b) B EEREBER (b) Information about profit or loss, assets and liabilities
BHA - RBRHEFAEESSETHRE Disaggregation of revenue from contracts with customers, revenue
BABUHETEIRD B R D from other sources as well as information regarding the Group’s
HRENBEFADBRADE  Hib reportable segments as provided to the Group’s most senior
FOIRIRA K B B AN S B3R5 9 3 /9 executive management for the purposes of resource allocation and
EREHRTX ° assessment of segment performance for the period is set out below.

VELE VES NEERRERER HERBRE
Property management Education
Property development i and related services related services

=t i EOZE--E £ ZE--F -
01 01 01 01
r T r ] i I i
§/000 §/000 §1000 ! §1000

EEAA=TAIEAEE  Forthesimontts ended 30 Jine

RANFEFNHA Revenue from extenal customers 1,263 4140 145,402 101,761 133,139 %3970 13962 14,155 293,806 254,006

ABERA Inter-seqment revenue = = 20,931 2,18 2,91 18853 - - 1389 41,635
EIUA Reportable segment revenue 1,263 W0 166313 1453 156100 112813 13962 14155 168 295660
BEA5(58) /BA  Reportable segment (loss)fprofit
(EHZEBITDA) (adjusted EBITDA) (62,824) (48,447) 110,005 13715 1,061 6,546 (2,19) (2.484) 45,446 27,99
FETHERA Interest income from bank deposits 39,405 18,255 29 283 9 510 - - 40,430 19,048
Efpf2MA Other interestincome 19,669 28939 - - - - 3 5 19,669 2899
HERE Inerest expenses (d0860)  (1479%) (5T (B4 - (37 - (8) (14663 (156659
BRAERES Depreciaton and amortisation for
the period (12,594) (14594) (2012) (2079 (13) (506) (505) (349 (15,834) (17527)
ZIREMERGUE  mpaiment loss on rade and other
BEER fecevabls (15%) @33 Qa0 B0 M) RI0Y (10) - (13 (1000g)
RENZMEERE/  Valuation gaing/losss) on investment
(BE) propertes - - (11449)) - - - - (11449
FAh=t8/ As at 30 Junel31 December
F2A=14
REMIEE Reportable segment assets 18540580 18286464 7568330 7211424 497359 494,397 13239 145,184 26,738,659 26,137,469
REMDER Reportable segment liabilities 14360678 13812341 1113074 1090473 299,539 293281 41199 53283 15814490 15249379
HEDERFAMBHGTEFERIKE The measure used for reporting segment profit is “adjusted EBITDA" i.e.
FHEEBITDA | - BN [#0 R FI & - i “adjusted earnings before interest, taxes, depreciation and amortisation”,
B ERBHEASCHAREN] - A where “depreciation and amortisation” is regarded as including
FITEREE I WG EEBTEIER impairment losses on non-current assets. To arrive at “adjusted EBITDA”,
HEEMNRMEER - EitE KRR the Group’s earnings are further adjusted for items which are non-
EBITDAJ B » ANEE 0 & & L IE recurring or not specifically attributed to individual segments, such as
ok W AR R B AN E B o F A share of profits less losses of associates and joint ventures, other revenue
HE (flno b E AR e &3 and net income, valuation gains/(losses) on investment properties,
AT EE - MR A RKEFRE impairment loss on trade and other receivables and other head office or
HEWENGHEKS(BE) - & corporate expenses.

55 e o 8 M 9 A T
oS B PR — 3 -
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3 WARDIBHE 5 3 REVENUE AND SEGMENT REPORTING (Continued)

() BMESTHUAREBRZNWHE (c) Reconciliations of reportable segment revenue and
profit or loss

BEAA=THILAEA

Six months ended 30 June

—B-—F —E-TF
2021 2020
Fix T
$'000 $'000
LON Revenue
WwE D EUA Reportable segment revenue 337,698 295,661
73 B A 8 Elimination of inter-segment revenue (43,892) (41,635)
BREWA Consolidated revenue 293,806 254,026
B Profit or loss
REREEINAZTFH Reportable segment profit derived from
WwED AT Group’s external customers 45,446 27,990
FEAGH N B 18 Share of losses of associates (981) (1,012)
e eghEER Share of losses of joint ventures (3,238) (6,767)
E AU A R Bk 558 Other revenue and net income 299,663 83,428
B 5N H A WG IEREETHE  Impairment loss on trade and other
receivables (7,385) (10,006)
e R#E Depreciation and amortisation (17,268) (20,191)
AR Finance costs (146,635) (156,659)
REMEMEEWZE, (E58) Valuation gains/(losses) on investment
properties 67,729 (114,497)
ROTABIBREFEME Unallocated head office and corporate
expenses (59,917) (56,443)
HAEBRBKAIAER, (EE) Consolidated profit/(loss) before taxation 177,414 (254,157)
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4 Hby A 4 OTHER REVENUE

BZEANA=1+HIEAEA
Six months ended 30 June

—E-—F —ET-THF
2021 2020
5 Fr
$'000 $'000
RITHEWA Bank interest income 40,462 19,471
H A S WA Other interest income 19,669 28,939
REHEKATENESREE Interest income on financial assets
FEWA measured at amortised cost 60,131 48,410
FEUR = B BR A WA Service income from carparks 12,733 12,183
H b R 7S WA Other service income = 1,577
Hhy (P 3E) Others (Note) 2,144 8,322
75,008 70,492
Mzt BE_ZT_TFEA=ZTHIEANEA - Note: During the six months ended 30 June 2020, others mainly represent the
FEREAEBERBNBAHE  TE8HE government grants received by the Group which are mainly related to subsidies
T B /B A BBt Covid- 19 B EERFAR % B 8 for staff retention, interest in bank loans, operation supporting of industrial capital
T SRITEXRFLE EXEREDLEIR headquarters and compensation for salaries paid to employees received by certain
REREEFCMENMHIERA - subsidiaries related to Covid-19 pandemic.
3¢ 5g
5 Hfttlhz= F8E 5 OTHER NET INCOME

