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BUSINESS REVIEW

In the first half of 2019, Top Spring International Holdings Limited (the
“Company”, together with its subsidiaries, collectively the “Group”) recorded
an aggregate of pre-sales of properties and car park units of approximately
HK$76 million (corresponding period of 2018: HK$732 million), pre-sold
saleable GFA of 5,073 sq.m. (corresponding period of 2018: 100,397 sg.m.)
and gross profit margin of the recognised sales of 40.6% (corresponding period
of 2018: 27.3%).

In the first half of 2019, the Group’s rental income from investment properties
was approximately HK$135 million (corresponding period of 2018: HK$132
million), representing an increase of approximately 3.1%. As at 30 June
2019, the overall occupancy rate of the Group’s investment properties was
approximately 86.2%. As at 30 June 2019, the total leasable gross floor area
("GFA") of the operating investment property portfolio was approximately
220,780 sq.m.. As at 30 June 2019, 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 299,591 sg.m.. Its fair value was
approximately HK$8.31 billion as at 30 June 2019, representing approximately
31.6% of the Group’s total asset value. In addition, as at 30 June 2019, the
accumulated total area of properties managed by the Group amounted to
approximately 12,980,000 sqg.m., of which approximately 8,170,000 sg.m.
property area was not developed by the Group and approximately 550,000
sg.m. was commercial property management projects.

As at 30 June 2019, the land bank (i.e. the net saleable/leasable GFA) of 19
projects of the Group was approximately 504,534 sg.m.. In terms of land bank
strategy, the Group will primarily focus on the Greater Bay Area and the first-
tier cities in China, such as Shenzhen, Shanghai and Hong Kong.
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BUSINESS ANALYSIS

During 2019, China’s real estate market continued to face a rather complicated
environment. The Central Politburo meeting held on 30 July 2019 has
unequivocally pointed out that China’s economic development was facing
new risks and challenges, underpinned by the increasing downside pressure
on the domestic economy. The Central Politburo also reiterated the principle
of “properties for accommodation but not speculative trading”, ruling out
real estate trading as a short-term stimulus for the economy. In the meantime,
China’s regulatory authorities tightened the sources of funding for real estate
developers with the announcement of a number of related policies and
measures. Against this backdrop, many small-to-medium real estate enterprises
were subject to pressure in their operations. Statistical information derived from
court announcements indicates that more than 200 real estate developers filed
for bankruptcy and liquidation during the first half of 2019.

In closely monitoring of current economic conditions backed by anticipatory
deliberations, the Group has persisted in the strategy of prudent progress and
made strategic adjustments to its business and financial structure ahead of time
and, as a result, has been able to sustain stable operations amidst the complex
business environment. With the launch of various operational initiatives, we
expect profits to increase gradually in 2020.

We have been actively engaged in the development of premium projects,
capitalising on funds made available through asset disposals. In key areas
and cities which in our view hold out good potential but where we have yet
to deploy development teams, we have been engaged in joint ventures with
other developers, leveraging our financial strengths to secure definitive short-
to medium-term return by way of financial investment. Currently, we have
established several projects through this approach in the Greater Bay Area and
Australia. Meanwhile, in active response to the principles and planning of the
Outline Development Plan for Guangdong-Hong Kong-Macao Greater Bay Area
and in line with the positioning of core cities such as Guangzhou, Dongguan
and Shenzhen, among others, we have planned for mega projects comprising
industrial, commercial and residential properties by integrating and injecting
our superior industrial resources in Hong Kong through the development of
property projects. As of now, progress has been made and numerous projects
are coming on stream.
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In Mainland China, we have been actively driving the progress of various
development projects according to our plans. Shenzhen Longhua Shangtang
Metro Station Project (Residential) with a GFA of approximately 73,000 sg.m.
is scheduled for pre-sale in the second quarter of 2020. Shenzhen Longhua
Shangtang Metro Station Project (Commercial) with a GFA of approximately
122,000 sg.m. is scheduled for pre-sale in the second quarter of 2021.
The Jishengchang project in Buji, Shenzhen with a GFA of approximately
264,000 sg.m. (subject to final approval) is scheduled for project listing in
the fourth quarter of 2019 and pre-sale in the second quarter of 2024.
The Huangmapu project in Dalong, Longhua, Shenzhen with a GFA of
approximately 113,000 sg.m. (subject to final approval) is scheduled for project
listing in the second quarter of 2020 and pre-sale in the fourth quarter of 2024.

Our projects in Hong Kong have also reported sound progress. The Kowloon
Tong project comprising high-end residential and school-district properties
with a GFA of approximately 86,000 sq.ft., which is scheduled for pre-sale
in the fourth quarter of 2019; the Yuen Long Shap Pat Heung Road Project
with a GFA of approximately 245,000 sq.ft., which is scheduled for pre-sale
in the first quarter of 2022; the Yuen Long Tai Tong Road Project with a GFA
of approximately 37,000 sq.ft., which is scheduled for pre-sale in the fourth
quarter of 2021; and the farmland of the Yuen Long Tong Yan San Tsuen
project (with a site area of approximately 119,000 sq.ft.) and the Sheung Shui
Ma Sik Road project (with a site area of approximately 103,000 sq.ft.), for
which planning application of Ma Sik Road project is underway, with a view to
developing residential and social welfare facilities.

In connection with commercial and properties management, we were managing
up to 90 projects with a total area of 12.43 million sg.m., representing a year-
on-year increase of 28%. Our property company was honoured with the title
of “Accredited Exemplary Enterprise in Business Integrity” (& 15 7~ &0 & &
R #& 1 %) in Mainland China in 2019 and ranked 67th among the Top 100
Property Services Companies in China 2019 (2019472 H 38 1 %)", making
it to the top 100 list for the fifth year in a row and moving up by 8 places in
ranking. We will actively expand our property management business in terms
of the number of projects and area managed, looking to a spin-off listing at an
opportune timing.

In connection with our “real estate plus” business, we have established a
joint venture with the operator of “Creative Kindergarten” and “Creative Day
Nursery”, a renowned kindergarten and nursery group, in Hong Kong, in an
active move to expand and enhance our existing education-related operations,
as well as to develop the education market in Mainland China, in connection
with which a number of education projects in the Greater Bay Area are
currently under negotiation. In addition, we have established “Future Cities
Technologies Group Limited” (7R 34 T B & B A R 2 &) in joint venture
with reputed tertiary education institutions for the promotion and application
of the deliverables of advanced scientific research relating to smart building,
smart city and smart life, with a view to integrating such advanced technologies
into our property projects, as well as into industries, commercial activities and
the human residential ecology, such that new product models and residential
experience will be created.
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FUTURE OUTLOOK

Consistent focus on opportunities in the Greater Bay Area

As one of the regions with the strongest economic vitality in China and the
world, the Greater Bay Area reported GDP of over RMB10,000 billion in
2018 with a total population of approximately 70 million. With the successive
announcements of important documents, such as the Outline Development
Plan for Guangdong-Hong Kong-Macao Greater Bay Area promulgated
by the Central Committee of the Communist Party of China and the State
Council, Opinion on the Implementation of the Outline Development Plan
for Guangdong-Hong Kong-Macao Greater Bay Area promulgated by the
Guangdong Provincial Government and the Three Year Action Plan of
Guangdong Province for the Development of the Guangdong-Hong Kong-
Macao Greater Bay Area (2018-2020), during the first half of 2019, the
progress of Greater Bay Area development is gaining pace. According
to published statistics, the population of the Greater Bay Area sustained
continuous growth with an addition of approximately 1.50 million residents
in 2018, and the three Greater Bay Area cities i.e. Shenzhen, Guangzhou and
Foshan ranked the first, the second and the eighth, respectively, among the top
ten Chinese cities of net population growth. The combined effect of advantages
in terms of policy, economic activities and population means the Greater Bay
Area has enormous potential to grow into a first-class international bay region
and a world-class cluster of cities.

The Group will seize the historic opportunities presented by the development
of the Greater Bay Area with intensive effort. With a strong focus on key cities
in the Greater Bay Area, especially core cities such as Hong Kong, Shenzhen
and Guangzhou, the Group will be engaged in the development, sales or
operation of premium sites lands and projects acquired on a highly selective
basis. Meanwhile, the Group will also endeavour to participate in premium real
estate projects relating to strategic new industries and scientific and innovative
sectors, in order to enjoy the benefits brought about the development of the
Greater Bay Area on all fronts.

Maintaining and moderately expanding the portfolio of
rental properties promising steady growth

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

®  Changzhou HIMNESHE

For the six months ended 30 June 2019, the Group recorded an
aggregate of pre-sales of properties and car park units of approximately
HK$75.8 million (of which approximately HK$67.9 million was from pre-
sales of properties), representing a decrease of approximately 89.7% over
the corresponding period of 2018. The Group’s total pre-sold GFA was
approximately 5,073 sg.m., representing a decrease of approximately
94.9% from approximately 100,397 sg.m. for the six months ended 30
June 2018. The average selling price (“ASP”) of the Group’s pre-sales of
properties for the six months ended 30 June 2019 was approximately
HK$13,384.6 per sq.m. (for the six months ended 30 June 2018:
approximately HK$7,206.4 per sq.m.). In addition, the Group recorded
pre-sales of car park units of approximately HK$7.9 million from 55 car
park units for the six months ended 30 June 2019.

A breakdown of the total pre-sales of the Group during the six months
ended 30 June 2019 is set out as follows:

EHREEEEE RBE
Pre-sold GFA Pre-sales Pre-sales ASP
FhK 5] BT/ FhK
sg.m. HK$ million HK$/sg.m.

REVHEHR

Changzhou Fashion Mark

-ZTE - retail 43 0.8 0.4 0.6 9,302.3
X#  Tianjin REREH Tianjin Le Leman City
—fF=E - residential 5,030 99.2 67.5 99.4 13,419.5
it Total 5,073 100.0 67.9 100.0 13,384.6
EREFENHA
Number of Pre-sold RETHERE
Project Car Park Units Pre-sales Pre-sales ASP
5] BEAT wIL/
unit HK$ million HK$/unit
% Nanjing JKEBE¥—F®  The Sunny Land - Nanjing 51 9.7 7.3 9.4 143,137.3
AR Nanjing K#IFEXR—ER  The Spring Land - Nanjing 4 7.3 0.6 7.6 150,000.0
5t Total 55 100.0 7.9 100.0 143,636.4
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Project and Type of Project booked

(2) Projects Delivered and Booked for the Six Months Ended

30 June 2019

For the six months ended 30 June 2019, the Group's property
development business in Tianjin achieved revenue from sale of properties
(excluding sale of car park units) of approximately HK$7.4 million
with saleable GFA of approximately 1,023 sq.m. being recognised,
representing a decrease of approximately 86.9% and 73.0%, respectively,
as compared with the corresponding period of 2018. The recognised
ASP of the Group’s sale of properties was approximately HK$7,233.6 per
sg.m. for the six months ended 30 June 2019 (for the six months ended
30 June 2018: approximately HK$14,922.2 per sq.m.). The approximately
51.5% decrease in the recognised ASP was primarily due to the fact that
a significant proportion of recognised sale of properties (excluding sale
of car park units) was contributed by the Group’s retail and residential
project in Tianjin, which has a relatively lower ASP as compared with the
other projects in the corresponding period of 2018.

For the six months ended 30 June 2019, the Group delivered and
recognised sale of car park units of approximately HK$7.5 million from
the sale of 63 car park units.

Details of sale of properties recognised by the Group during the six
months ended 30 June 2019 are listed below:

EAR ERR
AHE MEHE 2R
BEMEA Sale of FYEE
Saleable GFA

properties Recognised
recognised ASP
FAR AEBT Br/YAXK

sg.m. HK$ million HK$/sq.m.

XZ  Tianjin KBRS Tianjin Le Leman City
—fF= - residential 9% 0.7 7,446.8
- - retail 929 6.7 7,212.1
Fohy Total 1,023 74 7,233.6
E AR (2831
FEUHA FEUHE 2®A
Number of Sale of FHEE
car park car park units Recognised
Project units booked recognised ASP
1@ BEAT B/ @
unit HK$ million HK$/unit
EE Nanjing KGR - The Sunny Land — Nanjing 58 6.8 117,241.4
EZEN Nanjing KEER-BR The Spring Land - Nanjing 5 0.7 140,000.0

st Total 63 7.5 119,047.6




TOP SPRING INTERNATIONAL HOLDINGS LIMITED
INTERIM REPORT 2019

e
EEENmEDAT
MANAGEMENT DISCUSSION AND ANALYSIS

B) REVX (BREIEABELEN (3) Investment Properties (inclusive of investment properties
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classified as held for sale)

In addition to the sale of properties developed by the Group, the Group
has also leased out or expects to lease out its investment property
portfolio comprising mainly shopping malls, community commercial
centres, retail shops, serviced apartments and car park units in The Spring
Land - Shenzhen, Changzhou Fashion Mark, Dongguan Landmark,
Hangzhou Landmark, Shenzhen Water Flower Garden, Chengdu Fashion
Mark, Shanghai Shama Century Park and Shanghai Bay Valley in the
People’s Republic of China (the “PRC” or “China”) and Hong Kong
Kowloon Tong Creative Kindergarten Campus Project in Hong Kong. As
at 30 June 2019, the total fair value of the investment properties of the
Group was approximately HK$5,851.8 million, representing approximately
22.3% of the Group’s total asset value. The Group’s investment property
portfolio had a total leasable GFA of approximately 220,780 sg.m.. The
Group recorded approximately HK$58.8 million (for the six months ended
30 June 2018: approximately HK$182.0 million) as gain in fair value of its
investment properties for the six months ended 30 June 2019.

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 2019, 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
41.0% (as at 31 December 2018: approximately 46.4%) of the Group’s
total leasable GFA in its investment properties under operation.
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Investment Properties

For the six months ended 30 June 2019, the occupancy rate decreased
from approximately 89.0% as at 31 December 2018 to 86.2% as at
30 June 2019. The Group generated rental income of approximately
HK$135.3 million for the six months ended 30 June 2019, representing an
increase of approximately 3.2% from approximately HK$131.1 million for
the six months ended 30 June 2018. The average monthly rental income
of the Group’s investment properties under operation for the six months
ended 30 June 2019 was approximately HK$118.5 per sg.m. (for the six
months ended 30 June 2018: approximately HK$140.2 per sq.m.). The
decrease in the average monthly rental income was mainly attributable to
a decrease in rental rate of the Group’s existing investment property under
operation, in particular, Chengdu Fashion Mark and Hangzhou Landmark,
during the six months ended 30 June 2019.

Details of the Group’s investment properties as at 30 June 2019 and the
Group’s rental income for the six months ended 30 June 2019 are set out
as follows:

BE-E-N%

BE-B-NF AAZtTAL

AAZTRE AEANSTEK

~EAH AHASKA

R=B-hE RZB-NE B2WBA  Average monthly ANAZTAHK
ANAZTAEMK AA=TEM Rental income rental income L%
AHERERR AERE forthe persq.m.forthe  Occupancy rate

RZB-NE

RENE (inclusive of investment properties Leasable GFA as at Fair value as at  six months ended  six months ended as at

(BESRARFLENRENR)

classified as held for sale)

30 June 2019 30 June 2019 30 June 2019 30 June 2019 30 June 2019
(FsE1)

(Note 1)

FAAR BEAT TR

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) 78,068 1,544.1 26.1 776 718
REREHEPD Dongguan Landmark

(BB REER) (Shopping mall and car park units) 20,172 563.1 1738 147.1 100
MMREEERL (B0ES) Hangzhou Landmark (Shopping mall) 24,667 3948 138 95.9 979

RYKETEHS (TEEE)

Shenzhen Water Flower Garden
(Retail assets) 4992 281.0 133 463.1 95.9
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BE-2-hE
BZ-Z2-hF AA=ZTAL
AA=TALE AEANESTEAX

13

RZB-N%
AB=THEH

HiEE

as at
30 June 2019

93.4

87.6

85.6

98.1

100

92.7

NATER

100

100

86.2

AMEAM AHRERA
RZ-B-hE HEBA  Average monthly
AA=TAW Rental income rental income
Investment Properties THEREEE forthe persq.m.forthe  Occupancy rate
RENE (inclusive of investment properties Leasable GFAasat  Fairvalueasat six months ended six months ended
(BEAIERRELHENRENS) classified as held for sale) 30 June 2019 30 June 2019 30 June 2019 30 June 2019
(Note 1)
FRAK BEE) ; K
sq.m. HKS million HK$ million HK$/sq.m.
KEER R -REEW The Spring Land - Shenzhen Phase 1-
(REEE) Fashion Walk (Retail assets) 335 199.1 9.1 4786
KEX - RI= 8- REEN The Spring Land - Shenzhen Phase 3
(ZEEERFEN) ~ Fashion Walk
(Retail assets and car park units) 22,393 675.8 14.9 126.6
KEEXR- AR -REEN The Spring Land - Shenzhen Phase 5 -
(REEE) Fashion Walk (Retail assets) 3,521 21622 84 464.7
KEER-FYIIAHA-HEEM The Spring Land - Shenzhen Phase 6A —
(TEEE) Fashion Walk (Retail assets) 1,291 705 45 591.9
KEEX- RIS EB-REEH The Spring Land - Shenzhen Phase 68 -
(BEEE) Fashion Walk (Retail assets) 2,893 1763 43 2477
REARFHE (BUESREEML) Chengdu Fashion Mark
(Shopping mall and car park units) 38,285 733.8 104 493
HESREEAR Shanghai Shama Century Park
(RBEAABREE) (Serviced apartments and
car park units) 1,525 93.7 - NATE R
LBER Shanghai Bay Valley 19,043 5734 94 823
ERNEERBYHREERSER Hong Kong Kowloon Tong Creative
Kindergarten Campus Project 574 3300 33 957.7
@zt Total 220,780 5,851.8 135.3 1185
Mzr1: RZZE—-AENA=-T+HWAHEERSE Note 1:  The leasable GFA as at 30 June 2019 excluded car park units.