BZEANA=1+HIEAEA
Six months ended 30 June

—E-—F —ETF
2021 2020
Frx T
$'000 $'000
ZARBEFABENSEEEZLD Fair value gain on financial assets measured
REENRE at FVPL 35,056 8,117
o B B A Rl A Gain on disposal of subsidiaries
—EIERRAR([HIK]) ® — Great Billion Corporation Limited
ZEREEARAR ([EEE]) (" Great Billion”) and
(B EEG)) Wealth Channel Holdings Limited
("Wealth Channel”) (Note (i)) 146,575 -
— E A B B A &) (B =E (i) — other subsidiaries (Note (ii)) 62,763
2 RAT IR ERTRT 2 L AT AR Gain on remeasurement of previously held
IEPNGIE & EI0)) subsidiaries upon loss of control (Note (i) 108,834 =
FEBRERME (M) Provision for diminution in value of
inventories (Note (iii)) (314,079) -
H b e U 2108 A M AR RE BE (B UR AR Reversal of impairment on other receivables
B B (T 5E (iv) with the related compensation income
(Note (iv)) 191,847 -
&5 (B5i8) Wk %5 Net exchange (loss)/gain (6,341) 4,879
Hh Others - (60)

224,655 12,936
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5 HaWZFIZRE®

i

(i) BE-ZT-—FXA=1THLEAEA &K
SERNEEERARARNEZENBE AR
Leading Model Limited } Master Best Limited
HEHERKKRER (REERFENES
TN —EAWEBREEREE) &8 250%#
%5 0 #1R{8 184,076,000 7T ° Mm%
FIRRBHRAORERDE50%  KAEE
ERaEt¥ Al BREEWREFHE
146,575,000 B T R BF Gt B RB & S B
FITEE 4 B9 I &% 108,834,000 A5 7T

iy #HEZFE=Z—FNA=tHLAEAR KL
M)At e HE RIEIN - REEREME=
FHEERFEETVENE THERA
#) % F6100% # 7 48 X B /3 104,043,000
T BAREE & B 55 62,763,000 7T ©

(il MZT=Z—FtH HEFEBTEMABA -
eI AREEFEAHITAE TR - EEEL
SRESFERNEHRANHEERMGB
ZEHMO A BB FE - WX SRR
k{8 B 15 314,079,0008 T (BHE T =%
FRA=THIEAMEA  8) -

vy AEERLEEETHEARMNE FEEK
HERBEHEAREFR RBEFE B8
BRAERGEESETIAAEKE @ Wt
B 119,904,000 T - HHE-T = —F
NAZTALENEA - EBRHRER ATER
AEBINAGEERBEREBENSAEHEA
IR ¥ 160,000,000 7T (48 & 7 191,847,000 %
TL) c A EREATUEE AR B E
RAH MU FE -

5 OTHER NET INCOME (Continued)

Notes:

@

(ii)

(iii)

(iv)

During the six months ended 30 June 2021, the Group disposed its 50% interest
in each of Great Billion and Wealth Channel, which together hold a property
development project in Yuen Long, Hong Kong to Leading Model Limited and
Master Best Limited, wholly-owned subsidiaries of Kerry Properties Limited, at a
total consideration of HK$184,076,000. Upon the completion, the equity interest
of Great Billion and Wealth Channel was reduced to 50% and they became the
joint ventures of the Group. The net gain on disposal of HK$146,575,000 and gain
on remeasurement on retained joint ventures of HK$108,834,000 are recognised
accordingly.

During the six months ended 30 June 2021, apart from the disposal mentioned
in (i) above, the Group disposed its entire 100% interest in certain subsidiaries
which hold certain properties to other third parties at a total consideration of
HK$104,043,000, resulting a gain on disposals of HK$62,763,000 during the
period.

In July 2021, the HKSAR government issued a notice for the resumption of certain
land parcels in Yuen Long held by the Group. Management estimated the net
realisable value of these land parcels by reference to the compensation rates that
are expected to be applied by the HKSAR government and recognised a provision
for diminution in value of HK$314,079,000 for the land parcels (six months ended
30 June 2020: Nil).

The Group initiated a proceeding against a debtor for a disputed receivable in
respect of disposals of certain subsidiaries. In prior year, management considered
the unsettled amount was unlikely recoverable and provision for impairment of
HK$119,904,000 was made. During the six months ended 30 June 2021, the court
judged that the debtor should pay the unsettled amount to the Group with related
interest totally RMB160,000,000 (equivalent to HK$191,847,000). The amount was
settled during the period and recognised as other net income in profit or loss.
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6 FRBIATER(EE) 6 PROFIT/(LOSS) BEFORE TAXATION
BB AT AR, (1) RNk (G A) B Profit/(loss) before taxation is arrived at after charging/(crediting):

TRIARIIK

BZEAA=THLEAEA
Six months ended 30 June

—E-—F —E-THF
2021 2020
P T
$'000 $'000
(a) A& R A (a) Finance costs
RITERREMEET S Interest on bank loans and
other borrowings 269,821 297,275
HEBBENFE Interest on lease liabilities 1,718 2,045
JRE AT S 22 AR e 2 RO B AR Interest on amounts due to
non-controlling interests 1,937 -
e BB FLE Interest on bonds payable 11,357 24,207
HAb & B A Other borrowing costs 4,113 6,616
288,946 330,143
AHBEEARELSH Accrued interest on significant financing
FEETFIE component of contract liabilities 27,014 =
315,960 330,143
B AR EEE Less: Amount capitalised (169,325) (173,484)
146,635 156,659
(b) ET A (b) Staff costs
e IEKHMFZ Salaries, wages and other benefits 106,570 88,675
M) € BB FUR R ET 8 % Contributions to defined contribution
retirement plans 5,509 4,061
112,079 92,736
() HfER (c) Other items
e R Depreciation and amortisation
—BE k& - plant and equipment 3,430 4,873
—FRAEEE — right-of-use assets 13,838 15,318
17,268 20,191
B HEMERNK AR Cost of properties sold 480 24,885
BEMENHS WA Rental income from
investment properties (145,442) (101,761)
o BB Less: Direct outgoings 10,488 9,686

(134,954) (92,075)
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7

Frig®i

7

INCOME TAX

BZEAA=THLEAEA
Six months ended 30 June
—EgE——F

—E-THE
2020

Fix

$'000

2021
FTr
$'000

AHBE Current tax
PRI EMER ([EBTI)  Net provision/(reversal of provision) for PRC
Bl (B fE#AR) T Corporate Income Tax (“CIT") 46,839 (129,753)
IR E R ([ 3R ER ) Net provision for Land Appreciation Tax
BEE ("LAT") - 875
SCE Withholding tax 733 519
47,572 (128,359)
BT IR Deferred tax
TR ERENESE REE Origination and reversal of temporary
differences 33,282 108,975
80,854 (19,384)