EETEIEEEA -
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@4 BE=-—ZT—hESA=1+HM+t# (4) Land Bank as at 30 June 2019

(ER]
BN
Australia
Efe
Sydney
(]
I:F‘ % JESt. LeonardsiE B
= Sydney St. Leonards Project
The PRC
— AREEH .
Tianjin Le Leman City
— EMNREEHE

it
Beijing

Xz

Tianjin

Changzhou

M
aniin —‘-WJ—I
2% 7 Shanghai
Chengdu ¢ Har?gzhou 8% Ningbo

RERSEHE
Chengdu Fashion Mark

&M _Fuzhou
E P9/ Xiamen

= S ew® ®3 Dongguan [
Guangzhou 1’#!}“ Shenzhen

#&i# Hong Kong

mE

Nanning

BE-Z—AFXKXA=1TH 19 property projects SR KB ER

H19EY%ER as at 30 June 2019 Shenzhen Water Flower Garden
. ] SR
® ®TIERH Completed projects Shenzhen Hidden Valley
wEIAER Projects under development KEEX - FI
® BERRBERDITA  Projects held for fut The Spring Land - Shenzhen
: 5 HEFTH rojects held for future e R
ISR B R development or contracted ﬁﬂ%ﬁflﬁ?%ﬁ%ﬁan tan
THIREAIIE R to be acquired or under z -ongnuz gtang
- S Metro Station Project
application for change
in land use
O BARREBEOHEEHT  Major city with high speed
railway
— R High speed railway

Changzhou Fashion Mark

KEER - AR
The Spring Land — Nanjing

LiBEAER

Shanghai Bay Valley Project
EBPHHLENE

Shanghai Shama Century Park
MRS EH L

Hangzhou Landmark

RERZFHEFL
Dongguan Landmark

B8 EKFERKRER

Hong Kong Sheung Shui
Ma Sik Road Project
BT+ N\MEER
Hong Kong Yuen Long
Shap Pat Heung Road Project
BRTHARKEE

Hong Kong Yuen Long

Tai Tong Road Project
ERBTHEAFHNIER
Hong Kong Yuen Long
Tong Yan San Tsuen Project
BRNEREETZEERE
Hong Kong Kowloon Tong
Waterloo Road Project

ERNEREREGEER
REEE

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

As at 30 June 2019, the Group had a total of 19 projects over 10 cities
in various stages of development, including an estimated net saleable/
leasable GFA of completed projects of approximately 318,361 sq.m., an
estimated net saleable/leasable GFA of projects under development of
approximately 132,642 sgq.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
23,037 sq.m., totalling an estimated net saleable/leasable GFA of
approximately 504,534 sq.m., the details of which are as follows:

. -

fEEFAHE rEE
HH AHEREEE PR
R Estimated Interest
Project net saleable/ attributable
no. W Project Type of project leasable GFA to the Group
FHAK
sg.m. %
®IEAE Completed Projects
1 w3 Shenzhen RIS L Shenzhen Hidden Valley [E=2 Residential 4,015 100.0
2 R Shenzhen  KHHEX—FII The Spring Land - Shenzhen % Commercial 33,453 100.0
3 wYN Shenzhen RIKEEED Shenzhen Water Flower Garden 7% Commercial 4,992 100.0
4 M Changzhou  ®MES#HE Changzhou Fashion Mark GES Commerdial 82,845 100.0
5 R Dongguan ~ REHZHEHL Dongguan Landmark B3 Commerdial 20,172 100.0
6 HUM Hangzhou  MMESHES L Hangzhou Landmark EE Commercial 26,264 100.0
7 A Chengdu KBHEEE Chengdu Fashion Mark [HES Commercial 38,285 100.0
8 i Shanghai EESHHEAR Shanghai Shama Century Park ~ fR= A%  Serviced apartments 1,526 70.0
9 K2 Tianjin KAERZH Tianjin Le Lemen City F=/%%¥  Residential/Commercial 7,664 58.0
10 AR Nanjing KEER-BR The Spring Land - Nanjing [EES Commercial 77 100.0
11 g Shanghai LBEAER Bay Valley Project [EES Commercial 97,854 70.0
12 BB HongKong  &EENEERMBHEE  Hong Kong Kowloon Tong & Campus 574 100.0
REEE Creative Kindergarten
Campus Project
Nt Sub-total 318,361
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R HE A&EH
EH AHEEEER LR
w5 Estimated Interest
Project net saleable/ attributable
Project Type of project leasable GFA to the Group
TR
sq.m.
HEER Projects Under Development
9 Rz Tianjin KAERSH Tianjin Le Lemen City HE Commerdial 34,465 58.0
13 w Shenzhen RYIBE F sk Shenzhen Longhua Shangtang %,/ %%  Residential/Commercial 91,250 100.0
BAE Metro Station Project
14 EE HongKong EHBNEREBITEE Hong Kong Kowloon Tong T Residential 6,927 60.0
HE Waterloo Road Project
N Sub-total 132,642
BEHARRENER Projects Held For Future Development
15 SEINZEE Sydney, #Je.St. Leonards 78 B Sydney, St. Leonards Project ~ E% Residential 30,494 49.0
Australia
N Sub-total 30,494
BIRRTBEREE Projects Contracted To Be Acquired or Under Application For Change in Land Use
REAELHARNER
16 BB HongKong ~ &EWBA+/\4F3IEE Hong Kong Yuenlong Shap B % Agricultural 20,050 100.0
Pat Heung Road Project
17 aE HongKong &BTHARKER Hong Kong Yuen Long B¥ Agricultural 2,987 100.0
Tai Tong Road Project
18 & HongKong ~ EALEAEAMIIIEE © Hong Kong YuenlongTong 2% Agricultural N/A 73 F 100.0
Yan San Tsuen Project
19 0 HongKong & EKE@EBEEE®  Hong Kong Sheung Shui Ma 2% Agricultural N/A R £ 50.0
Sik Road Project @
N Sub-total 23,037
Foh Total 504,534
Bt 5 Notes:
(1) BETHABAFNIERBREEESHEF - (1) Hong Kong Yuen Long Tong Yan San Tsuen Project is currently under scheme
(HHEEL A 11,123 F 5K - development. The site area is approximately 11,123 sq.m..
2) BTALKEERERRESIEEH TS - (2) Hong Kong Sheung Shui Ma Sik Road Project is currently under scheme

(G TE4) 59,629 F /5 K » development. The site area is approximately 9,629 sq.m..
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REZBH ML EBFBEHIOT Details of land bank in major cities are set out below:
HETRAHE
AHEREEE
Estimated
net saleable/
BB Region/City leasable GFA
AR
sg.m.
RN B2 [ 1 Shenzhen and surrounding regions
(BFER) (including Dongguan) 153,882
= Shanghai 99,380
P Nanjing 717
P ED Chengdu 38,285
A Hangzhou 26,264
RiE Tianjin 42,129
M Changzhou 82,845
A Hong Kong 30,538
SEINETE Sydney, Australia 30,494
#Et Total 504,534
NEBBERSRERE  £68FME#RN The Group intends to continue to leverage its experience in identifying
FPREBEAR SFPEEIINEEERE land parcels in and/or outside the PRC with investment potential at
BT W @& e R iE R advantageous times and acquiring land reserves which are or will be
EH R R B E e M EE otk - well connected with transportation and infrastructure developments.
AREBMBESNTREAR ST EE Moreover, the Group intends to continue to acquire new land parcels or
NS EENDTEEE RIERENH projects in locations in and/or outside the PRC with vibrant economies
W@ TisIER L HEEBR and strong growth potential, in particular, the Greater Bay Area (including
KéEE (BEED  F®YEES) « & Hong Kong, Shenzhen and Dongguan), Shanghai and Sydney of Australia.

FORMEE o
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(5) FHR=-Z—NETEXEMBAMNE (5 Projects with Expected Commencement in the second
H

half of 2019
RZZE-NETEF AEEFERSA In the second half of 2019, the Group intends to commence construction
FE=-—EEE i FAHEE WHE of three projects with a total estimated net saleable/leasable GFA of
BEEEMBENASI01FEH K- approximately 81,301 sq.m..
BEABEFERINAOT Details of such projects are set out below:
fHEFAHE
AEEEEEE
Estimated
net saleable/
Project leasable GFA
sg.m.
B HongKong  &EJLBA+A#BEEIEE Hong Kong Yuen Long Shap Pat Heung Road
Project 20,050
B Hong Kong  &BITEAAXEKIEE Hong Kong Yuen Long Tai Tong Road Project 2,987
el Shenzhen RYIIBEEE 1 I Hb 8 3k Shenzhen Longhua Shangtang Metro Station
RS Project 58,264

81,301
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FINANCIAL REVIEW

For the six months ended 30 June 2019, the Group's total revenue and
income from sale of properties were approximately HK$280.7 million and
HK$14.9 million, respectively, decreased by approximately 9.1% and 76.3%,
respectively, as compared with the corresponding period of 2018. The
Group recorded a loss attributable to equity shareholders of the Company of
approximately HK$168.0 million as compared with a loss of HK$30.3 million
recorded in the corresponding period of 2018. For the six months ended 30
June 2019, the Group had a basic loss per ordinary share (the “Share(s)”) of
HK$0.11, compared with a loss of HK$0.02 in the corresponding period of
2018. Net assets per Share attributable to equity shareholders of the Company
and holders of perpetual subordinated convertible securities (“PCSs”) were
approximately HK$6.7 as at 30 June 2019 and approximately HK$6.9 as at 31
December 2018.

Revenue

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

The Group’s revenue decreased by approximately 9.1% to approximately
HK$280.7 million for the six months ended 30 June 2019 from approximately
HK$308.9 million for the six months ended 30 June 2018. This decrease was
primarily due to a decrease in the Group’s income from sale of properties.
The Group recognised property sales of approximately HK$14.9 million,
representing approximately 5.3% of the revenue for the six months ended 30
June 2019. The remaining approximately 94.7% represented rental income,
property management and related services income and income from education
related services and products.

Revenue from the Group’s sale of properties decreased by approximately 76.3%
for the six months ended 30 June 2019 as compared with the corresponding
period of 2018 primarily due to a decrease in the Group’s total saleable GFA
sold and delivered (excluding sale of car park units) from approximately 3,793
sg.m. in the first half of 2018 to approximately 1,023 sg.m. in the first half
of 2019. As a result of an increase in the GFA of the properties managed by
the Group, the income from the property management and related services
increased.

. -
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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 decreased to approximately HK$111.2 million for the
six months ended 30 June 2019 from approximately HK$160.0 million for the
six months ended 30 June 2018. Such decrease was primarily attributable to a
decrease in the saleable GFA and the related construction costs of the Group’s
properties completed and delivered for the six months ended 30 June 2019.

Gross profit

The Group’s gross profit increased by approximately 13.8% to approximately
HK$169.5 million for the six months ended 30 June 2019 from approximately
HK$148.9 million for the six months ended 30 June 2018. The Group recorded
a gross profit margin of approximately 60.4% for the six months ended 30
June 2019 as compared with approximately 48.2% for the six months ended
30 June 2018. The increase in gross profit margin was primarily driven by the
increase in overall proportion of rental income and income from education
related services and products which contributed higher gross profit margin.

Other revenue

Other revenue decreased by approximately HK$252.3 million, or approximately
74.0%, to approximately HK$88.6 million for the six months ended 30 June
2019 from approximately HK$340.9 million for the six months ended 30 June
2018. The decrease was primarily attributable to the absence of interest income
on financial assets measured at amortised cost in the current period.

Other net income

Other net income decreased significantly by approximately 92.3% to
approximately HK$19.1 million for the six months ended 30 June 2019 from
approximately HK$247.7 million for the six months ended 30 June 2018, mainly
due to the absence of fair value change on conversion option embedded in
convertible bonds.
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Selling and marketing expenses

Selling and marketing expenses decreased by approximately 45.1% to
approximately HK$9.0 million for the six months ended 30 June 2019 from
approximately HK$16.4 million for the six months ended 30 June 2018, mainly
due to a decrease in promotion and commission expenses paid. The selling and
marketing expenses accounted for approximately 11.9% of total contracted
sales for the six months ended 30 June 2019 (for the six months ended 30 June
2018: approximately 2.2%).

Administrative expenses
Administrative expenses decreased by approximately 17.6% to approximately
HK$208.5 million for the six months ended 30 June 2019 from approximately
HK$253.0 million for the six months ended 30 June 2018. The decrease was
mainly due to the decrease in professional fees and staff costs incurred for the
six months ended 30 June 2019.

Valuation gains on investment properties and investment
properties classified as held for sale

Valuation gains on investment properties and investment properties classified as
held for sale decreased significantly by approximately 67.7% to approximately
HK$58.8 million for the six months ended 30 June 2019 from approximately
HK$182.0 million for the six months ended 30 June 2018. The decrease was
mainly due to the slow growth in average market rents in the first half of 2019.

Finance costs

Finance costs decreased by approximately 33.5% to approximately HK$180.5
million for the six months ended 30 June 2019 from approximately HK$271.4
million for the corresponding period of 2018. The decrease was primarily
attributable to the increase in the percentage of interest expenses being
qualified for capitalisation from approximately 19.6% to 48.1%.

Income tax

Income tax expenses increased by approximately 142.2% to approximately
HK$68.3 million for the six months ended 30 June 2019 from approximately
HK$28.2 million for the six months ended 30 June 2018. The increase was
mainly attributable to the timing difference of capitalisation of interest expenses
in the current period.

L



RREREEERAT

NP EIRE

EEEWR D

MANAGEMENT DISCUSSION AND ANALYSIS

FERER

HE-Z-hAhFEAA=TBIL @Ak
% HE 25 FE (5 B F 49 /58,900,000 7T * 1 —
T NFEBETRESEEEBINA
5,400,000 70 © 238 = B2 A R JE LA 4
HEE—FE2EWNBRAR GZHEBRREE
VI B RTE) 69 & MR R BB 4E 5149 9,100,000
FETLEYFIE o

RBES MERESER
HEMRR

RZTE-AENA=Z+AH  AEENRE KRR
T REREYN A4,317,500,0008 7T (R=F
—N\F+=A=+—8:4)8,054,400,000 /&)
WML #)46.4% °

BFERAEEBEENIKE

RZEBE—NAFXA=ZTH AEENEELH
(BERTREMES EAESH HEAE
LA B2 JE A< FE 2 B A% 5R 301D 4945 9,459,600,000
7 7T+ E 1 494,358,300,00078 7T B R — F X
E38 - 493,808,200,000/% L AN —F & ER
FERNEE M #1,293,100,00058 ST B R A F 1%

fE& -

R-TZE—-HhALEXNA=Z+8H AEEH
7,309,900,000 L (R=ZZT—N\F+=
B=4+—H:#7,114,500,000 jT) & 8
TERRENBEHFUAEBAKEAED
10,708,300,000 7t (R=_ZT—N\F+ A
=+—H8 :4911,093,700,000/8 7T) Hy & T &
BYE(PEIBEABELENREME) - &
bt RIEF FEREFHELI  FER
BHRYE FECORTYE CEMRGERLE
W EERIEA -

AEEMBRTREMEEREMESHE
AEAUAREHE R ZZT—NEFXA
=+ B #%8#)3,326,500,00058 ¢ (N —Z—/\
F+=ZA=+—H :#3,400,400,0007% 7t)
1.1,719,000,000F c (R =T —N\F+ = A
=+—H : #3,262,900,000/87T) & TEE
B BIAE T R ETLEHE -

RZZE—AENA=Z+H ZAEENRTE
B #)4665,500,000/8 7 © ¥ EE FHEN T
6.4%ZE7.0% T2 °

Non-controlling interests

The profit attributable to non-controlling interests was approximately HK$8.9
million for the six months ended 30 June 2019 as compared with the loss
attributable to non-controlling interests of approximately HK$5.4 million in the
corresponding period of 2018. The increase was primarily due to the increased
share of profit of a non wholly-owned subsidiary (which holds property
management services) shared by the non-controlling interests approximately
HK$9.1 million in the current period.

LIQUIDITY, FINANCIAL AND CAPITAL RESOURCES

Cash position

As at 30 June 2019, the carrying amount of the Group’s cash and bank deposits
was approximately HK$4,317.5 million (as at 31 December 2018: approximately
HK$8,054.4 million), representing a decrease of approximately 46.4%.

Borrowings and charges on the Group’s assets

The Group had an aggregate borrowings (including bank and other
borrowings, bonds payable, lease liabilities and amounts due to non-controlling
shareholders) as at 30 June 2019 of approximately HK$9,459.6 million,
of which approximately HK$4,358.3 million is repayable within one year,
approximately HK$3,808.2 million is repayable after one year but within five
years and approximately HK$1,293.1 million is repayable after five years.

As at 30 June 2019, the Group’s bank loans of approximately HK$7,309.9
million (as at 31 December 2018: approximately HK$7,114.5 million) and bonds
payable were secured by certain investment properties (inclusive of investment
properties classified as held for sale), 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$10,708.3 million (as at
31 December 2018: approximately HK$11,093.7 million).

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$3,326.5 million (as at 31 December
2018 approximately HK$3,400.4 million) and HK$1,719.0 million (as at 31
December 2018: approximately HK$3,262.9 million) as at 30 June 2019 which
were denominated in Hong Kong dollars and US dollars, respectively.

As at 30 June 2019, the Group had bank borrowings of approximately
HK$665.5 million which bore fixed interest rates ranging from 6.4% to 7.0%
per annum.



BEEFNWR DN

TOP SPRING INTERNATIONAL HOLDINGS LIMITED
INTERIM REPORT 2019

MANAGEMENT DISCUSSION AND ANALYSIS

200,000,000 E TR —F—NF W
AmRESs ((EF])

RZE—RE+=ZA=Z+/\H  KARAFHLord
Business Holding IV Limited * 3k 38 50 B 14 &
ERAT - PRIR RN AES RYERER
WEBRAT (GBI EE]D ST RERZ
(IREWZ]D - B REBERBHZOEIR
SZEHEMHMER  AAGERERT MKE
EE R ERE KX R E %% %5 200,000,000
ETR_Z-NFHHNES - BHEIE B
2HARRBMHAZE—RAF+_A=+NA

COPN-

N4 458 %% /100,000,000 X LRI E H 0 B
TE-RNF—AANBNZE-RE=ZA=-+—
HETTFHEBRES  -BHEFE  Z284AR
AR A E—R"F—ANABEZZZE—RX
FZAZ+—HHRE -

RRABR-_E-NF-ALABRZEHES -

BERA

AEBHE—T-NAFARA=THELENEAD
EFFHEERE (REZHEREEREFE
R BERUMARFHEEE) DR6.7% (B
ECE-NFRA=ZTHIEREAR:872%) -

RZZE-AFERNA=1TH FEERFLEEN
MEFIIEERELN6.2% (BHE-FT—NFX
R=+HBIEXEAR : 8963%) °

FRMLE

FRBLRERASENEREFE (CHNKRES
FEeFEBEURZREI KD EREFREN
EEEE) MU REETE - AEERE
—NERNA=Z+TAR-ZZE—N\F+-A=+—
HEFBELERD AL R49.3% £ 29.5% © /F
BELEFARFEHREE=_F—NF~A
=STRAERNEAENPRE I HIRERRIEES
BREMATE ©

US$200 million convertible bonds due 2019 (the “Bonds”)

On 28 December 2015, the Company entered into the subscription agreements
(the “Subscription Agreements”) with Lord Business Holding IV Limited, Great
Wall Pan Asia International Investment Co., Limited, China Orient Enhanced
Income Fund and Caiyun International Investment Limited* (¥ Z B &% & A
R 72 &) (collectively referred to as “Investors”) pursuant to which, on the terms
and subject to the conditions of the Subscription Agreements, the Company
agreed to issue, and the Investors agreed to subscribe and pay for the Bonds in
the aggregate principal amount of US$200 million due 2019. For details, please
refer to the Company’s announcement dated 29 December 2015.

The Bonds in the aggregate principal amount of US$100 million each were
issued to the respective Investors on 6 January 2016 and 21 March 2016,
respectively. For details, please refer to the Company’s announcements dated 6
January 2016 and 21 March 2016, respectively.

The Bonds were fully redeemed by the Company on 7 January 2019.

Cost of borrowings

The Group’s annualised average cost of borrowings (calculated by dividing total
interest expenses expensed and capitalised by average borrowings, during the
period) was approximately 6.7% for the six months ended 30 June 2019 (for
the six months ended 30 June 2018: approximately 7.2%).

As at 30 June 2019, the weighted average borrowing cost for the Group’s
existing borrowings was approximately 6.2% (for the six months ended 30 June
2018: approximately 6.3%).

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 2019 and 31 December 2018 was approximately 49.3% and 29.5%,
respectively. The increase in net gearing ratio was mainly due to the settlement
of LAT in the PRC and investment in financial products during the six months
ended 30 June 2019.
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Foreign exchange risk

As at 30 June 2019, the Group had cash balances denominated in RMB of
approximately RMB3,500.2 million (equivalent to approximately HK$3,982.0
million), in US dollars of approximately US$1.0 million (equivalent to
approximately HK$7.8 million) and in Australian dollars of approximately
AUD9.8 million (equivalent to approximately HK$54.0 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 of the Company (the “Directors”) monitor
the Group's foreign exchange exposure closely and may, depending on the
circumstances and trend of foreign currency, consider adopting significant
foreign currency hedging policy in the future.

NET ASSETS PER SHARE

Net assets per Share of the Company as at 30 June 2019 and 31 December
2018 are calculated as follows:

R-ZE—NF =
~A=1H +=A

T — )\
+—8
As at

31 December
PAONE:]

As at
30 June
2019

Net assets attributable to equity

(F#&T) shareholders of the Company (HK$'000) 10,311,064 10,582,279
BRETTRREE (TR) Number of issued ordinary shares ('000) 1,412,733 1,385,576
MARITE KA AT R EHEE (FA%) Number of outstanding PCSs ('000) 116,553 143,553
RIERFEEREEFEMNKROEE Number of shares for the calculation

(F5) of net assets per Share ('000) 1,529,286 1,529,129
NARERSRE RK AR AR ES  Net assets per Share attributable to equity

BEAELESREEFE(ET) shareholders of the Company and the

(M3E) holders of PCSs (HK$) (Note) 6.7 6.9

Mk ADREERERKATERRELSFEABES
REEFERKATERESFTEARZZE N
FRA=Z+BR=ZFT—N\F+=-A=+—HEH#H
HOK A ARG EH AR RIRG ([R5 1) a1 -

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 the
shares of the Company (the “Shares”) as at 30 June 2019 and 31 December 2018.
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CONTINGENT LIABILITIES

As at 30 June 2019, save for the guarantees of approximately HK$559.7 million
(as at 31 December 2018: approximately HK$592.1 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.

MATERIAL ACQUISITION AND DISPOSAL OF
SUBSIDIARIES, ASSOCIATES AND JOINT VENTURES

Save as disclosed in this interim report, the Group did not have any material
acquisition or disposal of subsidiaries, associates and joint ventures from 1
January 2019 up to the date of this interim report.

EMPLOYEES AND REMUNERATION POLICY

As at 30 June 2019, the Group employed a total of approximately 879
employees (as at 31 December 2018: approximately 930 employees) in the
mainland China, Hong Kong and Australia, of which, approximately 163 were
under the headquarters team, approximately 13 were under the property
development division and 684 were under the retail operation and property
management division, approximately 6 were under education and approximately
13 were under funds. For the six months ended 30 June 2019, the total staff
costs incurred was approximately HK$125.7 million (for the six months ended
30 June 2018: approximately HK$144.7 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.
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The Company adopted a pre-IPO share option scheme (the “Pre-IPO Share
Option Scheme”) and a share award scheme (the “Share Award Scheme”)
on 2 December 2010 under which the Company granted share options and
awarded Shares to certain eligible employees. The Company has also adopted
a post-IPO share option scheme (the “Post-IPO Share Option Scheme”)
on 28 February 2011 for the purpose of recognising and acknowledging
contributions that eligible employees have made or may make to the Group.
Further details of the Pre-IPO Share Option Scheme, the Share Award Scheme
and the Post-IPO Share Option Scheme are stated in the section “Share Award
and Share Option Schemes” in the Directors’ Report of this interim report.

CHANGES SINCE 31 DECEMBER 2018

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
2018.
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CORPORATE GOVERNANCE PRINCIPLES AND
PRACTICES

In the opinion of the Directors, the Company has complied with the provisions
set out in the Corporate Governance Code (the “CG Code”) contained in
Appendix 14 to the Rules Governing the Listing of Securities (the “Listing
Rules”) on The Stock Exchange of Hong Kong Limited (the “Stock Exchange”)
throughout the six months ended 30 June 2019 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. With effect from 1 March 2018, Mr WONG Chun
Hong performed his duties as the chairman and the chief executive officer of
the Company. The Board considers that vesting both roles in the same person
ensures consistent leadership within the Group and enables more effective
and efficient planning of long-term strategies and implementation of business
plans. The Board believes that the balance of power and authority is adequately
ensured by the operations and governance of the Board which comprises
experienced and high calibre individuals, with more than half of the Board
members being non-executive or independent non-executive Directors. The
Company will review the current structure when and as it becomes appropriate.

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

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
2019. To ensure compliance, all Directors were requested to send a notice of
intention to deal with the securities of the Company to the chairman of the
corporate governance committee of the Board (the “Corporate Governance
Committee”) and should obtain an approval from the chairman of the
Corporate Governance Committee or the designated person by the Board
during the period under review to deal with securities of the Company.

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

CHANGES IN INFORMATION OF DIRECTORS

Pursuant to Rule 13.51B of the Listing Rules, the changes in information of the
Directors since 1 January 2019 up to the despatch date of this interim report is
set out below:

SBHE

Details of change

REBRE

Mr CHEN Zhi Xiang
RIS &

Mr LIANG Rui Chi

EENERFFEE

RHEE (BB NEN\ATAREER

AIITES) OBEF AR EAT KA
—NENBEBMHAEFEE -

KANFEL ABENEITIREE SR H MR
RE R LR BEZFE—NF—A—H
LASR - BB ESMENEEARE EMARE
13.51B(1) 156 F A 5% -

BERTES A2 NFN\ARLARENR
Resigned as an executive Director with effect from 5 August 2019
BZEANTES BT NAFN\ARARBEM

Appointed as an executive Director with effect from 5 August 2019

CHANGES IN DIRECTORS’ BIOGRAPHICAL DETAILS

Biographical details of Mr LIANG Rui Chi (who was appointed as an executive
Director with effect from 5 August 2019) were disclosed in the Company’s
announcement dated 5 August 2019.

Upon specific enquiry made 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 1 January 2019.
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REVIEW OF INTERIM RESULTS BY THE AUDIT
COMMITTEE

The audit committee of the Company (the “Audit Committee”) has reviewed
the accounting principles and practice adopted by the Group and has reviewed
the interim results of the Group for the six months ended 30 June 2019. The
Audit Committee comprises three independent non-executive Directors, namely
Mr CHENG Yuk Wo (Chairman), Professor WU Si Zong and Mr CHAN Yee
Herman.

The financial information in this interim report is unaudited and is derived from
the interim financial report for the six months ended 30 June 2019. The interim
financial report is unaudited, but has been reviewed by KPMG, the Company’s
auditor, in accordance with Hong Kong Standard on Review Engagements
2410, Review of interim financial information performed by the independent
auditor of the entity, issued by the Hong Kong Institute of Certified Public
Accountants. A review is substantially less in scope than an audit conducted in
accordance with Hong Kong Standards on Auditing and consequently does not
enable the auditor to obtain assurance that they would become aware of all
significant matters that might be identified in an audit. Accordingly, KPMG did
not express an audit opinion.

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

INVESTOR RELATIONS AND SHAREHOLDERS' RIGHTS

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

Shareholders of the Company are encouraged to attend all general meetings of
the Company. Pursuant to Article 58 of the Articles of Association, shareholders
of the Company holding not less than one-tenth of the paid up capital of the
Company carrying the right of voting at general meetings of the Company shall
at all times have the right, by written requisition to the Board or the Company
Secretary, to require an extraordinary general meeting to be called by the
Board for the transaction of any business specified in the requisition; and the
Company shall hold general meeting within two months after receiving the
requisition. If a shareholder of the Company wishes to propose a person other
than a retiring Director for election as a Director at a general meeting, pursuant
to Article 85 of the Articles of Association, the shareholder of the Company
(other than the person to be proposed) duly qualified to attend and vote at
the general meeting shall send a written notice, duly signed by the shareholder
of the Company, of his/her intention to propose such person for election and
also a notice signed by the person to be proposed of his/her willingness to
be elected. These notices should be lodged at the Company’s head office or
the office of the Company’s branch share registrar (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 2019 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 principally engaged in real
estate investment, property development, property management and education
related services in the PRC and Hong Kong. There were no significant changes
in the nature of the Group’s principal activities during the period under review.

INTERIM DIVIDEND

No interim dividend is declared for the six months ended 30 June 2019 (2018
interim dividend: Nil).

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

Neither the Company nor any of its subsidiaries has purchased, sold or
redeemed any of the Company’s listed securities during the six months ended
30 June 2019.

L



732 REEREMARAT

T AAREERE

EEREE
DIRECTORS’ REPORT

EERTETHRAERERTAR
HEBZENRSG  HERDOR
BESENEERAR

RZE FXA

TBABRALR A R ERE w/?il (EER&E
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EspE

Name of Director

55V

EREEE(HEEED (HE2)
Mr WONG Chun Hong
("Mr WONG") (Note 2)

REERER

corporation
EREEIZA
Settlor of a trust
BEHEBA

Beneficial owner

BEREE(REED (HE3)
Mr CHEN Zhi Xiang
("Mr CHEN") (Note 3)

EafEAA

Beneficial owner

BHEMEL ((BEL]) (HE4)
Mr CHENG Yuk Wo
("Mr CHENG") (Note 4)

EREAA

Beneficial owner

RMFHEK ([RHE]) (HEs)
Professor WU Si Zong
("Professor WU") (Note 5)

EElEBA

Beneficial owner

Type of interest

Interest in a controlled

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

As at 30 June 2019, 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 FERGHR
BERG FRBRE AHRRE S HER B A% HERTRE
A (R) 8 (R) #8 (R) Total number D
Number of ~ Number of Share Number of of Shares and Approximate
Shares held options held PCSs held underlying percentage of
(Shares) (Shares) (Shares) Shares held issued Shares
(H=E1)
(Note 1)
(@)+(b)+(©)
148,500 - - 148,500 %17 (L) 001
148,500 Shares (L)
417,593,500 - 116,552,800 534,146,300 17 (1) 37.81
534,146,300 Shares (L)
5,083,200 1,400,000 - 6,483,200 % f& 17 (L) 0.46
6,483,200 Shares (L)
- 2,670,000 - 2,670,000 i1 (L) 0.19
2,670,000 Shares (L)
- 1,420,000 - 1,420,000 &R 5 (L) 0.10
1,420,000 Shares (L)
- 400,000 - 400,000 &Mz 17 (L) 0.03

400,000 Shares (L)
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Kang Jun Limited ([ Kang Jun]) A& L £ 2
BHA  BEEBHFRIEED - FLEWR
A Kang Jun# 4 # 148,500 % A% 15
A 25 ° Chance Again Limited 1 BVI Co®
BHEA ©BVI COM 2B ETRARHES
HERETEFARERREEAITARER
B HZEAREELENRERE - &k
EREBERRIEETMEINARREA - BRI
FEERBEED - =E K EWE AR Chance
Again Limited ¥ 5 #9417,593,500 % % 17 &
F Chance Again Limited #§ A 815k A 7] # f&
BEABER116,552,800 B BERL 1) R A
¥ % o F 5T 4 U5 E 25 ¥ A 5,083,200 A% A% 19
RIRBEERRRAEESERERESTSELRQTF
% 2 1,400,00017 B R 4 (5 —#t) - FT A
ZER_T—NFEANA=TAMATEZ
ERE IR —=FNA=-+XAZE=
T FRNA-TRAAPREERERRN 2.264
BT RIBEITE

BREAEANBERRMTEREORES
RAFBEEERETIERADARD
#7300,000 17 % % #E (28 —#t) @ ()IREH
RARBEEBERETIERARRED
#)370,00017 % Iz 4 (32 =#t) R(iiRIE &
RAABEEEBERESEIERARTARED
2,000,000 17 & A% it (2 753t) - B ZER
ZE-AFENAZ T BIAITE AR
# (i) 300,000 17 B AR 8 (8 —#it) AT A =
—mWENA-Z+RE-_Z-_=FXA+h
AHIRE SR 414 B TTRREBITE
(i) 370,000t B R4 (F=HE) AT —F — X
FMA-+N\BE-ZE-_AFWNA-++
H BRI IR AL AR 17 3.300 8 T R E1T{E
K (iii) 2,000,000 17 #E Az ##E (< #4t) AT A =%
—+F+-_ARABRE-_E-_ARE+-AN
B HIER TR 2.796 78 TTH R BE BT -
BMAELCKR T NENARABHTRT
EEo

BEXMANERARNTEREORES
RARBEEBERETIERAQRRED
#)420,000 17 & Ak i (28 —#t) R()RiE&E
RAABEEBERESEIEARTARED
1,000,00017 FE A4 (B =4t) - FREZER
—E-NAFANAZTHDAITENBRE
# 0 (i) 420,000 B B fE (28 —3b) Al A =
E—=ZFRNAZ+ARABE_ZT=__FXA
Z+ABHERERKRD2.264BTHRE
8771 » (i) 1,000,00017 B A& (5 =#t)
AR E-RNFNA-+tN\HE-_Z—

F9 A =1+ HEMIR SRR % 3.30078 T
HRAEEITHE -

RYBEEHHEBARNTABREREE X
AHBEEEEREFIERARFAEDLN
400,000 BB HE (5 =Ht) - ZER =T
—NWEXRNRA=ZTBNATENERESR -
400,000 BERSHE (B =4t) AT R =T — X 4F
MAZ+N\BEZZT-RAFWA=-1++H
B IR SRR 3.300 B TR BEITHE -
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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 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
Family Trust and the beneficiaries of which include Mr WONG's family members. Mr
WONG is the settlor and the protector of the WONG Family Trust. By virtue of the
SFO, Mr WONG is deemed to be interested in 417,593,500 Shares held by Chance
Again Limited and 116,552,800 underlying Shares in relation to the PCSs held
by Chance Again Limited. 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 2019, were exercisable at the subscription price of HK$2.264 per Share
during the period from 26 June 2013 to 25 June 2022.