BRERBERAHE ((RBERESE]) X
RERENRANRL - NEBHHBEY
MBS RS BN ERPTEH o

HRASENESENBARREZE-Z
Z—FRZEZFEFANA=THLEAE
B EBREEREHRETEFEHAE
ABLRR] B I A B A TS R o

TEMBHBEEDIZAEB NS B A
B BB A B A 5T FE AR B B R A9 AR B8 8 B
TEMSRMEAE MREHEER
BB A AR TS B AR B MR B EE -
HE-—_Z--—FR-_Z-_FF A=+
AEANBEAMNBRECEMBRBE XA
25% °

AEBRPEAMAERODERER
B EVIRE W) F AR L 112 (E 1R E A 30%
E60% M REV R BM L IMIBE - M
REBBERRY LHBERLIREED
EMGFRERAMNREX (BELHER
BEEXH EEXREARMERERY
XERAFE -

ARRH—FBIELERRRRNES
Yo A B 48 B AR A R A AR TR0 A

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

No provision was made for Hong Kong Profits Tax as the Group’s Hong
Kong subsidiaries did not earn any assessable profits subject to Hong
Kong Profits Tax for the six months ended 30 June 2021 and 2020.

The provision for CIT is based on the respective applicable CIT rates on the
estimated assessable profits of the subsidiaries in Mainland China within
the Group as determined in accordance with the relevant income tax rules
and regulations in Mainland China. The applicable CIT rate was 25% for
the six months ended 30 June 2021 and 2020.

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

Withholding taxes are levied on rental income and related services income
earned from an overseas joint venture by the Company.
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8 BREF(ER)
(a) SREAXBF(FH)

8 EARNINGS/(LOSS) PER SHARE
(a) Basic earnings/(loss) per share

HE-_Z-_—F~A=1tAHL~HE
ARBRERRBR, (BE)EEAA
RIS R B KA RBESES
A JE1E 227 96,647,000 7T (B = —
E_TFEXNA=ZTAHLEANEAR B
$6211,393,000/8 70) K BIAE %17
hn#E S 5 R% 801,529,286,000 A% (&
E_T_TFANA=THILAEA:
1,529,286,000 %) st H 40T

The calculation of basic earnings/(loss) per share during the six
months ended 30 June 2021 is based on the profit attributable
to equity shareholders and the holders of PCSs of the Company
of HK$96,647,000 (six months ended 30 June 2020: loss
of HK$211,393,000) and the weighted average number
of 1,529,286,000 shares (six months ended 30 June 2020:
1,529,286,000 shares) in issue during the period, calculated as
follows:

BEAA=1THLAMEA
Six months ended 30 June
=ZE=—F —E-TF

2021 2020
Fr ST

$'000 $'000

AREEERRR Profit/(loss) attributable to equity
KATBRBRESHEEA shareholders of the Company and
BEBF, (BE) the holders of PCSs 96,647 (211,393)
TR FAR
‘000 ‘000
EFGRE (TR) Weighted average number of shares
(thousand shares)
BEITE B Issued ordinary shares 1,412,733 1,412,733

BITAR (B —BERKA Effect of bonus issue of shares

AR S ) & (with PCSs as an alternative) 116,553 116,553
DnAE 5 % £k Weighted average number of shares 1,529,286 1,529,286

(b) BRBERR(FE)

HE_Z-—FXA=1THIXAE
AnEskEERM (BR) 28K
EREN(BR) HR - REAH
AHERITENBERESSRERR
A (&) AREETE -

(b) Diluted earnings/(loss) per share

The diluted earnings/(loss) per share for the six months ended 30
June 2021 is the same as the basic earnings/(loss) per share as the
outstanding share options during the period have an anti-dilutive
effect to the basic earnings/(loss) per share.
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9 BREWERH
k&t

(a)

(b)

(9

b ¥ % - B 5=

EREEE

Eﬁ —E-—FXRA=Z1THIENE
CAEEERFERPREARNER]

4§@ﬁ% & I B RN B {3 P A

& ES5,804,0008 L (BE=-Z =%

FRA=F+HIMEA 10,281,000
BIT) °

BERLE

ﬁ:l:—?— £'E/\)E] +E|_|t/\{

B - AREB AR AN 3,235,000 % 7T (8
E-E-EENA=1THIEAMEA :
4,325,000 70) BEWHE - BE &
BREIER o

ﬁ:l:—?— £E/\)E] ‘T‘Elﬂ:/\fl
A B EREFE 246,0008 7T (B
E-E-EBEXNA=1THIEAMEA :
253,000 70) KM % - B R
EH -

fh1E

BEYWER_Z=_—FA=+H
MEERBL N EMTRERITA
BRAFHET  ZAEMITHE LS
EEBNEMEge 8  HEHN
HELBREIEAMEEDEBRRE
— I 25 F0AE Bl &9 W) 2 o T Uk (& EAD
FTAMGELSZEER T -ZF
T RETHEEMBAN A ERR -

BE REMERSEARB
{’Etlj%E’Hxémﬁa’Mﬁz 5% 5
67,729,000 T (HE_ZT_TF
ANA=ZTBLENRMEA: BiEFEE
H4wmw%ﬁ»5%&ﬁ%¥m
HAN A B 5 R ERR

$%l%“¥&£%%%&ﬁ@i
R AEF B AR IR ARG IRTT
BEFBENRWE16 -

g

INVESTMENT PROPERTIES AND OTHER
PROPERTY, PLANT AND EQUIPMENT

(a)

(b)

(c)

Right-of-use assets

During the six months ended 30 June 2021, the Group entered
into a number of lease agreements for use of office buildings,
and therefore recognised the additions to right-of-use assets of
HK$5,804,000 (six months ended 30 June 2020: HK$10,281,000).

Acquisitions and disposals

During the six months ended 30 June 2021, the Group acquired
items of property, plant and equipment with a cost of HK$3,235,000
(six months ended 30 June 2020: HK$4,325,000).

During the six months ended 30 June 2021, items of property, plant
and equipment with a net book value of HK$246,000 (six months
ended 30 June 2020: HK$253,000) were disposed.

Valuations

Investment properties were revalued at 30 June 2021 by an
independent firm of surveyors, Cushman & Wakefield Limited,
who have among their staff Members of The Hong Kong Institute
of Surveyors with recent experience in the location and category
of property being valued, using the same valuation techniques as
were used by this valuer when carrying out the December 2020
valuations.