Mr CHEN'’s long position in the underlying Shares comprises (i) 300,000 options
granted to him by the Company under the Post-IPO Share Option Scheme (Lot
2), (i) 370,000 options granted to him by the Company under the Post-IPO Share
Option Scheme (Lot 3) and (jii) 2,000,000 options granted to him by the Company
under the Post-IPO Share Option Scheme (Lot 6). These share options, all of which
remained exercisable as at 30 June 2019 were exercisable as to (i) 300,000 share
options (Lot 2) at the subscription price of HK$4.14 per Share during the period
from 20 June 2014 to 19 June 2023, (ii) 370,000 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, and (iii) 2,000,000 share options (Lot 6) at the subscription price
of HK$2.796 per Share during the period from 5 December 2017 to 4 December
2026. Mr CHEN has resigned as an executive Director since 5 August 2019.

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 2019 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 (i) 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 2019, 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 2019, 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 2019, 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 AWARD AND SHARE OPTION SCHEMES

The Company adopted the Pre-IPO Share Option Scheme and the Share Award
Scheme on 2 December 2010 under which the Company granted share options
and awarded Shares to certain eligible employees. The Share Award Scheme
was terminated following the passing of a resolution by the shareholders of
the Company at the annual general meeting of the Company held on 23 May
2019. During the six months ended 30 June 2019, 157,000 (for the six months
ended 30 June 2018: 455,000) share options were exercised by the grantees
and 400 (for the six months ended 30 June 2018: Nil) share options lapsed. As
a result, 1,523,631 (as at 31 December 2018: 1,681,031) share options were
outstanding as at 30 June 2019 under the Pre-IPO Share Option Scheme.

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

L
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HE-_Z—NFNA=F+HILAMEA #BIEE  Movement of the outstanding share options under the Pre-IPO and Post-IPO
WA ER R EREREASBINEAITE  Share Option Schemes for the six months ended 30 June 2019 is as follows:
BREZFSHWT

ERH BT GET! G
Bk B Bk B
TfEE Share Share Share Share

Exercise 1 January options options options options
Price 2019 granted exercised cancelled lapsed

=

FRAT
HK$
per Share

BHRNDFEER  Pre-IPO 1.78 1,681,031 - 157,000 - 400 1,523,631

BRLREER  PostIPO

E—#t Lot 1 2.264 3,451,500 - - - - 3,451,500
B4 Lot2 4.14 6,716,000 - - - - 6,716,000
F=4 Lot 3 33 49,698,000 - - - 380,000 49,318,000
E=JUtkisd Lot4 3.65 1,067,500 - - - 300,000 767,500
ERH Lot5 3.45 10,000,000 - - - - 10,000,000
Epaeiig Lot6 2.796 30,124,500 - - - 3,000,000 27,124,500
e Swbtow 105750 - - .7 3680000 97377500
st Total 102,738,531 - 157,000 - 3,680,400 98,901,131

BRARLDBIEARGD 2R LB ZI M — 25 Further details of the share award and share option schemes of the Company
HBENREEZ TRV R EME22 are set out in note 22 to the unaudited interim financial report.

BEEEN MANAGEMENT CONTRACTS

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

RIBEAARRKEEMME AR 2 HAEME  and administration of the whole or any substantial part of the business of the

RECD EBERRITHOER © Company or any of its subsidiaries were entered into or existed during the
period under review.
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L)
Capacity

Chance Again Limited EHEAA
([Chance Again]) (Fif5£2) Beneficial owner
Chance Again Limited
(“Chance Again”) (Note 2)

Cheung Yuet (B.V.1.) Limited RimEERER
([BVICol) (PH5E2) Interest in a controlled
Cheung Yuet (B.V.1.) Limited corporation

("BVI Co") (Note 2)

LEREEERAR FREEEA
(MEZERE)) (HE2) Trustee of a trust

HSBC International Trustee Limited
("HSBC International Trustee")

(Note 2)

BRELt ((Bxt]) (ME2Rk3) RBER

Ms LIU Choi Lin (“Ms LIU") Interest of spouse
(Notes 2 & 3)

TOP SPRING INTERNATIONAL HOLDINGS LIMITED
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SUBSTANTIAL SHAREHOLDERS’ INTERESTS AND
SHORT POSITIONS IN SHARES AND UNDERLYING
SHARES OF THE COMPANY (AND ITS ASSOCIATED
CORPORATIONS)

As at 30 June 2019, so far as is known to any Directors or chief executive of
the Company, the following persons (other than Director(s) or chief executive(s)
of the Company) had interests or short positions in the Shares and underlying
Shares as recorded in the register required to be kept by the Company pursuant
to section 336 of the SFO or which would fall to be disclosed to the Company

under the provisions of Divisions 2 and 3 of Part XV of the SFO:

RER®B
2E (B
Number of
Shares held
(Shares)

417,593,500

417,593,500

417,593,500

422,825,200

RERRE
2E (R
Number of
Share
options held

(Shares)

1,400,000

FREKA
ARRES
#E (R
Number of
PCSs held
(Shares)

116,552,800

116,552,800

116,552,800

116,552,800

BFEROR
HERAAR
Total number
of Shares and
underlying
Shares held
(FfzE1)
(Note 1)
(@)+(b)+(0)+(d)

[i% Shares (L)

534,146,300 %
A7 (1)
534,146,300
Shares (L)

534,146,300 fix
A7 (1)
534,146,300
Shares (L)

534,146,300
A7 (1)
534,146,300
Shares (L)

540,778,000 i
A7 (1)
540,778,000
Shares (L)

HEBRTRE
WERNBED L
Approximate
percentage of
issued Shares

37.81%

37.81%

37.81%

38.28%
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FEARREBRAR(RE]D
)

Caiyun International Investment Limited

(FEARREBRDA)

("Caiyun”) (Note 4)

CEHTRRREEEERAA
(IEEMKREE]) (HiTa)

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

Crown Investments Limited
(T Crown Investments]) (Ff3E5)
Crown Investments Limited

("Crown Investments”) (Note 5)

Metro Holdings Limited ([ Metro])
(KizE5)

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

ONG Jenn %4 (FfizE6)
Mr ONG Jenn (Note 6)

ONG Sek Hian 7c 4 (Fii5:6)
Mr ONG Sek Hian (Note 6)

L)
Capacity

EEBEA

Beneficial owner

RErEEE
Interest in a controlled
corporation

RErEEE
Interest in a controlled
corporation

RErEEE
Interest in a controlled
corporation

RiEERER
Interest in a controlled

corporation

RiEERER
Interest in a controlled

corporation

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

400,959,840

400,959,840

227,970,810

228,390,110

228,390,110

229,378,110

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

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

REROR
HEROER
Total number
of Shares and
underlying
Shares held
(FF&E1)
(Note 1)
(@+(b)+(c)+(d)

J% Shares (L)

400,959,840 i
et (L)
400,959,840
Shares (L)

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

227,970,810 f%
&7 (1)
227,970,810
Shares (L)

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

228,390,110 %
RRA7 (1)
228,390,110
Shares (L)

229,378,110 %
&7 (1)
229,378,110
Shares (L)

HERTRH
HBREA

Approximate

percentage of

issued Shares

28.38%

28.38%

16.14%

16.17%

16.17%

16.24%
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Chance Again1BVI Co2 & # A °BVI Co2 & 2
BIRAHECHEBREXFEAERREETD
AN ERE - ERXERBERRKIETMHEIL
ARREAN - BEFHFRBAERL  ZEEWR
7 H Chance Again %A #9417,593,500 % ik 19 &
3 Chance Againi$ B BEi k A Al AR & H A B
116,552,800 AR 4B BA AL 1 A 74 A 2 ©

BRLRELENERS - REEHRMEGRD
BRTHARRELERERANNA KRG R
B A

400,959,840 BRI A K E (M EMBEEEEE
HER)EE - Bt ZEHEEEREREAREEA
FHAMMARG RABROTES#ER -

227,970,810 f% A% {5 F Crown Investments & -
Crown Investments B Metro China Holdings Pte Ltd
& A » Metro China Holdings Pte Ltd Bl f§ Metro
2E %A © 419,300 I i 1 B3 Meren Pte Ltd#%575
ifl Meren Pte Ltd FH Metro & & 4 - RIEFH L
B &) - Metro 4% A7 9 Bl 88 Crown Investments
K Meren Pte Ltd #f & #9227,970,810 fx ik 0 M
419,300 R ) R E R RE = ©

Metro f ONG Jenn 5t & 2 ONG Sek Hian %t & %
Bl 4% #34.43% [234.43% 7 o IRIEH 5 R H
E &P - ONG Jenn %t £ # 17 B 7 5 5l B3 Crown
Investments & Meren Pte Ltd 5 7 #9227,970,810 %
&7 %2 419,300 i i 7 Hh #E A #E 55  ONG Sek Hian
% & 448 B 9 Bl B8 Crown Investments &2 Meren
Pte Ltd 3% 45 #9227,970,810 % % 1 % 419,300 A% A%
AR RESS o LN - ONG Sek Hian %t 4 & 5
4 988,000 fR & 17 °

Notes:

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

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

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

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

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

Metro is 34.43% controlled by Mr ONG Jenn and 34.43% controlled by Mr ONG Sek
Hian. By virtue of the SFO, Mr ONG Jenn is deemed to be interested in the 227,970,810
Shares and 419,300 Shares held by Crown Investments and Meren Pte Ltd, respectively.
Mr ONG Sek Hian is deemed to be interested in the 227,970,810 Shares and 419,300
Shares held by Crown Investments and Meren Pte Ltd, respectively. In addition, Mr ONG
Sek Hian beneficially owned 988,000 Shares.
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BEXFTHEEN R_ZT—NF/NA=FH" Save as disclosed above, as at 30 June 2019, no person (other than a Director
METMAL (EERARAEETIMABR  or chief executive(s) of the Company) had any interests or short positions in
G FEAR R RIRED R ARBE I R A XA the Shares and underlying Shares of the Company as recorded in the register
NERIEZERF M EEFE3361KBTEFFE  required to be kept by the Company pursuant to section 336 of the SFO or
BERECMEBERESFREEMEXVEEE2  which would fall to be disclosed to the Company and the Stock Exchange
K 3nEHE X BARARNR LB FAIHENTM  pursuant to the provisions of Divisions 2 and 3 of Part XV of the SFO.
KR »

M : APHREMSETLELREOLBEFTELZE  Note:  Certain amounts and percentage figures included in this interim report have been
EEH AN BETERESTE —WATOER subject to rounding adjustments. Accordingly, figures shown as total sums in certain
FREHFTHEMAEMSLAHEEE LA - tables may not be an arithmetic aggregation of figures preceding them.

* EHEE *  For identification purposes only
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS

BE_Z-NAFRA=ZTBEEREA-REEZCAETIHITR)
For the six months ended 30 June 2019 — unaudited (Expressed in Hong Kong dollars)

L

BZEANA=1+HLAKEA
Six months ended 30 June

—E-hF —E-N\F
2019 2018
(B )
(Note)
Fr Tt
$'000 $'000

A Revenue 3 280,717 308,855
HEERAR Direct costs (111,241) (159,955)
EF Gross profit 169,476 148,900
WEMERD B RFE Valuation gains on investment properties

HEMNREMED and investment properties classified as

HE Y= held for sale 9816 58,758 181,996
LN Other revenue 4 88,633 340,855
H Y 5 58 Other net income 5 19,148 247,675
SHEREHAXZ Selling and marketing expenses (8,965) (16,381)
TBHEX Administrative expenses (208,516) (252,967)
B 5 & E b FEUGRIE R Impairment loss on trade and other

BB E 1R receivables (14,923) (377,604)
REXEBELENER Profit from operations 103,611 272,474
& KA Finance costs 6(a) (180,529) (271,363)
JE(REEZ QR EE Share of losses of associates (648) (8,245)
EBlEEEREEE Share of losses of joint ventures (13,274) (444)
BRE AR Loss before taxation 6 (90,840) (7,578)
PRI Income tax 7 (68,284) (28,176)
HAEE Loss for the period (159,124) (35,754)
TN AL Attributable to:
PAN/NGIE el Equity shareholders of the Company (168,012) (30,322)
IR = Non-controlling interests 8,888 (5,432)
HAEE Loss for the period (159,124) (35,754)
BREE (Bx) Loss per share (HK$) 8
A Basic (0.11) (0.02)
e Diluted 0.11) (0.12)

M ARECEREEIIERNER T —NF—A—
FERERAEEMBRSEENE 165 - RIRUS
o HREHTTEY - RHiEE2 -

2850 2 99 B My M 5 48 B AN R HA B 7 R 5 — 3B
7 o JEN AR A B HE a AR B I AT F ok AR 4R PT #R
fREEH (kA RKRES]) BFEARBRE
BAMFE22(0) ©

Note: The Group has initially applied HKFRS 16 at 1 January 2019 using the modified
retrospective approach. Under this approach, comparative information is not restated. See
Note 2.

The notes on pages 50 to 99 form part of this interim financial report. Details of
dividends payable to equity shareholders of the Company and holders of bonus
perpetual subordinated convertible securities (“PCSs”) are set out in Note 22(c).
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS AND OTHER COMPREHENSIVE INCOME

HE_T-NFARA=TRIEANEA-REEZ CAETIIR)
For the six months ended 30 June 2019 — unaudited (Expressed in Hong Kong dollars)

BEANA=1THLAKEA
Six months ended 30 June

—E-NF —E—N\F
2019 PAONE:]
(FF3E)
(Note)
Fr Tz
$'000 $'000

HAEE Loss for the period (159,124) (35,754)
HREMSTEWES (BREER Other comprehensive income

EFoEREE) for the period (after tax and

reclassification adjustments):

HigmgeEsoizEn ltems that may be reclassified subsequently to

IEE : profit or loss:

— B BINY B A BB SR — Exchange differences on translation of

AEELEMNENY =8 financial statements of foreign subsidiaries (18,113) (104,860)
—JEREtE N RAENER — Share of other comprehensive income of
HEtemas associates and joint ventures (4,403) (22,559)
_____________________________________________________________________________________________ @2516) (127419

HAZHEWESEEEE Total comprehensive income for the period (181,640) (163,173)
TN AL E: Attributable to:
PA/NIE - il Equity shareholders of the Company (187,606) (155,835)
FEFE AR R Non-controlling interests 5,966 (7,338)
HREZEWRARE Total comprehensive income for the period (181,640) (163,173)

M AEBEEEREBIEPER T —
RERERAEBMBERELEAFE 165 - RFUTA
EHREMASTES - BffFE2-

2550 & 99 B Kl s 4R R AN HABA TS 3R

NEFE—A—

Note 2.

j:\

Note: The Group has initially applied HKFRS 16 at 1 January 2019 using the modified
retrospective approach. Under this approach, comparative information is not restated. See

#8453 ¢ The notes on pages 50 to 99 form part of this interim financial report.
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CONSOLIDATED STATEMENT OF FINANCIAL POSITION

RZZT—AFANA=+B—REEZCUBTIIR)
At 30 June 2019 - unaudited (Expressed in Hong Kong dollars)

TOP SPRING INTERNATIONAL HOLDINGS LIMITED
INTERIM REPORT 2019

R=-ZB-—I&E
~NA=1H

At 30 June
2019

Fr
$'000

At 31 December
PAONES]

(HH3E)
(Note)
Tt
$'000

FRBEE Non-current assets
"EWE Investment properties 9 5,758,100 5,704,379
Hb - BE &EE Other property, plant and equipment 9 217,596 154,094
5,975,696 5,858,473
mEE Intangible assets 3,769 3,769
[EkS Goodwill 40,736 40,736
AN L O 7 Interest in associates 10,910 11,558
REEPENRER Interest in joint ventures 10 481,048 479,290
BEterEE Other financial assets 11 1,473,111 1,487,235
BEETHIRE E Deferred tax assets 80,159 224,170
8,065,429 8,105,231
REBEE Current assets
FEREME LA Inventories and other contract costs 12 10,952,815 10,040,990
B 5 Rk HAth B IA Trade and other receivables 13 1,944,563 1,849,598
TR A 1A Prepaid tax 23,496 23,171
HEthemEE Other financial assets 11 881,331 341,497
SR & B TR Restricted and pledged deposits 14 1,826,148 2,565,681
RehReEBEIEEB Cash and cash equivalents 15 2,491,334 5,488,739
18,119,687 20,309,676
DERFELEN Investment properties classified as
REMHE held for sale 16 93,721 104,539
18,213,408 20,414,215
REEE Current liabilities
B 5 N H b < 708 Trade and other payables 17 4,550,438 4,117,258
SREE Contract liabilities 179,746 155,479
RITREMEE Bank and other borrowings 18 3,305,294 3,322,635
HEEE Lease liabilities 2(d) 38,365 =
AR RES Convertible bonds 19 - 1,461,691
FET R IE Tax payable 835,435 1,516,734
ERES Bonds payable 20 781,350 783,150
B Provision 21 - 24,408
____________________________________________________________ 9,690,628 11,381,355
RENEEFE Net current assets 8,522,780 9,032,860




Z RREREEERAR

T AAREERE

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

RZZ—AFANA=+B—REEZCUBTIIR)
At 30 June 2019 - unaudited (Expressed in Hong Kong dollars)

R-ZE—IF
~NAB=+H
At 30 June At 31 December
2019 PAONES]
(FF3E)
(Note)
Fr T
$'000 $'000
BEERRBER Total assets less current liabilities 16,588,209 17,138,091
ERBEE Non-current liabilities
RITREMEER Bank and other borrowings 18 5,042,174 5,403,679
HEBE Lease liabilities 2(d) 59,133 =
BERIBEE Deferred tax liabilities 1,056,528 1,023,450
g Provision 21 - 14,906
oot iieeeieiieiiiiiiiieiiooo...... 0197835 6,442,035
EEFE NET ASSETS 10,430,374 10,696,056
R R #E CAPITAL AND RESERVES
[N Share capital 22(a) 141,274 138,558
e Reserves 10,169,790 10,443,721
AR E SR REN Total equity attributable to equity
g shareholders of the Company 10,311,064 10,582,279
FERER Non-controlling interests 119,310 113,777
ERBE TOTAL EQUITY 10,430,374 10,696,056
M AEEBFEREETEEER_Z—NFE—A—  Note: The Group has initially applied HKFRS 16 at 1 January 2019 using the modified
HEREREEMBEHREERE 165 c BRIEBUF retrospective approach. Under this approach, comparative information is not restated. See
% HEBRERTTFEY - RHFE2- Note 2.

2550 & 99 H M T AER AR HARA 545 —#65 © The notes on pages 50 to 99 form part of this interim financial report.
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CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

BE_Z-NAFRA=ZTBEEREA-REEZCAETIHITR)
For the six months ended 30 June 2019 — unaudited (Expressed in Hong Kong dollars)

9) E
Attributable to equity shareholders of the Company

Bl

hE EEER  AARE  ERRR AR
Reserve
arising from

Share issuanceof  Capitll  Exchange  statutory Other ~ Retained controling

premium PCSs reserie  resene resenves  resenve profts Interests

T T T T T i 7 T

§1000 §1000 §/000 §1000 $1000 ) 1 §1000
WoB-NE-F-RANES Balanceat 1 January 2018 138344 1,943,603 14,35 BUT (238683 47,180 7430 9042674 11453150 164,009 11,617,249
BEZE-NERAZTHL  Changes in equity for the six months
~EAREEE: ended 30 June 2018;
BRER Loss for the perod = = - - = = -0 D) B43) BsT5)
ifp2Eka Other comprehensie income = = = - (15513 = = - (18513 (1908 (127419
2AkEaE Total comprehensive income - - - - (15513) - - 03 (155833 (733%%) (163173
BEERDEZEHRERDR bsuance of new shares nder re-PO
BERBRETHRAHREG  and Post-PO Share Option Schemes 223} 1 7656 - = = = - A8 S48
REEENRABERORS  Fouitysetled share-based transactions ~ 22() - - - 58 - - - -5 -5
FARRETE Capita inection by non-controling

interests - - - - - - - - - 1 1
ERTRALTRE Transfer to PRC statutory reseves - - - - -3 - B = = -
SAPEARRERARE  Dividends paidto non-contrling interets - - - - - - = = - B3l B3
FERHENRE Dividends approved inrespect of the
revious year 20 - - - - - - - (39757m) (391573 - 397573

RZZ-NERAZTRKEE Balance at 30 June 2018 18558 1951259 143%5 76019 (36419 475331 7430 8611628 10910384 126544 11,036,928




946 RREREEERAR

T AAREERE

CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

BE_ZT-AFRA=ZTBEEREA-REEZCAVETIIT)
For the six months ended 30 June 2019 — unaudited (Expressed in Hong Kong dollars)

Attributable to equity shareholders of the Company

e
Efth icEE EbER  REEN i
Reserve
arising from PRC Non-
Share  issuance  Captl  Bxchange  statutory Other ~ Retaned controling
pemim o CSS resee  resene resenes resene profs Interests
S T T - 7 1
§1000 §1000 §1000 §1000 §/000 $1000 §1000
HoE-NEEA-BHES Balance at 1 July 2018 138558 1,951,259 14,355 76019 (3641%) 475331 7430 8611628 10910384 126544 11,036,928
BEZZ-NETZB=T-R  Changesin equity for the six months ended
LrBEREREE: 31 December 2018:
BnEf Profitfor the period - - - - - - - n® e’ Ne 16353
Lfh2EkE Other comprehensive income = = = - (477 = = - e 6015 @3
2AkGEE Total comprehensive income = = = - (W.76) - S (B3 1606 (289739)
REEENRABERALS  Fouitysetld shore-based transactons - - -3 - - - -3 -3
BRUERERERRG Share options and awarded shares forfeted = = = (8%8) = = = 898 = = =
FERRRIE Capttlinection by non-contrling shareholder - - - - - - (1) - (M %016 1887
EREnETTaE Transferto PRC satutor reserves = = - - - 63 - 6319 = = -
HEHBAA Disposalofsubsidaies - - - - = - - - - {678 (4678)
SHPHARRENRS Dividends paic to non-cortroling interests - S 5 - - = = = - WB O NIB
_MERHERRERIARS  Widsdopoedoonaomolngieess - - - oo B G
HZZ2-NETZA=-B  Balenceat31 December 2018
Wes 13855 1,951,259 14,355 78501 (811472 481,649 (9711) 8739140 10582219 113777 10,696,056
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mEEBREER
CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

BE_Z-NAFRA=ZTBEEREA-REEZCAETIHITR)
For the six months ended 30 June 2019 — unaudited (Expressed in Hong Kong dollars)

KOARERRELR
Attributable to equity shareholders of the Company

RKA
ThRES 1
R&  RHEE Et0RE B4R ENRE iERE  RMRE  REEA 8% ukRs
Reserve
arising from PRC Non-
Share Share  issuance  Capital  Exchange  statutory Other  Retained controlling
apital  premium  ofPCSs  reseve  reseve  reseves  reseve  profits Total interests
1 i i i r S S n 1 o
§000 §000 §000 §000 §000 §000 §000 §000

L

WZE-NE-A-RH4E  Balanceat ! January 2019 (Note)

(4 SIS WES RS @40 WIES (7N) STOM0 NSMAD BT 1R
BECE-RENAZTAL  Changesinequity for the six months
~EANERSE: ended 30 June 2019;
BREH Profit forthe period - - - = = = - (168012 (168010 8888 (1594124)
T Other comprefensive income - - - - (1959 - = - (9% () (s
tEkEaE Total comprefensiveincome - - - - (1959 - - (168012 (187606) 5966 (181640)
BEERDERENRERDE ksuanceof new shares nder Pe:pO
BERBREREEOTRD  andRosPO Shae Opton Schemes 22 16 896 - (632) - - - - 2 - 1
REBIATERESS  suanceof newsheres upon comersion of
EdiEibu PCSs 270 - () - - - - - - - -
REEENRMAREAOLS  Foulyseted sharebased tansactons 2200 - - - 1436 - = - - 1436 2 1436
BRUERERZERD Share optionsand awarded shares forfeted - 5 - () 2 = - un = = 5
EBRBEEA-FHELD Acusiion of addtonalinteestina
WEER subsidiary from a non-<ontrling
shareholder - - - - - - (31103 - (31103 @3)  (3753)
SRR HEHBDAER  Proceeds fom disposd ofnterets
ifeee i subsdiares o anon-<ontoling
Shareholder - - - - - - B - B - B
ERHENRE Diidends approved i respectof
... . S N . .. ... N ..,
WZE-NEABZTRHER Balanceat 30 June 2019 W24 195215 11,655 ma o (831066) 481649 (3279 8481449 10311064 119310 10430374
M AEEDERKETERNEN_ZE—NFE—H—  Note: The Group has initially applied HKFRS 16 at 1 January 2019 using the modified
HEXRERBBMBREERE 165  RIFUH retrospective approach. Under this approach, comparative information is not restated. See
E EBRERATEN - RTEE2 - Note 2.

5550 2 99 B MM ARRK AN R BRBA F 3R —#F © The notes on pages 50 to 99 form part of this interim financial report.
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HHFERERER
CONDENSED CONSOLIDATED CASH FLOW STATEMENT

BE_ZT-AFRA=ZTBEEREA-REEZCAVETIIT)
For the six months ended 30 June 2019 — unaudited (Expressed in Hong Kong dollars)

BEANA=1THLAKEA

Six months ended 30 June

—E—NE —E—N\F
2019 PAONE:]

(MI5E)

(Note)

T T
$'000 $'000

R Operating activities
KEXGBFBAE S Cash used in operations (446,688) (1,816,858)
BEAHIE Tax paid:

B B IR PRC tax paid (596,087) (315,943)
KEEBFABARSTFE Net cash used in operating activities (1,042,775) (2,132,801)
RETED Investing activities
ME=FREER Loans to the third parties (307,167) (233,361)
AR ETERENER Loans to joint ventures (25,494) =
RE—BE=ZFHER Repayment from a third party 122,867 =
HESBEABIELEMNREYE  Deposits received from sale of investment

FrisERIZ & properties classified as held for sale 17,329 -
BEBEMERMNR Payment for purchase of wealth management

products (1,466,810) (37,124)
o & TR B 2 on B PTAS SRIE Proceeds from disposal of wealth management

products 908,233 19,863
=R &P Interest received 105,325 30,409
HEMBARRE R FEE Net cash outflow from disposal of subsidiaries = (12,351)
BEELEMNBARBRITFEN Proceeds from net repayment of advances to

P8 308 disposed subsidiaries = 3,351,113
W B A RIFTSIRE M FE  Net cash outflow from acquisition of subsidiaries = (532,118)
HBEHMEMEENR Payment for purchase of other financial assets = (117,085)
EEAANCIE-E Advances to associates = (367,473)
BEEHMEBABEMIAERE Other cash flows used in investing activities (7,084) (30,759)
BREZE (FIBA) FMEE Net cash (used in)/generated from investing

REFE activities (652,801) 2,071,114
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e
HHGESRERER
CONDENSED CONSOLIDATED CASH FLOW STATEMENT

HEZT-NFARA=TRHIEAER-REEZ CAETIIR)
For the six months ended 30 June 2019 — unaudited (Expressed in Hong Kong dollars)

BEANA=1+HLAEA
Six months ended 30 June

—E-NF

2019

T
$'000

—E-)N\F

2018

(P 5E)
(Note)
T
$'000

A& SEE Financing activities
FrigiRIT R E AL S RATSRUR Proceeds from new bank and other borrowings 1,769,139 1,422,834
EEBRITREMEES Repayment of bank and other borrowings (2,153,231) (1,365,193)
BEIBRES Repayment of convertible bonds (1,255,932)
B 2ERLD Capital element of lease rentals paid (17.585) =
EfHEE 2 FEZHLD Interest element of lease rentals paid (2,815) =
EHEAEFERORD Decrease in pledged deposits 739,533 497,842
B FE R EMEEK AR Interest and other borrowing costs paid (368,517) (285,574)
BRAARA RS Dividend paid to equity shareholders of the
Company (91,757) (397,573)

EIEIERR IR R B E W B ARz Proceeds from disposal of interests in subsidiaries

Fri5 18 to a non-controlling shareholder 43,535 -
EEERMNRER Repayment of note payable = (1,206,019)
BT IR R = Dividend paid to non-controlling interests = (30,373)
A& EEPTE Eﬁ@fﬁ EME Other cash flows arising from financing activities 280 24,844

BEARDFOMREFE  Netcashusedinfinancingactivities | (1.337.350) (1.339.212)

HeRBFSEEEBERDFE Net decrease in cash and cash equivalents (3,032,926) (1,400,899)
R—BA—BWREKESLEMEEAB Cash and cash equivalents at 1 January 5,488,739 4,599,697
EXgFHHNTE Effect of foreign exchange rate changes 35,521 (1,129)
RAA=tHEHNEREREAS

ZEE’R Cash and cash equivalents at 30 June 2,491,334 3,197,669

M AEEEERKEBIIEPER -F—

o HBREMASTESY - B2

%50 2 99 B MMM A BRR ISR

NE—H—
FEREREBMBERELEAE 165 -

RE T
Note 2.

j\

Note: The Group has initially applied HKFRS 16 at 1 January 2019 using the modified
retrospective approach. Under this approach, comparative information is not restated. See

#82> ° The notes on pages 50 to 99 form part of this interim financial report.
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NOTES TO THE UNAUDITED INTERIM FINANCIAL REPORT

(FrSHBHEEASN - LABTTEIR)

(Expressed in Hong Kong dollars unless otherwise indicated)

AP HRBRENRBREESHANAE
(BEREMAG) BEMNEEGE
Al (TBEGTEA]) B34 A #H
ERE-HER_ZE-AFNRA=+NH
BT -

T BREIRE-S - NFFEEH
BHREAMRANERSTBRER
HERMRMRR — - NFEEPHRE
WS BREHEIN  ZFERFTBERD
EE B FHITHNME2 -

RIBEE ST EREARER S A
BEREZEEEBFEHHE - Bt hRR
MZzEHE BARBRREFERRE
RAREAFEBERMAILEEEZT
MEEEABERRGSEHASSHE HRE
ERYBZEGEAFEER -

APHMBEREHEERES P HRE
KR AT - WS HEERR
BEREBARQR ([ARA ] REKS
AR (EIAEED B T \FFE
MBI AROM BN ERBESHM
EEREANSEHRXZHNMBE - A7H
FeTHMBRERLARMEL TR
BREBMBRESEN ((EERBRE
2R ) REBNUBREAFTOMEER -

REBEREREEZ HEBEFE
SRR EKMEREBSTMASHMG
WEBEHZEBERNE 2410941 Ay
I IZ BN R AT -
EEREHMESMBEESNBLE
BMmEEHNEI00E -

1

BASIS OF PREPARATION

This interim financial report has been prepared in accordance 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 29 August 2019.

The interim financial report has been prepared in accordance with
the same accounting policies adopted in the 2018 annual financial
statements, except for the accounting policy changes that are expected
to be reflected in the 2019 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 2018
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 100.
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C
AR EZPHI B ISR & M T
NOTES TO THE UNAUDITED INTERIM FINANCIAL REPORT

(=B HEHASN  ABTTFIR)

(Expressed in Hong Kong dollars unless otherwise indicated)

2

B BEREH

TB R A® RN EBYBR
HEA EBMBREEAL 6HAE
RETEBHBREEAMET - LR
AEENA G EREN -

BREAMBREEANF16RBAESN  #
BEMERYANEERN AT Y ER
RS 25 7R & B R 7R H ) S8 1
RNXERMBERABEATE A%
BiHARERAEAEZEMEHHERRE
R R Al K AR A

EBVKREERE 165 HE
EBVHEREENF16HMA BT B St
HAF17HRAERBERE 575 (BE
M REREEES) FARECLHE
AHEHE &% (KAREZEY) R
1SSRAR ST B — SEFMESL CERBIREBR
B®)B27TRFBHERUELEHHK
SHEY - EREBASIAE—SFHERN
EREBAERTEHENEREEE
MEEAE BREHRA12MEA KU
THHRE((RHHRE) MEEEEED
FAERN - HAAGHTERDIIBRESRS
SEHERIFE 175 ABRBEETE -

AEBE-_T-NF-—A—BEBXRE
REEMBRELERFE 165 - NEBRE
BEMRAKETEWE R _T-NF
—A-BEMEZHUIERLETE - L
REMTTEY STEBRBEEESS
HERIE1TRTAZR -

CHANGES IN ACCOUNTING POLICIES

The HKICPA has issued a new HKFRS, HKFRS 16, Leases, and a number of
amendments to HKFRSs that are first effective for the current accounting
period of the Group.

Except for HKFRS 16, Leases, none of the 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.