As a result of the revaluation, a net gain of HK$67,729,000 (six
months ended 30 June 2020: a net loss of HK$114,497,000) on
investment properties and investment properties classified as held for
sale 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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INTEREST IN JOINT VENTURES

At 30 June

2021

SEom

$'000
EEEECEEEFME K) Share of net assets of joint ventures (note) 349,255 212,346
BRTEECENRRER Shareholders’ loans to joint ventures 206,488 210,982
555,743 423,328

Misk: Ze%EZEBEKSEBERSilver Pond Note: The amount mainly includes the Group’s interest in Silver Pond Investment Pty Ltd.

Investment Pty Ltd. Z # %3 167,394,000 8 7T
(ZZ=ZE+=-AF=+—8 : 167,394,000
8 78) VA R 40 BT 3 5(1) BT o1 B 2 4K 22 i 1

of HK$167,394,000 (31 December 2020: HK$167,394,000) and Great Billion and
Wealth Channel of totally HK$146,336,000 (31 December 2020: Nil) as a result of
losing control as set out in Note 5(i).

REJK R H R 2 425 & ££146,336,0008 7T
—E_FFEL_A=t+—R: &\ -
11 11 FINANCIAL ASSETS MEASURED AT FAIR VALUE
THROUGH PROFIT OR LOSS (“FVPL")

R=Z=—%F
ANA=+H ==
December
2020
Tt
$'000

At 30 June
2021

T

$°000

FEEN AR

Non-current

FFHEREMIE LA ES

Unlisted equity securities not held for

trading 80,163 127,084
R #H Trading securities 40,167 39,683
EUEE = A A Receivables from the third parties (i) 1,338,821 1,274,540
BRAESEKE Hybrid financial investments (ii) - 46,836
1,459,151 1,488,143
B &R Current

RESEKRE Hybrid financial investments (ii) 46,836 =
FEUREE = A Receivables from the third parties (i) = 12,432

HEFIEEEMIEEMAAFES  Unlisted equity securities not held for
trading 7,763 -

LEBLFREESEN Units in private securities investment
funds 12,349 -
12 81 EE Wealth management products 74,070 103,225
141,018 115,657
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1"

iy ERE=ZFFEHIBEAAAEBEEZRTH
E=ZBeMIA - ZEcREENGEED
WAEEEEFTEG R BEEASEEANEST
5 SR A 8 A BUR I RAR - I B (E T
EEHEZ - BN ZSHRAAEBEFAR
=M MEEEENABEEREA15000
BT (BE-Z-TFA=1+AHLA~EA:
5181,676,000/87T) °

iy RELMREVDEHBREINEHIRE
FREAI15% @ N EWIREFHRENLY%
RERR  RARNBESERIEAE=H%
BTA ZELREENGEDRGEERR
FTi3 « AR R B RS SR T 5 SRR
REABRREBR  THEENEEREE -
A EREBIZARBESABSENR
AeRMBREABRAALEBEKE (BE_T=
THEANA=+THLIENEA - Yz 1,996,000
PEIT) ©

12 FERHEMEHEAE

11 FINANCIAL ASSETS MEASURED AT FAIR VALUE
THROUGH PROFIT OR LOSS (“FVPL") (Continued)

Notes:

@)

(ii)

Receivables from the third parties are classified as level 3 financial instruments in
the fair value hierarchy. The valuations of these financial assets are derived from
valuations models which require a number of inputs and assumptions which are not
observable from market data and which are significant to the entire measurement.
During the period, the fair value gain on these financial assets measured at FVPL
amounted to HK$15,000 (six months ended 30 June 2020: loss of HK$1,676,000).

Hybrid financial investments include debt investments to the investees with interest
bearing at 15% per annum plus 45% equity return on the residual value of the
investees, which are classified as level 3 financial instruments in the fair value
hierarchy. The valuations of these financial assets are derived from valuations
models which require a number of inputs and assumptions which are not
observable from market data and which are significant to the entire measurement.
During the period, no fair value gain is recognised on remaining hybrid financial
investments measured at FVPL (six months ended 30 June 2020: gain of
HK$1,996,000).

12 INVENTORIES AND OTHER CONTRACT COSTS

R=-B=—F
~A=1H
At 30 June

2021
T
$'000

LE Y5

FEFERRTHEEL

Property development

Leasehold land held for development

for sale 231,928 761,520
RBIELE SERERTYE Properties held for/under development
for sale 8,664,050 8,223,359
HEERIME Completed properties for sale 1,622,846 1,890,788
10,518,824 10,875,667
Hha KA Other contract costs 2,542 2,542
10,521,366 10,878,209
H 25 Other operations
REEEREDREED Low value consumables and supplies 6,754 6,287
10,528,120 10,884,496

AEEETHERERDERFEER R
ITHECEBURSRTERREME
B HFBHAME16 -

The Group’s certain properties under development for sale and completed
properties for sale were pledged to secure bank loans and other
borrowings, details of which are set out in Note 16.
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13 EZRHEMEBEWKRTIE 13 TRADE AND OTHER RECEIVABLES
RBERR BRESERGIAES R As at the end of the reporting period, the ageing analysis of trade debtors
H g sm) RIgEZH B ENKREE (which are included in trade and other receivables), based on the invoice
BENRE DT T ¢ date and net of loss allowance, is as follows:
B\A: g == qz N
ANB=+H +=—A=+—8~
At 30 June At 31 December
2021 2020
Fx T
$'000 $'000
—EAR Within 1 month 49,922 47,384
—@AE=@A 1 month to 3 months 23,104 22,575
=@A=ENMEA 3 months to 6 months 15,997 17,346
NEAE—F 6 months to 1 year 12,723 14,003
FEUE SR (SR BB B #) Trade debtors, net of loss allowance 101,746 101,308
E b fE R X (FOBR B 1R 1) Other debtors, net of loss allowance
(BEEEG)) (Note (i) 1,125,662 590,139
BB —FE B E RS R Less: amount to be recovered more than
__________________________________________ oneyear ... (253516  (231761)
872,146 358,378
BEEK AT ENESREE Financial assets measured at amortised cost 973,892 459,686
e kBN RIE Deposits and prepayments 1,230,723 1,194,456

2,204,615 1,654,142
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13 ESZ REMEBEYRFIR @

fas -

() EMbEYGTIA (IR ERERE) S BEHImT

13 TRADE AND OTHER RECEIVABLES (Continued)

Notes:

(i) The details of other receivables (net of loss allowance) are set out below:

R-B=-—F
~NA=1+H +—H
At 30 June At 31 December
2021 2020
Frx T
$°000 $'000
ME=FRHEERQ) Loans to the third parties (a) 353,919 305,392
FEUA S E A (b) Amounts due from joint ventures (b) 225,894 41,898
HAth (o) Others (c) 545,849 242,849
1,125,662 590,139
@ RZZE=Z—FxA=+8" F’?ﬁ%* (@  As at 30 June 2021, apart from the loans to the third parties of

iR & 30 205,894,000 T (=&
THF+=H=+—H :201,647,000
BIT) RAHER RFRNEI13%EE
BAIR—FRERIN IEERER
BT EFENE8% E13%T B -
WA R —FERKE -

(b) E/t\ p— ? p— fﬁ 7N H + B - 5/{%
182,947,000 L (== F+=A
=+—HB: 8 AREEWN BRI
A EE KRB AN - FIERFIE A
BREFMEI8% E20%:TE (ZFE=F

F+_A=+—"H:18%%E20%) °
I 7] pE E SR E o
(e} R-ZZE-_—FA=1+8 ZHES

FRAHERRERmMEKEEE
RAERARKEENE A Al Leading
Model Limited } Master Best Limited &
$£310,209,000 8 T (ZT =T F+=
A=+—H8: &) GRanb=E 50) Fr#L) -
BRELFR—FREBENRSE=H
RMHENE @2 Y F 247,622,000
BLT(ZE_TF+=-_A=+—8:

23,671,000 7T) 4 - A & 8RS AT

—FRURE o

(i) RERFENFAEFBEHINOT

HK$205,894,000 (31 December 2020: HK$201,647,000) which are secured,
interest-bearing at 13% per annum and repayable after one year, all of the
balances were secured, interest-bearing from 8% to 13% per annum and
recoverable within one year.

(b)  As at 30 June 2021, apart from the amount of HK$182,947,000 (31
December 2020: Nil) which are is unsecured, interest-free and recoverable
on demand, the remaining amount is unsecured, interest-bearing from 18%
t0 20% (31 December 2020: 18% to 20%) per annum and recoverable on
demand.

() As at 30 June 2021, the amount includes the receivables from Leading
Model Limited and Master Best Limited, wholly-owned subsidiaries of Kerry
Properties Limited, of HK$310,209,000 in total (31 December 2020: Nil) as
a result of disposal of Great Billion and Wealth Channel as set out in Note
5(i). Apart from the interest receivables related to the above loans to third
parties repayable after one year of HK$47,622,000 (31 December 2020:
HK$23,671,000), all of the balances were recoverable within one year.

(i) The details of deposits and prepayments are set out below:

R=B=—%F

NA=1+H
At 30 June At 31 December
2021 2020
Fr Fx
$°000 $'000
L B - 3 {50 FR A O TR 3B Prepayments for acquisition of land use rights 817,218 807,893
WY KRN FRIA Prepayments for acquisitions of properties 30,000 30,000
Hitb Others 383,505 356,563
1,230,723 1,194,456

(i)  AEEETEREESEEFIERERRT
BERMER - FIEENHE 16

(i) Certain rental receivables of the Group were pledged to secure bank loans, details
of which are set out in Note 16.
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14 ZRFREEREFK

14 RESTRICTED AND PLEDGED DEPOSITS

R=-ZF-—F
~A=1H
At 30 June At 31 December
2021 2020
SEom I
$'000 $'000
SZBR #1177 7R (M EE @) Restricted deposits (Note (i) 23,777 27,140
B F R (B (i) Pledged deposits (Note (ii)) 2,677,095 3,019,499
2,700,872 3,046,639
Bt 3 Notes:
() BEHEREXERAN  AEEETHET (i) In accordance with relevant construction or redevelopment contracts, certain of

YR IAR R BB R BANE TR
TIRPHERE TEENER  FLLA R
B8 7 522 7R R (O R A S SRR AR M BB
KAMABERAETE TEE - ZFERER
HREERNEZEXARBITRETRER -

iy BEBEFEIIEAZEEERFRITAERR
TR E M TFE K ° 2,676,300,000 & L7 3 (=
T-TF+=A=+—H :3,018713,000
Br) BEERURBR -—FREENRITE
RREMEE BRSERARBEE -

AEBETROGRSERESA TR
TR FELR -

the Group’s PRC 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) Pledged deposits represent deposits pledged to banks to secure banking facilities
granted to the Group. Deposits amounting to HK$2,676,300,000 (31 December
2020: HK$3,018,713,000) have been pledged to secure bank loans and other
borrowings repayable within one year and are therefore classified as current assets.

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

R=-B=—F RZEZZTF

~AB=1H +=-—A=+—8H

At 30 June At 31 December

2021 2020

5P T

$'000 $'000

RITEREE Bank loan facilities 2,676,300 3,018,713
RITETASEYNEERDY Mortgage loan facilities granted by the

RIBERmE banks to purchasers of the Group's
properties 795 786
2,677,095 3,019,499
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15 EZREMEARE 15 TRADE AND OTHER PAYABLES

R=B=—F MRZTE_TF
RNAE+TH +ZA=+—H
At 30 June At 31 December

2021 2020
5 Fi
$'000 $'000
R E 5 BRE (B EEG) Trade payables (Note (i) 230,554 221,117
HiENEZNESTER Other creditors and accrued charges
(B 5 i) (Note (ii)) 2,578,863 2,528,132
FE IR TR AR RE R IR Amounts due to non-controlling interests
(B 2 Gii)) (Note (iii)) 1,168,040 1,143,252
HEEK A ENSRABE Financial liabilities measured at
amortised cost 3,977,457 3,892,501
HekEMZe Rental and other deposits 98,486 86,352
TEWFRIA Receipts in advance 48,240 25,221
4,124,183 4,004,074

B o Notes:

(i) RBEHR FAESHREMENKERD () Included in trade and other payables are trade payable with the following ageing
B E ZRFIRBREEANRKRSITAT analysis based on the invoice date at the end of the reporting period:

R=B=—%F
ANA=+H +—A
At 30 June At 31 December
2021 2020
Fr Fx
$°000 $'000
—{E AR Bk E EREE Within 1 month or on demand 97,077 82,104
—(ERBE=(EAKNEH 1 month but within 3 months 53,825 62,723
=@ A %&ENEA R 3 months but within 6 months 46,392 37,898
NEABE—FANEH 6 months but within 1 year 25,774 31,339
—FIREH Over 1 year 7,486 7,053
230,554 221,117
iy AEEFAMAEEMEMNERRESTEHRELS (i) All of the Group’s other creditors and accrued charges are expected to be settled
R—FREF A ERRABALEEREE or recognised as income within one year or are repayable on demand except for
f&—%£4£%51,767,690,0008 (T -F an amount of HK$1,767,690,000 (31 December 2020: HK$1,749,209,000), which
F+=H=+—H :1,749,209,000 % T ) & represent estimated value of future settlement properties to be compensated to
HEIN ZEeBERABEETERORRELE residents, which is expected to be settled after more than one year.
MENLEE MZEYWHERAGNEBR
—FRMEE -

(i) B FE - FE 22 B 25 50 TH 94,801,000 7T (= (i) Apart from the amounts due to non-controlling interests of HK$94,801,000 (31
T-TF+=-A=+—H :93,810,000%T) December 2020: HK$93,810,000) which are interest-bearing at 4.35% per annum,
RERZEA35% TR EEMIW AR ERE unsecured and repayable on demand, all of the balances are unsecured, interest-
BN IERASRHAEERR 25 WARE free and repayable on demand.