HKFRS 16, Leases

HKFRS 16 replaces HKAS 17, Leases, and the related interpretations,
HK(IFRIC) 4, Determining whether an arrangement contains a lease,
HK(SIC) 15, Operating leases — incentives, and HK(SIC) 27, Evaluating the
substance of transactions involving the legal form of a lease. It introduces
a single accounting model for lessees, which requires a lessee to recognise
a right-of-use asset and a lease liability for all leases, except for leases that
have a lease term of 12 months or less (“short-term leases”) and leases of
low value assets. The lessor accounting requirements are brought forward
from HKAS 17 substantially unchanged.

The Group has initially applied HKFRS 16 as from 1 January 2019. The
Group has elected to use the modified retrospective approach and
there is no impact to the opening balance of equity at 1 January 2019.
Comparative information has not been restated and continues to be
reported under HKAS 17.
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CHANGES IN ACCOUNTING POLICIES (Continued)

HKFRS 16, Leases (Continued)

Further details of the nature and effect of the changes to previous
accounting policies and the transition options applied are set out below:

(a) CHANGES IN THE ACCOUNTING POLICIES

(i)

(ii)

New definition of a lease

The change in the definition of a lease mainly relates to the
concept of control. HKFRS 16 defines a lease on the basis of
whether a customer controls the use of an identified asset for a
period of time, which may be determined by a defined amount
of use. Control is conveyed where the customer has both the
right to direct the use of the identified asset and to obtain
substantially all of the economic benefits from that use.

The Group applies the new definition of a lease in HKFRS 16
only to contracts that were entered into or changed on or after
1 January 2019. For contracts entered into before 1 January
2019, the Group has used the transitional practical expedient
to grandfather the previous assessment of which existing
arrangements are or contain leases.

Accordingly, contracts that were previously assessed as
leases under HKAS 17 continue to be accounted for as leases
under HKFRS 16 and contracts previously assessed as non-
lease service arrangements continue to be accounted for as
executory contracts.

Lessee accounting

HKFRS 16 eliminates the requirement for a lessee to classify
leases as either operating leases or finance leases, as was
previously required by HKAS 17. Instead, the Group is required
to capitalise all leases when it is the lessee, including leases
previously classified as operating leases under HKAS 17, other
than those short-term leases and leases of low-value assets. As
far as the Group is concerned, these newly capitalised leases
are primarily in relation to property, plant and equipment as
disclosed in Note 24(b).

Where the contract contains lease components and non-lease
components, the Group has elected not to separate non-lease
components and accounts for each lease component and any
associated non-lease components as a single lease component
for all leases.
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2 CHANGES IN ACCOUNTING POLICIES (continued)

HKFRS 16, Leases (Continued)
(@) CHANGES IN THE ACCOUNTING POLICIES (Continued)

(ii)

Lessee accounting (Continued)

When the Group enters into a lease in respect of a low-
value asset, the Group decides whether to capitalise the lease
on a lease-by-lease basis. For the Group, low-value assets
are typically laptops or office furniture. The lease payments
associated with those leases which are not capitalised are
recognised as an expense on a systematic basis over the lease
term.

Where the lease is capitalised, the lease liability is initially
recognised at the present value of the lease payments payable
over the lease term, discounted using the interest rate implicit
in the lease or, if that rate cannot be readily determined, using
a relevant incremental borrowing rate. After initial recognition,
the lease liability is measured at amortised cost and interest
expense is calculated using the effective interest method.
Variable lease payments that do not depend on an index or
rate are not included in the measurement of the lease liability
and hence are charged to profit or loss in the accounting
period in which they are incurred.

The right-of-use asset recognised when a lease is capitalised is
initially measured at cost, which comprises the initial amount
of the lease liability plus any lease payments made at or before
the commencement date, and any initial direct costs incurred.
Where applicable, the cost of the right-of-use assets also
includes an estimate of costs to dismantle and remove the
underlying asset or to restore the underlying asset or the site
on which it is located, discounted to their present value, less
any lease incentives received.

The right-of-use asset is subsequently stated at cost less
accumulated depreciation and impairment losses, except for
the following types of right-of-use asset:

right-of-use assets that meet the definition of investment
property are carried at fair value; and

o right-of-use assets related to interests in leasehold land
where the interest in the land is held as inventory are
carried at the lower of cost and net realisable value.
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2 CHANGES IN ACCOUNTING POLICIES (Continued)

HKFRS 16, Leases (Continued)
(a) CHANGES IN THE ACCOUNTING POLICIES (Continued)

(ii)

(iii)

(iv)

Lessee accounting (Continued)

The lease liability is remeasured when there is a change in
future lease payments arising from a change in an index
or rate, or there is a change in the Group's estimate of
the amount expected to be payable under a residual value
guarantee, or there is a change arising from the reassessment
of whether the Group will be reasonably certain to exercise
a purchase, extension or termination option. When the lease
liability is remeasured in this way, a corresponding adjustment
is made to the carrying amount of the right-of-use asset, or is
recorded in profit or loss if the carrying amount of the right-of-
use asset has been reduced to zero.

Leasehold investment property

Under HKFRS 16, the Group is required to account for all
leasehold properties as investment properties when these
properties are held to earn rental income and/or for capital
appreciation (“leasehold investment properties”). The adoption
of HKFRS 16 does not have a significant impact on the Group’s
financial statements as the Group previously elected to apply
HKAS 40, Investment properties, to account for all of its
leasehold properties that were held for investment purposes
as at 31 December 2018. Consequentially, these leasehold
investment properties continue to be carried at fair value.

Lessor accounting

In addition to leasing out the investment property referred
to in paragraph (a)(iii) above, the Group leases out a number
of items of machinery as the lessor of operating leases. The
accounting policies applicable to the Group as a lessor remain
substantially unchanged from those under HKAS 17.

Under HKFRS 16, when the Group acts as an intermediate
lessor in a sublease arrangement, the Group is required to
classify the sublease as a finance lease or an operating lease by
reference to the right-of-use asset arising from the head lease,
instead of by reference to the underlying asset. The adoption
of HKFRS 16 does not have a significant impact on the Group’s
financial statements in this regard.
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TOP SPRING INTERNATIONAL HOLDINGS LIMITED
INTERIM REPORT 2019

2 CHANGES IN ACCOUNTING POLICIES (continued)

HKFRS 16, Leases (Continued)

(b) CRITICAL ACCOUNTING JUDGEMENTS AND SOURCES OF
ESTIMATION UNCERTAINTY IN APPLYING THE ABOVE
ACCOUNTING POLICIES

0)

(i)

Classification of interest in leasehold land and buildings held
for own use

In accordance with HKAS 16, Property, plant and equipment,
the Group chooses to apply either the cost model or the
revaluation model as its accounting policy for items of property,
plant and equipment held for own use on a class-by-class
basis. In applying this policy, the Group has concluded that its
registered ownership interests in leasehold properties and the
right to use other properties leased under tenancy agreements
are two separate groupings of assets which differ significantly
in their nature and use. Accordingly, they are regarded
by the Group as separate classes of asset for subsequent
measurement policies in accordance with the above accounting
policies. However, both registered ownership interests and
rights to use properties under tenancy agreements are carried
at depreciated cost.

Determining the lease term

As explained in the above accounting policies, the lease liability
is initially recognised at the present value of the lease payments
payable over the lease term. In determining the lease term
at the commencement date for leases that include renewal
options exercisable by the Group, the Group evaluates the
likelihood of exercising the renewal options taking into account
all relevant facts and circumstances that create an economic
incentive for the Group to exercise the option, including
favourable terms, leasehold improvements undertaken and the
importance of that underlying asset to the Group’s operation.
The lease term is reassessed when there is a significant event
or significant change in circumstance that is within the Group’s
control. Any increase or decrease in the lease term would
affect the amount of lease liabilities and right-of-use assets
recognised in future years.

L
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2 CHANGES IN ACCOUNTING POLICIES (continued)
HKFRS 16, Leases (Continued)

(0

TRANSITIONAL IMPACT

At the date of transition to HKFRS 16 (i.e. 1 January 2019), the
Group determined the length of the remaining lease terms and
measured the lease liabilities for the leases previously classified
as operating leases at the present value of the remaining lease
payments, discounted using the relevant incremental borrowing
rates at 1 January 2019. The weighted average of the incremental
borrowing rates used for determination of the present value of the
remaining lease payments was 5.37%.

To ease the transition to HKFRS 16, the Group applied the following
recognition exemption and practical expedients at the date of initial
application of HKFRS 16:

(i)  the Group elected not to apply the requirements of HKFRS 16
in respect of the recognition of lease liabilities and right-of-use
assets to leases for which the remaining lease term ends within
12 months from the date of initial application of HKFRS 16, i.e.
where the lease term ends on or before 31 December 2019;

(i)  when measuring the lease liabilities at the date of initial
application of HKFRS 16, the Group applied a single
discount rate to a portfolio of leases with reasonably similar
characteristics (such as leases with a similar remaining lease
term for a similar class of underlying asset in a similar economic
environment); and

(i) when measuring the right-of-use assets at the date of initial
application of HKFRS 16, the Group relied on the previous
assessment for onerous contract provisions as at 31 December
2018 as an alternative to performing an impairment review.
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NOTES TO THE UNAUDITED INTERIM FINANCIAL REPORT

CHANGES IN ACCOUNTING POLICIES (continued)
HKFRS 16, Leases (Continued)

(c)

TRANSITIONAL IMPACT (Continued)

The following table reconciles the operating lease commitments
as disclosed in Note 24(b) as at 31 December 2018 to the opening
balance for lease liabilities recognised as at 1 January 2019:

—ZE-hEF
—HA—H
1 January

2019
Tt
$'000

Operating lease commitments at 31 December 2018

HEEHEAE 105,776
B B EE RN E A RIE Less: commitments relating to leases exempt from
capitalisation:
— 5 HAAE & R H A g AE & A — short-term leases and other leases with remaining lease
RZZE-—NF+ZA=+—H term ending on or before 31 December 2019
gz A E M E (3,367)
102,409
T ARRF B B Less: total future interest expenses (25,491)
FAHENRNERE £H Present value of remaining lease payments,
R=ZB-AF—-F—HKB discounted using the incremental borrowing rate at
BEEERRMR 1 January 2019 76,918

ERRELHIBERELEHNZA
ERBcEREEE HEBEN
BRBEERBERRZE®E L'
RZE-NF+ZA=+—B¥%
ARRKREREZEER B ERTE
e EETTHE MR E -

AEEBTIHARENVEER 2E
REEEZIRIEMYE  BE R
R LEMBARRRT DR 25
HERE -

The right-of-use assets in relation to leases previously classified as
operating leases have been recognised at an amount equal to the
amount recognised for the remaining lease liabilities, adjusted by
the amount of any prepaid or accrued lease payments relating to
that lease recognised in the statement of financial position at 31
December 2018.

The Group presents right-of-use assets that do not meet the
definition of investment property in ‘other property, plant and
equipment’, and presents lease liabilities separately in the statement
of financial position.

L
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2 B BEEE® 2 CHANGES IN ACCOUNTING POLICIES (Continued)
EAMKHREERNSE 165  HE (8) HKFRS 16, Leases (Continued)
() BESE(E) () TRANSITIONAL IMPACT (Continued)

N
—E-N\F i
T=A —T-NF
=+—H REME HRRAESE —HA—H
BEREE /AHNERL KREEHE B AREE
Adjustment

Carrying to the carrying Carrying
amountat  Capitalisation amount of amount at

31 December  of operating  right-of-use 1 January
2018 lease contracts assets 2019

i T T T
$'000 $'000 $'000 $'000

HiIRHBE B BHE  Line items in the consolidated
EHE16EMZTE statement of financial
ZEAMBMRREZP  position impacted by the

WIEAE : adoption of HKFRS 16:

HWE - BB K& Other property, plant and

equipment 154,094 76,918 (39,314) 191,698
FRBEELE Total non-current assets 8,105,231 76,918 (39,314) 8,142,835
HEAE(RE) Lease liabilities (Current) = 19,609 = 19,609
BB ORE) Provision (Current) 24,408 = (24,408) =
kA= Current liabilities 11,381,355 19,609 (24,408) 11,376,556
REBEETE Net current assets 9,032,860 (19,609) 24,408 9,037,659
EELERREBERE Total assets less current

liabilities 17,138,091 57,309 (14,906) 17,180,494
HEAEGERE) Lease liabilities (Non-current) = 57,309 = 57,309
B GERE) Provision (Non-current) 14,906 = (14,906) =
ERBEFEE Total non-current liabilities 6,442,035 57,309 (14,906) 6,484,438

EEFE Net assets 10,696,056 - - 10,696,056
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2 CHANGES IN ACCOUNTING POLICIES (continued)

HKFRS 16, Leases (Continued)
(c) TRANSITIONAL IMPACT (Continued)

The analysis of the net book value of the Group’s right-of-use assets
by class of underlying asset at the end of the reporting period and at

the date of transition to HKFRS 16 is as follows:

W
R=-ZF-—h%F
ANA=+H
At 30 June 2019
Fr
$°000
STATEMYE  BKE Included in “Other property, plant and
PELAE equipment”:

RIFEEANMEE T Rk Ownership interests in leasehold land

—ZE-hEF
—H—H

At 1 January 2019
T
$'000

BT BERER and buildings held for own use,
BRI E R ARSI ER carried at depreciated cost 124,296 126,406
HEHthERAEmE Other properties leased for own use,
BRI E R ARSI ER carried at depreciated cost 65,448 37,604
189,744 164,010
STATREME] Included in “Investment Properties”:
THEREMENHE#EMELZ - Ownership interests in leasehold
BRANEMBEYR investment properties, at fair value 5,758,100 5,704,379
FAIDEAFELHERE Included in “Investment Properties
mE classified as held for sale”:
HEREMENBELRERELS ©  Ownership interests in leasehold
RAREETER investment properties, at fair value 93,721 104,539
SFATFEEREMALAA] :  Incuded in “Inventories and other contract
costs”:
FEERPHEE T Leasehold land held for development for
sale 724,078 707,332
FERIERE HETRWE  Property held for/under development for
sale 1,176,486 1,170,746
BEDBTYME Completed properties for sale 2,190,560 2,192,306
e s wig e
10,132,689 10,043,312
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2 BFBEREE @ 2 CHANGES IN ACCOUNTING POLICIES (Continued)
ERMBHREERE 165 HE (H) HKFRS 16, Leases (Continued)
(d HEAE (d) LEASE LIABILITIES
RBERRRBEEEEN B RS The remaining contractual maturities of the Group’s lease liabilities
FloREH  AEBEEEABENHF at the end of the reporting period and at the date of transition to
BEDE AR T - HKFRS 16 are as follows:

R=-B-AFAA=1H R-ZE-—NF—H—H
At 30 June 2019 At 1 January 2019
REHE REHAE REHE REHE
NREBEE (eS| NRBRE TR AR R

Present Present

value of the Total value of the Total

minimum minimum minimum minimum

lease lease lease lease

payments payments VIS EVIS

Frx T Tt Tt

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

—FR Within 1 year 38,365 42,732 19,609 23,862
—FREMEA After 1 year but within 2 years 18,594 23,963 12,368 15,775
MEZBERFERN After 2 years but within 5 years 14,747 21,029 6,551 14,866
hFE& After 5 years 25,792 32,121 38,390 47,906
59,133 77,113 57,309 78,547

97,498 119,845 76,918 102,409

T AR RFE Less: total future interest

F S 4858 expenses (22,347) (25,491)

HEHBERE Present value of lease liabilities 97,498 76,918
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2 CHANGES IN ACCOUNTING POLICIES (continued)
HKFRS 16, Leases (Continued)

(e)

IMPACT ON THE FINANCIAL RESULT, SEGMENT RESULTS AND
CASH FLOWS OF THE GROUP

After the initial recognition of right-of-use assets and lease liabilities
as at 1 January 2019, the Group as a lessee is required to recognise
interest expense accrued on the outstanding balance of the lease
liability, and the depreciation of the right-of-use asset, instead of
the previous policy of recognising rental expenses incurred under
operating leases on a straight-line basis over the lease term. This
results in a positive impact on the reported profit from operations in
the Group’s consolidated statement of profit or loss, as compared to
the results if HKAS 17 had been applied during the year.

In the cash flow statement, the Group as a lessee is required to
split rentals paid under capitalised leases into their capital element
and interest element. These elements are classified as financing
cash outflows, similar to how leases previously classified as finance
leases under HKAS 17 were treated, rather than as operating cash
outflows, as was the case for operating leases under HKAS 17.
Although total cash flows are unaffected, the adoption of HKFRS 16
therefore results in a significant change in presentation of cash flows
within the cash flow statement.

The following tables may give an indication of the estimated impact
of adoption of HKFRS 16 on the Group’s financial result, segment
results and cash flows for the six months ended 30 June 2019, by
adjusting the amounts reported under HKFRS 16 in these interim
financial statements to compute estimates of the hypothetical
amounts that would have been recognised under HKAS 17 if this
superseded standard had continued to apply to 2019 instead of
HKFRS 16, and by comparing these hypothetical amounts for 2019
with the actual 2018 corresponding amounts which were prepared
under HKAS 17.