PR
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16 RITERKRHEMEE

16 BANK LOANS AND OTHER BORROWINGS

RZEZ_—FXA=+H HITERR
HEESNMT

At 30 June 2021, the bank loans and other borrowings were analysed as
follows:

R=B=—F
~NA=1H +=-—A=+—H
At 30 June At 31 December
2021 2020
Fx T
$'000 $'000
RITER Bank loans
—HEKH — Secured 9,014,277 9,532,028
HMEE Other borrowings
—HEKH — Secured 931,559 930,336
9,945,836 10,462,364

RZBE-_—FXA=1HB GEAHHE
HEERARNER —ZRE - BEEIRF
MEN%(ZEZEF+_A=+—8:
1%) 518 LARE BB AR AR LA
RAEEEFZENBRARNE FTRE
BRIEER -

RZTBE-—FXA=1H K&EERT
B RS A R% 162,500,000 (BBER
195,101,000 7T) (ZE = F + = A
=+—8: AK# 177,500,000t (}E%
72210,883,000 7% 7T ) ) 7 £ = & e h0 H) 22
He FMTERBEHETEFEER —FRKH
BARRBRERRTEABBEEERNA
FARMAREEZRE TAKFE - LHMEITE
REHER_E-_—FNA=Z+HNEA
MR ERANDEARDERE -

At 30 June 2021, the secured other borrowings were from a shareholder
of the Group. The borrowings are interest-bearing at 11% (31 December
2020: 11%) per annum and secured by equity interest in subsidiaries
within the Group and certain shareholders’ loans lent by the Group to the
subsidiaries.

At 30 June 2021, bank loans of the Group with the balance of
RMB162,500,000 (equivalent to HK$195,101,000) (31 December
2020: RMB177,500,000 (equivalent to HK$210,883,000)) were not in
compliance with the imposed covenants. Such non-compliance primarily
related to a subsidiary which failed to achieve certain monthly rental
income earned from the underlying properties at the end of the reporting
period. All of the above bank loans were classified as current liabilities in
the consolidated statement of financial position at 30 June 2021.
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16 RITERRHEMEE @ 16 BANK LOANS AND OTHER BORROWINGS
(Continued)
RZZT=Z—FXA=+H" RT At 30 June 2021, the bank loans and other borrowings were repayable as
HEMEBHERBELAT follows:

R-ZFZ=-—F
~A=1H
At 30 June

2021
T
$'000

MR-ZB_TF
+=A=+—¢©
At 31 December

2020
T
$'000

—FREBATATRHAE Within 1 year and included in current
liabilities 6,283,119 5,966,708
—FHBPATAFREEAMB:  After 1 year and included
in non-current liabilities:
—FREMFEA After 1 year but within 2 years 478,229 2,329,825
MEZRBRFA After 2 years but within 5 years 1,604,250 577,165
HFi& After 5 years 1,580,238 1,588,666
____________________________________________________________________________ 3,662,717 4,495,656
9,945,836 10,462,364
RZEBEZ—FA=+H HB/TEZK At 30 June 2021, the bank loans and other borrowings were secured by
HEMEERI TEEERR the following assets:
R=B=—F MRZE_TF
~NB=1+H +=-—A=+—H
At 30 June At 31 December
2021 2020
Frx Tt
$'000 $'000
"EYE Investment properties 6,063,726 5,708,911
HhFih RIEF Other land and buildings 8,647 8,465
TE Inventories 4,094,951 4,408,893
EHEMIFR Pledged deposits 2,676,300 3,018,713
RS Rental receivables 14,622 14,469
wEEt Total 12,858,246 13,159,451
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17 BRES 17 BONDS PAYABLE
R=Z=—F
AA=+H
At 30 June At 31 December
2021 2020
Fr T
$'000 $'000
R-ZE——F3HH USD32.5 million due in 2021
32,500,0003% 7T 251,222 248,552
RZTEZTFANAZ+ZH £A%H On 22 September 2020, the Group entered into a subscription
81— %% =5 532,500 000%71: (% agreement with a third party for Private Offering of Corporate Bonds of
5@251 222,000/ 7m) (ZEZTF + = USD32,500,000 (equivalent to HK$251,222,000) (31 December 2020:
=-+—H :32,500,000% 7 (HZER USD32,500,000 (equivalent to HK$248,552,000)). The amount is interest-
248 552,000 7T) ) A RIMEH K FE QR & bearing at 9% per annum and secured by issued share capital of a
B RERE - ZLBIRFFEI% T subsidiary and receivables owned by the Company.

B YH—EHERAREETRAURK
RRREA B EURIB IR o

18 BA - RERKRE 18 CAPITAL, RESERVES AND DIVIDENDS
(a) B& (a) Share capital
R-BE--£xXA=1H ] TETZA=1—H
At 30 June 2021 At 31 December 2020
ROEE £ RHE Ea
No. of shares No. of shares Amount
THR T T’ Tr
‘000 ‘000 $'000
EE Authorised:
FRAEIOTHLERER 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
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18 BA - ERKRE @)

(b) RELELUROEBEBRNRS
AATRM— I R AR R EAE
BAEHE ARRLAXTZESR
EEOCR AN A EEELHER o

BRARMEERBRESIATH
FE AR - T AR 15 B AR R AT B IR R
ARREEMETEHHE (TRBER
HEER ) REREEREITE -

ARBETTERE R_BE——FFK
EHBEAHAEERERENITE
BERER2264B T -HEZT = —
FER—E_FFNA=Z+HIAE
A BERBEEXAAREEERER
PERT B L B AR -

BhRENZBHIIMT

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

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

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

Upon completion of the bonus issue, the exercise price of the Post-
IPO Share Options granted in 2012 was adjusted to HK$2.264.
No share options were granted under the Post-IPO Share Option
Scheme during the six months ended 30 June 2021 and 2020.