L
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2 BHEEXZ2E@ 2 CHANGES IN ACCOUNTING POLICIES (Continued)
ERPHREERFE165 - HE (B) HKFRS 16, Leases (Continued)
(e) HAKEHKEE IHEERR (e) IMPACT ON THE FINANCIAL RESULT, SEGMENT RESULTS AND
SRENRE(H) CASH FLOWS OF THE GROUP (Continued)

ZE-RF
2019
B
REREE
m: RAZE REEBEH HRE
ERUBES FELER  EAETR
REFANE  EHZ16R geng iig=h:)
BERAZ165 THHER FHER: Z2-N%
FEBNER FSRX (K1) BREHE
Deduct:
Estimated
amounts
Add back: related to Compared to
HKFRS 16 operating  Hypothetical amounts
Amounts  depreciation lease as if amounts for reported for
reported under and interest  under HKAS 17 2019 as if 2018 under
HKFRS 16 expense (Note 1)  under HKAS 17 HKAS 17
(1] (B) © (D=A+B+()
i T i T T
$000 $'000 $'000 $000 $'000

SRABARBREER Finandial result for the six
F16%FEBE-2—-RE  months ended 30 June 2019
AE=ZTHIEAEANES  impacted by the adoption of

E1 HKFRS 16:

BELBELNER Profit from operations 103,611 12,337 (13,775) 102,173 272,474
BERE Finance costs (180,529) 2815 = (177,7114) (271,363)
BRBLAIER Loss before taxation (90,840) 15,152 (13,775) (89,463) (7,578)
HREE Loss for the period (159,124) 15,152 (13,775) (157,747) (35,754)

SRREBHERLSER Reportable segment (loss)/profit
F16HFERE_E-NE (adjusted EBITDA) for the six
AB=TALEAEANER  months ended 30 June 2019
EXH(EB)/FB(EHE  (Note 3(b)) impacted by the

EBITDA) (HitzE 3(b)) : adoption of HKFRS 16:
-NERE - Property development (80,274) - (6,436) (86,710) (96,222)
-NERE - Property investment 96,377 - (831) 95,546 83,773

-HERBRE - Education related services (2,570) - (1,332) (3.902) (5,429)
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2 B BEEEw
EBMBHRELEDE165 HE (&)
() HASEMELE HHLERE
SHRENTE ()

TOP SPRING INTERNATIONAL HOLDINGS LIMITED
INTERIM REPORT 2019

CHANGES IN ACCOUNTING POLICIES (Continued)

HKFRS 16, Leases (Continued)
(e) IMPACT ON THE FINANCIAL RESULT, SEGMENT RESULTS AND

CASH FLOWS OF THE GROUP (Continued)

“E-RE
2019
BEEEET
ERIZE175
Jiighe=]

REFEEH
ERETS ERBEEEH

"L

HEERE 165
FERNEE

KERE
CHEER
(HaE1R2)

FigHE  EAF175
—E-hF BT 2 549
BRER ERLR

reported under under HKAS 17

Estimated
amounts
related to
operating
leases as if

Hypothetical
amounts for
2019 as if
(Notes 1 &2) under HKAS 17
(A) (B) @
T Tr Tr T
$'000 $'000 $'000 $'000

Compared to
amounts
reported under
HKAS 17

Amounts

HKFRS 16

REMEBHBREED  Line items in the condensed

FIXMEHERE consolidated cash flow statement

“Z-REXA=TH forthe six months ended 30 June

EXREAZERES 2019 impacted by the adoption of

RERBRTHER : HKFRS 16:

BeEBMPRRe Cash used in operations 446,688 20,400 467,088 1,816,858
KETHFHAREFE  Net cash used in operating activities 1,042,775 20,400 1,063,175 2,132,801
B2 EAETS Capital element of lease rentals paid 17,585 (17,585) - =
BENEE2FEHH Interest element of lease rentals paid 2,815 (2,815) = =
METHFHAREFE  Net cash used in financing activities 1,337,350 (20,400) 1,316,950 1,339,212

BRFEET [ERAKEHEMtHE] B Note 1: The “estimated amounts related to operating leases” is an estimate
- NEFENRAEBEHE of the amounts of the cash flows in 2019 that relate to leases which
BIZE175% BB ALEHA would have been classified as operating leases, if HKAS 17 had still
ENHEEBARERESBENMG applied in 2019. This estimate assumes that there were no difference
e MBZAETR_ZE—NFMD between rentals and cash flows and that all of the new leases entered
REABE G EAE 175 into in 2019 would have been classified as operating leases under
BREBGTEUE17HRT - HKAS 17, if HKAS 17 had still applied in 2019. Any potential net tax
FIEHEHR S ERKERE - effect is ignored.
HeHERSRBITERR - F
EER W B &1 AR o

PREE2 ERHFERY BERESRK Note 2: In this impact table these cash outflows are reclassified from financing

RMAEHEHN DAL EEE
AtEMEE G ERIE175%
DERZRERDELNFR
ERBERHTFEANFRS
MERREE -

to operating in order to compute hypothetical amounts of net cash
generated from operating activities and net cash used in financing
activities as if HKAS 17 still applied.
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3 WARDBEE 3 REVENUE AND SEGMENT REPORTING
REBRBERES FEB R (EmERE) The Group manages its businesses by divisions, which are organised by a
R BE DN S HERBEER - AEE mixture of both business lines (product and services) and geography. In a
REFANASEERSBITRERAS manner consistent with the way in which information is reported internally
RERAREREERKRAFHNRNTE to the Group’s most senior executive management for the purposes of
Bea s B EERE S o BHELE resource allocation and performance assessment, the Group has identified
DEbE BT E A T IR E D four reportable segments. No operating segments have been aggregated

to form the following reportable segments.

(@) 2EWA (a) Disaggregation of revenue
REEEMIMRB RIS >NER Disaggregation of revenue from contracts with customers by major
AHALT products or service lines is as follows:

BEASA=1THLAMEA
Six months ended 30 June

—E-NF —E-N\F

2019 2018
Tr T
$'000 $'000

REBUEHREEBE 159  Revenue from contracts with

HETHEEFEGHWA customers within the scope of
HKFRS 15
—HEYWE — Sales of properties 14,985 63,383
—MEEEREERBRA — Property management and related
services income 111,119 100,723
—# B HERSWA — Education related services income 19,314 13,681
145,418 177,787
H At 3R KA Revenue from other sources
e Rental income 135,299 131,068
280,717 308,855
RMBUE S ENEP Disaggregated by geographical location of
customers
PN — Mainland China 258,513 291,400
—&E - Hong Kong 22,204 17,455
280,717 308,855
BEoBESHNEFEAHWAREA Disaggregation of revenue from contracts with customers and

ORI A FABT 5 3(b) H FE o revenue from other sources by divisions is disclosed in Note 3(b).
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3 WARDIBHE 5
(b) B BEREEER
R ERTFAEESEEARE
A B LA TR D B RS
BEBNESAHBADT - Eih
OB UL A R A B 7S £ B 3R 4 5 2B
BEERNTX -

3 REVENUE AND SEGMENT REPORTING (Continued)

(b)

EEE

Property development

= k3

019

fr

—F_\¢

2018
(i)
(Note)
T

Information about profit or loss, assets and liabilities

Disaggregation of revenue from contracts with customers, revenue
from other sources as well as information regarding the Group's
reportable segments as provided to the Group’s most senior
executive management for the purposes of resource allocation and
assessment of segment performance for the period is set out below.

NERE NEERRABEY HERRRE
Property management Education
Property investment and related services related services
It k3 JE-nF CEN\E ZE-AE :
019 2019 019

17 . 17 : 17

FEVAZTAIAER o thesivmontts ended 30 fune

§1000

s

§1000 §1000 §1000

RENFEFNRA Revenue from external customers 14,985 63383 135,299 131,068 11119 100,723 19314 13,681 20717 308,855
ABRKA Inter-seqment revenue - = 28,19% 28861 3475 2893 - - 60,669 5,193
BEABUA Reportable segment evene 14,985 6338 16343 1999 135% 12965 19314 1368 M3 66K
BEAB(58)/BA Reportable segment loss)profit
(EHEEBITDA) (adjusted EBITDA) (80,274) (%,222) 96,377 8173 9243 (11,762) (2570) (5429 0,176 (29,640)
FaBHRMA Inetestincome from bank deposts 32697 2599 E] 43 83 668 = 1 3882 7108
R Interest expenses (169,699) (28002) (8,893) (5839 (1,589) (7.18) (3%3) (308) (180,529) (271,363)
BRAERER Depreciaton and amortisaton
forthe period (1,976) (%09) (1,118) (613) (318) (564) (190) (249) (13,602) (2335
EARAMEKSE Impaiment logs on trade and
HEER other receivables (6,808) (366,610) (2.810) - (3821) - - - (13,509) (366,610)
RENERIERRELE  Valuaton gainson investment
MEEMEREERE  properies and investment properties
lassfed a5 held for sale - - 58,758 181,9% - - - - 58,758 181,9%
KiA=18/ Asat 30 June3! December
FAZH-A
FENDEE Reportable segment assets 18281332 209406% 5868699 5712863 4384 483647 187,700 8597 AT61573 27305803
FENHAR Reportable segment liabilities 12549118 13707368 748,980 970,705 173,650 297,781 3,549 59303 13504297 15,035,163

M ARECERAKETENEIR-F
—hF-A—BAREREBHER
EERAE6 o RBULTTE - LLERE
BATEY - BMfsE2-

RESHBANTANGTERTERMKE
A EBITDA | » BD (40 A B -~ i
B EREHEICHARAR] &
FITERBEHEIWEAEEBEIER
BEEMRERE - ErTE AR
EBITDA B AEE KA & 5t IEL
w1t Bk 17 4 AR 1 5 B A E B 4 P Y
HE (flanDhBERR REREDE
BFREE - B A R KESFEE
KEMERSBABELENRE
MENGHAEKRZ ZHREMEIR
HIBREBBAREMAI
FX) B —F AR -

Note: The Group has initially applied HKFRS 16 at 1 January 2019 using the
modified retrospective approach. Under this approach, comparative
information is not restated. See Note 2.

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

() BMESHUAREBRZNWHE (c) Reconciliations of reportable segment revenue and

profit or loss

BEAA=tHLAEA

Six months ended 30 June

—E-NF —E—)\F
2019 2018
(FfF5E)
(Note)
EEE T
$'000 $'000

WA Revenue
o EUA Reportable segment revenue 341,386 366,648
7 EPE A 85 Elimination of inter-segment revenue (60,669) (57,793)
mEWA Consolidated revenue 280,717 308,855
Bi Profit or loss
REASBEINAKFEH Reportable segment profit/(loss) derived

WwESHEF, (EE) from Group’s external customers 22,776 (29,640)
FEALHE N RS 18 Share of losses of associates (648) (8,245)
e eEhEER Share of losses of joint ventures (13,274) (444)
E AU A R Bk 558 Other revenue and net income 107,781 588,530
B 5 & H A FE W GRIA Impairment loss on trade and other

BEE 1R receivables (14,923) (377,604)
e R#E Depreciation and amortisation (16,517) (3,721)
AR Finance costs (180,529) (271,363)
REMERD B RFE Valuation gains on investment properties

HENIREMEN and investment properties classified as

fhE WS held for sale 58,758 181,996
ROFABIMREFEME Unallocated head office and corporate

expenses (54,264) (87,087)

LEBRBAEE Consolidated loss before taxation (90,840) (7,578)

M AKREEEAEETERER "%
—NEF-—A-—HERERAEBIBR
EHERAE65 o RBULTTE - LLERE

BATEY - A2

Note: The Group has initially applied HKFRS 16 at 1 January 2019 using the
modified retrospective approach. Under this approach, comparative
information is not restated. See Note 2.
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4 HUA

4 OTHER REVENUE

L

BZEAA=THLEAEA
Six months ended 30 June

—B-NF

2019
Fr
$'000

—E—N\F
PAONES]

Tt

$'000

HRITHAE WA Bank interest income 37,826 28,844
E A0 F S HA Other interest income 24,286 300,393
REHKATENEREE Interest income on financial assets
FEWA measured at amortised cost 62,112 329,237
REKEHE (HIEEYE Rental income from operating leases,
BRAERIN HSUA other than those relating to investment
properties 19,880 8,109
H RS A Other service income 3,881 2,956
HA, Others 2,760 553
88,633 340,855

5 HttlmFEE

5 OTHER NET INCOME

BZEANA=1+HIEAEA
Six months ended 30 June

—E-AF ZE-N\F
2019 PAONE:]
Fx T
$'000 $'000
S B A R M s F Net gain on disposal of subsidiaries = 6,336
B 5, Wy 2 5 BE Net exchange gain 3,901 32,426
HEREMERDIEAIFELE  Net gain/(loss) on sale of investment
R EMENW (E518)F5  properties and investment properties
classified as held for sale 1,189 (487)
Brigs i RESELERAEE Amortisation of loss arising from the
(FF7E19) issuance of convertible bonds (Note 19) (1,858) (32,440)
AR R E SRS IRBER R Fair value change on conversion option
NAEEES (FE19) embedded in convertible bonds (Note 19) = 237,688
BAREBEFABZNSEEE  Fair value gain/(loss) on financial assets
AnEEK (BE) measured at fair value through profit or
loss ("FVPL") 15,002 (2,124)
Hith Others 914 6,276
19,148 247,675
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6 PBREIAIEIR 6 LOSS BEFORE TAXATION
BREFATE BRI (Gt A) LT & IE% Loss before taxation is arrived at after charging/(crediting):
BBk

BZEANA=1+HIEAEA

Six months ended 30 June

—ZE—NE —E-N\FE
2019 PAONE:]

(MI5E)

(Note)

T T
$'000 $'000

() BEMA (a) Finance costs
RITREMEER L Interest on bank and other borrowings 281,133 142,483
HEABENFE Interest on lease liabilities 2,815 =
FE AT FE 2R AR IR B RRIR Interest on amounts due to
ok iIPS) non-controlling shareholders 5,181 1,375
FEREROFE Interest on note payable = 62,185
P B % B FLE Interest on bonds payable 45,079 42,577
AR E A Interest on convertible bonds 7,610 80,609
HAbfE B A Other borrowing costs 6,267 8,271
348,085 337,500
o B R EEE Less: Amount capitalised (167,556) (66,137)
180,529 271,363
(b) E TR A (b) Staff costs
Ho - TERHAMFZ Salaries, wages and other benefits 118,440 132,489
M) E B8 BUR R AT S 3K Contributions to defined contribution
retirement plans 5,853 6,441
RIEEERGO TR Equity settled share-based payment
expenses 1,436 5,783
125,729 144,713
(c) HfbEE (c) Other items
& R Depreciation and amortisation
— R M a& s — plant and equipment 2,443 2,497
—(EREEE — right-of-use assets 14,074 1,224
16,517 3,721
B HE W ERK A Cost of properties sold 8,895 46,110
‘EMEHHESBA Rental income from investment
properties (135,299) (131,068)
W BB Less: Direct outgoings 10,232 16,290
(125,067) (114,778)

BEE

REBEEAKETENER T NF—

Note: The Group has initially applied HKFRS 16 at 1 January 2019 using the modified
retrospective approach. Under this approach, comparative information is not
restated. See Note 2.

A—HERERBEBFBMEERF 1655
RBUTE  WREBTTEY - RHIEE2 -
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7

Fri&®t

RIEBLH

hEARLME (THE])
EERABH ((REAEH])

7

Current tax

INCOME TAX

BEAA=THLAEA
Six months ended 30 June

“E-AF

—ZET-N\F
PAONE:]

FT

$'000

2019
T
$'000

Net (reversal of provision)/provision for
People’s Republic of China Corporate

(BEEE) BEEE Income Tax (“CIT") (“PRC") (120,340) 14,757
g E R ([ ER ) Net provision/(reversal of provision) for
il (B ERR) B Land Appreciation Tax (“LAT") 7,580 (9,280)
AR Withholding tax 1,275 881
(111,485) 6,358
EIER IR Deferred tax
TR ERNESE REE Origination and reversal of temporary
differences 179,769 21,818
68,284 28,176

BRERBERAESE ((REBERZESE]) X
MERENRANRN - NEBEHBES
BRI E KRR S BN ERPAEH o

HRAEENTEHNBRARARBE_F
—NERZE-NFRA=THILEKE
A3 % SR EUE R A B BB RS B
AR ER] - B EAER BN SRR
R - NFRBOFENE QAR
S BENEHBHEIZ165%E -

CEMEHBEE N IRAEERNF EHHB
REINGETERREFNNEBERCE
FIEMBERAE MEZEHEDREFR
EEEAEHRBRARRAEE -BE=
T-NENA=ZTHLEANEANERD
EFBHRMERBE25% (HE-Z—\EX
A=+HI1EAEA : 25%) -

AEEBRTREEEMBERAOMERE
BEMKREYEAR T HIZERE N
30% £ 60% &) R AT R BN T IR ET -
MARIBEAAN > LR EHRHIELE
MEMBSFIERAINFRAS (B L
AEBESSE EFERARMEAER
MEBRAT)TE -

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 2019 and 2018, except
for the Hong Kong subsidiaries acquired in 2018, which calculated the
provision for Hong Kong Profits Tax at 16.5%.