The number of share options is as follows:

BEAA=THILAEA

Six months ended 30 June

—E-—F —E-TF

2021 2020

BREHE EREHE

Number of Number of

options options

T 45 F15

‘000 ‘000

REA) M RATIE Outstanding at the beginning of the period 92,209 97,376
R8I Forfeited during the period (20,949) =
REAR M ARTTEE Outstanding at the end of the period 71,260 97,376
REARA F17{E Exercisable at the end of the period 71,260 97,376
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18 WA - HERKRE @) 18 CAPITAL, RESERVES AND DIVIDENDS (Continued)
(0 BE (c) Dividends
() FREABRMIFE(E B AR Al (i)  Dividends payable to equity shareholders of the Company and
BRE FROK A AT B HFHE A holders of PCSs attributable to the interim period.
ZHRE o

BEAA=1THLAMEA
Six months ended 30 June
==E=—F —E-TF

2021 2020
F5 Fi
$'000 $'000

FPHEIHIEZE SR 2P EIIRS  Interim dividend declared after the

R R A 3 AL interim period of HK3 cents (six

(BE-Z-ZFA months ended 30 June 2020: Nil)

=+HIEAREAR - &) per ordinary share 45,879 =
H EARR B0 A RS B R TR The interim dividend has not been recognised as a liability at
RBfE- the end of the reporting period.

iy E—EMKRFEEREGEMNEARD (i) Dividends payable to equity shareholders of the Company and

B AR R MO A A R 8 5 holders of PCSs attributable to the previous financial year,
BB AZ KSR AR E KR approved and paid during the period.
fif o

BZEAA=THLEAEA
Six months ended 30 June
—EBE-—F —E-TF

2021 2020
Fr Sir
$'000 $'000

T ER A HE A KORT 89 _E—1fE BT Final dividend in respect of the

BEERPAREFR previous financial year, approved
TERABI(ZE_TF and paid during the period, of
27810) HK4 cents (2020: HK2 cents) per

ordinary share 61,171 30,586
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19 ERMIAENLAAEBETE

() U4
=L
(i)

REEFENSREER

DMREBEESEH

TREJNAEESRTANRK
ERRREEEELFENR
REBE LRBEEMBRE
ERE 13 AN EEFSEN
EBEDR=ZERABESTR
DERREBEFENER T2
RGBT AT A e i A 2R
WAIBR MM ERERE T T

s EMMHE:EEMAE—
R ABIBFTEN R E
B BNt E A BHEER
mSHEREERBER

e FRFEE:FRAE-R
BABBITENANE
B A EEE—KHT
BERe ABBERAERA
TAIBRNEZH A
%o T ERH ABEE
EXBMHER K E A
&

s F=HMHE:EANTAE
ENEEHABBEN

NAfEE

AEBEHES - XHPBERE
ENEG  BERERTA(R
EOBRRAARBESRE=R
B3E ETRATE 75) ETTIAE
ZEBEXRAEREVBELE
REBEHRE -BHEAELAREE
SAAEREHATHMERS T H
BEBRREPHRFEERE A
e YHEFRMBEERMR
ot - BEE s AEBERER
BFREEMBEREBREZE
BETMAN®  KERER
HIRFE— B -

19 FAIR VALUE MEASUREMENT OF FINANCIAL
INSTRUMENTS

(a) Financial assets and liabilities measured at fair value

(0]

Fair value hierarchy

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

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

() UAAEBETENESREER (a) Financial assets and liabilities measured at fair value
=E16D (Continued)
(i) 2REEZHK (B (i) Fair value hierarchy (Continued)

RZBZ-£XA=THEMNAABEFRAIEA

Fair value measurement as at 30 June 2021 categorised into

R=B=-%
RNAZTEN
DAAER £-R £/
Fair value at
30 June 2021 Level 1 Level 2 Level 3
i r i i
$'000 $000 $000 $'000

LEHAREEFE  Recurring fair value measurement

ERE=HFE Receivables from the third parties 1,338,821 - - 1,338,821
FHEEEMF LT Unlisted equity securities not held for

RAES trading 87,926 - - 87,926
REBSREES Units in private security investment

By funds 12,349 - 12,349 -
RASHRE Hybrid financial investments 46,836 - - 46,836
RHEH Trading securities 40,167 40,167 - -
BHER Wealth management products 74,070 - 74,070 -

TZAZ+-BORABEGENER
Fair value measurement as at 31 December 2020 categorised into

s

NAEE F—R
Fair value at
31 December 2020 Level 1 Level 2 Level 3
T T T T
$'000 $'000 $'000 $'000

QEENAEBEIFE  Recurring fair value measurement

ERE=FE Receivables from the third parties 1,286,972 = = 1,286,972
FBEEEMF LT Unlisted equity securities not held for
A trading 127,084 = - 127,084

BAEREE Hybrid financial investments 46,836 = = 46,836

RHEH Trading securities 39,683 39,683 S -

BHEm Wealth management products 103,225 = 103,225 =
B2 -_—%XA=+H1t During the six months ended 30 June 2021, there were no
NEARN BE—HNE_FZ transfers between Level 1 and Level 2, or transfers into or out
M EER  TARBEE=ZRD of Level 3 (31 December 2020: nil). The Group’s policy is to
BEASEH (ZZE_ZTF+= recognise transfers between levels of fair value hierarchy as at
R=+—0: &) - AEEHK the end of the reporting period in which they occur.

RERBMEMRERHPRNEE
WA EESRZENER
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19 ST AENAREBETFE®

() AAABEFENESHEER

=N 1)

(i) F-RLIABEHEREAN
RETERBARE
MEBFREETBEUMNRR
BEAREEAEMEBLTE
RETE °

(iii)

BEREMNAREBERAAEE
R E ARG R ATA R UL
SRV ERNG 2 -

FRE=RANEEFTENE

#t
W E=FFRENRAEET
FEAMKRERRGHTERESTE
mE - ERERFEHEEKAE
DN 7R £ [ 3 B 55 B ok LR E 2
BEBRMEFEHRANE
A ERBBREEEEESRE
BIAARITRE12% £ 15%
(ZZE=ZEF+=-_A=+—8":
12% ZE15% ) °c KR REFFR €
MERMR TIHEBFTAEEHE
FA #4612 & 7 2 AR B 1/ 8 5508
ERFE-

Ao

BAECRRENAAEBEER
B E R RGEFEESRE R
HER1N22% (ZE-_FEF+=
A=+—8 :122%)ME °

FELETRATENARBETD
RIBAELR ETARNTR
KME - BARRT S RBIES
BmA%E HPARBEAE
BUR R T 45 e B M 3R B AR R o

19 FAIR VALUE MEASUREMENT OF FINANCIAL
INSTRUMENTS (Continued)

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

(ii)

(iii)

Valuation techniques and inputs used in Level 2 fair
value measurements

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

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

Information about Level 3 fair value measurement

The fair value of receivables from the third parties is determined
using future estimated cash flows to be recovered which
takes into account projects progress presumed or operation
forecast and discount rate from 12% to 15% (31 December
2020: 12% to 15%) based on the average borrowing cost
plus a risk premium of the Group or weighted average cost of
capital relating to the specific business. The future estimated
cash flows reflect potential impacts of adjustments on the
projects’ capacity building areas, land use index and tax related
compensation, etc.

The fair value of hybrid financial investments is determined
using future estimated cash flows to be recovered and discount
rate by 12.2% (31 December 2020: 12.2%).

The fair value of unlisted equity instruments was determined
using the price/earning 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.
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19 eMIENIABEFE®

() AAABEFENSHEER

19 FAIR VALUE MEASUREMENT OF FINANCIAL
INSTRUMENTS (Continued)

(a) Financial assets and liabilities measured at fair value

=) (Continued)
(i) ERFEF=ZRAAEBEFENE (iii) Information about Level 3 fair value measurement
# (8 (Continued)
A F=RAAEBEFTEN The movement during the period in the balance of Level 3 fair
ERREEINT value measurements is as follows:
BE-B--F @#HE_ZT_ZF
ANB=t+HIE NA=Zt+HILE
~ME A 7~ E A
Six months ended  Six months ended
30 June 2021 30 June 2020
Tr Tt
$'000 $'000
“—A—H At 1 January 1,460,892 1,402,834
g Additions 58,495 42,684
#EHE Settlement/disposal (59,395) (109,475)
8 R EY I a Net gains recognised in profit or loss 712 7,129
EHZER Exchange difference 12,879 (26,456)
RANA=TH At 30 June 1,473,583 1,316,716

UAREBEUIMMERIIEN
ctREEREBEBEAAEE

AN 52 B DA B AN SR S AR AN 51 BR 9 &
BMTARmME BER-_ZT_ZTF
+ZAR=+—HEZZEZ=Z—%FA
“tHNARABETEEAZER -

(b)

(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 2020 and 30 June 2021.
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20 &iE 20 COMMITMENTS
R EBRKRETERN P E K Capital commitments outstanding at the end of the
RERNBENERAEDOT : reporting period not provided for in the interim financial

report were as follows:

R=-B=—F RZEZZE
~NB=TH +=-—A=+—8H
At 30 June At 31 December
2021 2020
Frx Tz
$'000 $'000
B T4 Contracted for 1,863,654 2,113,954
EREERTL Authorised but not contracted for 1,640,000 1,282,273
3,503,654 3,396,227

BAFREIEAAREEBRFPYERN
AES) T AL R T AR M) R B R IR B My B
RAXHERA -

21 AREE

project in Yuen Long as mentioned in Note 5(i).

21 CONTINGENT LIABILITIES

RoB=—%
NB=+H
At 30 June

2021
T
$'000

BT AREEMEERNILIBEF Guarantees given to financial institutions
A& A& mg s R R for mortgage loan facilities granted to

purchasers of the Group’s properties 967,814

Capital commitments mainly related to development expenditure for the
Group's properties under development and the property development

RZZBZTF
t-A=+—8
At 31 December

2020
Tt
$'000

557,933
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22 MATERIAL RELATED PARTY TRANSACTIONS

In addition to the transactions and balances disclosed elsewhere in the
interim financial report, major related party transactions entered by the
Group during the period are as follows:

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

2021 2020
T Tt
$'000 $'000

FEEEABSREH Remuneration of key management
personnel 12,075 11,130
R ESINRNEFACiEA0) Interest expenses to shareholders
(Note (i) 52,995 61,754
A& 1 FEWEF B A Interest income from joint ventures
(B & (i) (Note (i) 3,738 2,649
A& & 1 U EUAR S A Service income from joint ventures
(P Gii)) (Note (iii)) - 1,577
B2 Notes:

@

(ii)

(iii)

FBRRZ MR ERTABEEFR11% (B
EE-FTFXNA=ZTHLERNEARA FF
13% K 14%) 5 8. °

A4 A EUEUF SR A A B E EFIR 7-8%
(BT -_ZTFAA=Z+HLEAEARA: &
F6.5%) T8 °

[ —ZRREIBRBEEA K[ E EDER
R RA R ME E R A RBA -

(i) Interest expenses to shareholders were charged at a fixed interest rate of 11% per
annum (six months ended 30 June 2020: 13% and 14% per annum).

(i) Interest income from joint ventures were charged at fixed interest rate of 7-8% per
annum (six months ended 30 June 2020: 6.5% per annum).

(i) Service income from a shareholder and service income from joint ventures were
property management consulting service income.
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Review report to the board of directors of
Top Spring International Holdings Limited
(Incorporated in the Cayman Islands with limited liability)

INTRODUCTION

We have reviewed the interim financial report set out on pages 43 to 79
which comprises consolidated statement of financial position of Top Spring
International Holdings Limited as of 30 June 2021 and the related consolidated
statement of profit or loss, consolidated statement of profit or loss and other
comprehensive income and statement of changes in equity and condensed
consolidated cash flow statement for the six month period then ended and
explanatory notes. The Rules Governing the Listing of Securities on The Stock
Exchange of Hong Kong Limited require the preparation of an interim financial
report to be in compliance with the relevant provisions thereof and Hong Kong
Accounting Standard 34, Interim financial reporting, issued by the Hong Kong
Institute of Certified Public Accountants. The directors are responsible for the
preparation and presentation of the interim financial report in accordance with
Hong Kong Accounting Standard 34.

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

SCOPE OF REVIEW

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

CONCLUSION

Based on our review, nothing has come to our attention that causes us to
believe that the interim financial report as at 30 June 2021 is not prepared, in
all material respects, in accordance with Hong Kong Accounting Standard 34,
Interim financial reporting.

KPMG

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

Central, Hong Kong

30 August 2021
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