The provision for CIT is based on the respective applicable CIT rates
on the estimated assessable profits of the PRC subsidiaries within the
Group as determined in accordance with the relevant income tax rules
and regulations of the PRC. The applicable CIT rate was 25% for the six
months ended 30 June 2019 (six months ended 30 June 2018: 25%).

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

.
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7

FrE#H @
AEEAR-TEN\E—A—AZER
75 5 1 P o B B 2 ) 2 R AR RO R
SR - BB — R B 2 73 b B B
WS AR ERE YL ERE
138 B R BN TE B R o

HA - EREEREREE —HIBA
A& T ISER - EFER T hig
BB F 570,196,000 7% Jt # R & 7
BEEMBH - Bt SEMESHEE
142,549,000 78 7t } #A A & 8 &Y 15 78 I 7k
RIBEERREE -

BREE

(a) BREXEIE
BE-_ZT-—NAF~A=1+HL~E
ARERERNEEZRARNRAE =R
REKATBMBELRFTEARMGES
$8168,012,000 8 T (BHZE=ZF— N
FRA=FTAH1EEA (30,322,000
Bor) REAB BT MEFE AR
1,529,258,000 8 (Bl == — \&F
NA=ZFTHIERMEA 1,528,168,000
B FTEMT -

INCOME TAX (Continued)

Withholding taxes are levied on dividend distributions arising from profit
of the PRC subsidiaries within the Group earned after 1 January 2008,
rental income earned and proceeds from the sale of investment properties
in the PRC by a Hong Kong subsidiary at the applicable tax rates.

During the period, as a result of clearance of LAT settlement of a
subsidiary by the respective tax bureau, LAT payment of HK$570,196,000
in prior year is considered CIT deductible. Accordingly, a provision of CIT
of HK$142,549,000 and the corresponding deferred tax assets with same
amount were reversed.

LOSS PER SHARE

(a) Basic loss per share

The calculation of basic loss per share during the six months ended
30 June 2019 is based on the loss attributable to equity shareholders
and the holders of PCSs of the Company of HK$168,012,000 (six
months ended 30 June 2018: HK$30,322,000) and the weighted
average number of 1,529,258,000 shares (six months ended 30 June
2018: 1,528,168,000 shares) in issue during the period, calculated
as follows:

BZANA=1+HIEAEA
Six months ended 30 June

—E-h#¥F —ET-N\F
2019 PAONE:]
T T
$'000 $'000
AATEERREMLEE Loss attributable to equity
shareholders of the Company (168,012) (30,322)
T T %
‘000 ‘000
InREE G R B (F R Weighted average number of shares
(thousand shares)
BT EBER Issued ordinary shares 1,385,576 1,383,439
ETEEREN T E Effect of share options exercised 129 1,176
EROK A ARSI E  Effect of PCSs converted 9,099 =
BIAKR(ZS—EER Effect of bonus issue of shares
KATHITE ) 2 (with PCSs as an alternative) 134,454 143,553
IR AR B Weighted average number of shares 1,529,258 1,528,168
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8 BREE® 8 LOSS PER SHARE (Continued)
(b) BREBFESE (b) Diluted loss per share
HEZT - NWFRZE—N\F~A The calculation of diluted loss per share for the six months ended
=+ HIEAEANSREEHER 30 June 2019 and 2018 is based on the adjusted loss attributable to
LRAEERRREEBERLBR equity shareholders and the weighted average number of ordinary
InETEH RS (HE) SHE T shares (diluted), calculated as follows:

BEAA=1THLAMEA
Six months ended 30 June

—E-hEF —E-N\F

2019 2018
F7 Fi
$'000 $'000

KRB SRR EEER Loss attributable to equity shareholders

of the Company (168,012) (30,322)

AT RESF S Interest on convertible bonds = 80,609
R AT R AR (B 27 B $E Fair value change on conversion option

ERENAABEED embedded in convertible bonds = (237,688)
BITARESE LR Unamortised loss arising from the issuance

REEIHEE of convertible bonds = (62,898)
Brips T R ESELER  Amortisation of loss arising from the

B8 issuance of convertible bonds = 32,440

FEERREGEE (8E) Loss attributable to equity
shareholders (diluted) (168,012) (217,859)

BZEANA=1+HILKEA
Six months ended 30 June

—E-hEF —Z—N\F
2019 2018
T T 1%
‘000 ‘000
INRE AR B Weighted average number of shares 1,529,258 1,528,168
BIEsE IR EARMFE  Effect of deemed conversion of
convertible bonds - 366,052
DRI R B (8 5E) Weighted average number of shares

(diluted) 1,529,258 1,894,220
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9 REYE HMWE BE
K&t

(a)

(b)

EHEEE

WP EE2 Pt - AEEERLERTE
BEEBRERABEVBREERE
6% YH _F—-—hE—HA—HKN
MR EL AT AERE A
REBESERNE 17RO BERL
EHECHERENEREEE -
BHEEEENY BB AKE R
REEZREFEFBHNME2

HEZZT - NEFAA=+AHLAHE
A AEBERERABRIEKRNES]
NEMEL AU ERANEFHE
&7 46,831,000 7T °

HEZZT - NEFAAA=+AHLAE
R #8mnEHERAAELHMBEL
BAKIE ABUEBRFEAESE
6,650,000 7T °

BERHE
BHE-_Z—NAF~A=1tAHL~HE
B REB AR AN 3,250,000 % 7T (8
2T )N\FANAZ=ZFTHIEAEA:
2,210,000 7T) BEME - BE &
BAEIER

BE_ZT—NAFA=ZTBHLAHE
A - B &R F{E 349,000 %8 7T (&
2T )N\FA=Z+HIEAEA:
65,0005 7T) Y% - BE K& HE
H °

g

INVESTMENT PROPERTIES, OTHER PROPERTY,
PLANT AND EQUIPMENT

(a) Right-of-use assets

As discussed in Note 2, the Group has initially applied HKFRS 16
using the modified retrospective method and adjusted to the
opening balances at 1 January 2019 to recognise right-of-use assets
relating to leases which were previously classified as operating leases
under HKAS 17. Further details on the net book value of the Group’s
right-of-use assets by class of underlying asset are set out in Note 2.

During the six months ended 30 June 2019, 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
$46,831,000.

During the six months ended 30 June 2019, a number of lease
agreements for use of leasehold land were terminated, and therefore
derecognised right-of-use assets of $6,650,000.

(b) Acquisitions and disposals

During the six months ended 30 June 2019, the Group acquired
items of property, plant and equipment with a cost of HK$3,250,000
(six months ended 30 June 2018: HK$2,210,000).

During the six months ended 30 June 2019, items of property, plant
and equipment with a net book value of HK$349,000 (six months
ended 30 June 2018: HK$65,000) were disposed.
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9 REVX HMYWEX BE

K&

(o) &
BARBEANENRENERHE
BEENEREE (HE16) R
T-hEXA=+ANEEREY
BBHTRERTERATEL -
LB THME ThAS SN B
2Eee8 HANMGEECRERE
B ER A E BN F — A
IF B 0 2 o T U 125 12 B R R O £
B EREN - N\E+= A%
TEEERT B A AR o

HREHGEE REMERSES
BELENKREMEN R FE
58,758,000 & T (BAE T — \F <
A=+H1E/"EA : 181,996,000 #
T0) Rt B IR B M E R RER TR
13,787,000 7T (HEZZF— \F X
A=+H1E/EA : 45,496,000
T0) RIBm P ER -

AEBONETREVEAREM LT
WREFEBRARFRITER
BB 18

10 REEEXNES

NEE D EM ST Z B HER Silver Pond
Investment Pty Ltd. ([ Silver Pond ) A9 1%
& 138,440,000 L (ZZE—N\F+ = A
=+—H8 :162,110,0007 7T) LA & & ff
Silver Pond 7% 78 268,569,000/ 7t (=&
—NF+=ZA=+—H :244,589,000/%
TT)  REER RFERE6.5% K5.8%
SHEUERZEARTKE - ZRBREE D
X¥MEHBRI AECEERTERRBE
EMHBRELFIRBBEARERAZE
EhERHREREA ZSEREWB
RZEECLEESHEMRE - BET
MZEEFNSEETEZMR O EMT
HBAGZAERLERGTRINARE
RBEF%EERENEERFAIERE -

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

(c) Valuations

Investment properties and investment properties classified as held
for sale (Note 16) carried at fair value were revalued at 30 June 2019
by an independent firm of surveyors, DTZ 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 2018 valuations.

As a result of the revaluation, a net gain of HK$58,758,000 (six
months ended 30 June 2018: HK$181,996,000) on investment
properties and investment properties classified as held for sale, and
deferred tax thereon of HK$13,787,000 (six months ended 30 June
2018: HK$45,496,000), has 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 18.

10 INTEREST IN JOINT VENTURES

Interest in joint ventures was mainly included the investment in Silver
Pond Investment Pty Ltd. (“Silver Pond”) of HK$138,440,000 (31
December 2018: HK$162,110,000) and an amount advanced to Silver
Pond of HK$268,569,000 (31 December 2018: HK$244,589,000), which
was unsecured, interest bearing at 6.5% and 5.8% per annum and
recoverable within three year. In accordance with the terms of the joint
venture agreement, both parties to the joint venture have provided loan
capital to the joint venture in proportion to their shareholdings and under
equal terms. The loans are subordinated to the other financing obtained
by the joint venture. Repayment of any amount of the loan requires both
ventures’ approval and is subject to the joint venture having sufficient
assets after taking into account the external financing and accumulated
profits.
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11 HbEmEE 11 OTHER FINANCIAL ASSETS

R-ZZE—hEF RZZE—NF
~NB=T1H +=-—A=+—8H
At 30 June At 31 December

2019 2018
T3 FiE
$'000 $'000
JERNHA Non-current
HFHEEEMIELMBRAZ S Unlisted equity securities not held for
(Bt 3 23(a)iii)) trading (Note 23 (a)(iii)) 102,770 101,410
LEBLFREESEN Units in private security investment funds 56,397 44,135
RGP EH Trading securities 37,762 42,084
FEYEE =& IE (k) Receivables from the third parties (Note) 1,276,182 1,299,606
1,473,111 1,487,235
B &R Current
FEYE = F FIE (k) Receivables from the third parties (Note) 327,156 340,358
BHEMR Wealth management products 554,175 1,139
881,331 341,497
e bW B P A ERBMENNERE =% Note: The above receivables from third parties to be settled without specified dates of
HEDERRAABEERTPNEIRERT settlement are classified as Level 3 financial instruments in the fair value hierarchy.
H - ZELREENBENREARKEH AR The valuations of these financial assets are derived from valuations models which
BREBHRNEEED  BZSHASELR require a number of inputs and assumptions which are not observable from market
REZAMSEBEBERSHNEHEEME data and which are significant to the entire measurement. During the period, the
MEBEX - RN BAABETAEEH fair value gain on financial assets measured at FVPL amounted to HK$2,171,000 (six
SREEEEANBEKZEA2,171,000/8 months ended 30 June 2018: Nil).

TEEZZE-NFRA=ZTRLENEAR :

T) -
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12 FERHEMENRA 12 INVENTORIES AND OTHER CONTRACT COSTS
R=B-—hF
~B=TH
At 30 June December
2019 2018
Fr T
$'000 $'000
MERR Property development
FEERPHEE LM Leasehold land held for development
for sale 724,078 707,332
RIELE SERRTYE Properties held for/under development
for sale 7,625,474 6,722,466
BEDBTYME Completed properties for sale 2,594,816 2,603,370
10,944,368 10,033,168
Hih % Other operations
REBEEREDREER Low value consumables and supplies 8,447 7,822
10,952,815 10,040,990
AEEETHEERTMERFEDR The Group’s certain properties under development for sale and completed
IMEDIKBURESRTER  HME properties for sale were pledged to secure bank loans and other

TN AR EENKHIE18 borrowings and note payable, details of which are set out in Note 18.
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13 EZRHEHMEWNIE 13 TRADE AND OTHER RECEIVABLES
RBERR BRESERGIAES R As of the end of the reporting period, the ageing analysis of trade debtors
H bW siia) IR B2 HI B R bR B 1B 5 (which are included in trade and other receivables), based on the due date
BERERRO T and net of loss allowance, is as follows:

R-ZZE—hEF RZZE—NF
~NB=T1H +=-—A=+—8H
At 30 June At 31 December

2019 2018
Fr Tt
$'000 $'000
R 380 HA ok 280 HA /0 5 — 1 A Current or under 1 month overdue 39,303 40,253
BHBEA—EAZTZR=MA Morethan 1 month overdue and up to
3 months overdue 23,849 16,266
WEBEA=EAZTZNNEA  More than 3 months overdue and up to
6 months overdue 16,103 15,084
BEAHBANEAZTEZR—F More than 6 months overdue and up to
1 year overdue 10,812 10,517
FEUE SR (SRR BB B %) Trade debtors, net of loss allowance 90,067 82,120
H e sRIE (FOBR BB B ) Other debtors, net of loss allowance
(HE3EG)) (Note (i) 729,587 647,073
BEER AT ENEREE Financial assets measured at amortised cost 819,654 729,193
B& RIEMFIAE (K Gi) Deposits and prepayments (Note (ii)) 1,124,909 1,120,405

1,944,563 1,849,598
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+ L )
13 EZREAMEWKE®E 13 TRADE AND OTHER RECEIVABLES (Continued)
B2 Notes:
(i) H b arIE (FNRR BB EHE) sHB s T ¢ (i) The details of other receivables (net of loss allowance) are set out below:
R=—ZB—hF T — \F
ANB=1H =E4=E
At 30 June December
2019 2018
Frx T
$'000 $'000
RE=ZFREER @) Loans to the third parties (a) 434,471 252,567
Hith Others 295,116 394,506
729,587 647,073
(a) R-ZEBE—HENA=+H ME=H (@  As at 30 June 2019, the loans to the third parties were interest-bearing at
BHEETIREFE3.45% % 18% &t 3.45% to 18% per annum and recoverable within one year.
B AR —FERURE -
(i) REREAREFBEHINMOT (i) The details of deposits and prepayments are set out below:
R=ZB—h%F
NA=1+H
At 30 June At 31 December
2019 2018
Fr F
$'000 $'000
1 B -+ b {5 A A RO TR SR IE Prepayments for acquisition of land use rights 773,241 715,148
WS KRN FRIA Prepayments for acquisition of properties 146,306 146,422
Hith Others 205,362 258,835
1,124,909 1,120,405
(i) AEBETERRKESEIEKFIELSERET (iiiy  Certain rental receivables of the Group were pledged to secure bank loans, details

ERHER - FERRWFE 18 of which are set out in Note 18.
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14 SRERCEFER 14 RESTRICTED AND PLEDGED DEPOSITS

2R I 1F 20 (B REG)) Restricted deposits (Note (i) 132,189 132,295
2 3077 2 (B AT (i) Pledged deposits (Note (ii)) 1,693,959 2,433,386
1,826,148 2,565,681

Bt 5 Notes:

(i) RIBEABEREYN  ASEE TETMER (i) In accordance with relevant construction contracts, certain of the Group’s PRC
BRIEEMNTENBARAREERITERER subsidiaries with property development projects are required to place at designated
RIFRE TeERFHR - FIEr s /R ER bank accounts certain amount of deposits for potential default in payment of
FES BEER AN RIFRIE - ZFHEREFTARE construction costs payables. Such guarantee deposits will be released after the
B REKANERR o settlement of the construction costs payables.

(i) EBEMREIEASEERFRITUERIR (i) Pledged deposits represent deposits pledged to banks to secure banking facilities
1TRYE BITE 3K 2 1,693,148,00058 TiF K (= granted to the Group. Deposits amounting to HK$1,693,148,000 (2018 Final:
T — \F K : 2,432,575,000/%5 7T) B &3 LA HK$2,432,575,000) have been pledged to secure short-term borrowings and are
BSEHEEE  ASBRRBEE - therefore classified as current assets.

AEBETFTROGHREERERUTEIE The Group’s certain bank deposits which were pledged as securities in respect of:
EER
R=F—h&E
~NA=+H
At 30 June At 31 December
2019 2018
F5 Fi
$'000 $'000
RITER Bank loan facilities 1,693,148 2,432,575
RITETAEENEERD Mortgage loan facilities granted by the banks to
R|ER purchasers of the Group’s properties 811 811

1,693,959 2,433,386
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15 RERBSEEHEE

16 7EAFFHENRENE

17

RRTHRERFEES

15 CASH AND CASH EQUIVALENTS

R=ZB—IF
~A=1H
At 30 June

2019
T
$'000

R-_ZT—N\F
+=-B=+—8
At 31 December

2018
Tt
$'000

Cash at bank and in hand

2,491,334

5,488,739

HE-_ZT-NFA=THLL~@EA "
AEEBETREMERHTSGHEE -
WHHESE THSREMERE HRIL
BRI - Bt - ZEWETERE
NIEXEREERS (BE_ZT—N\FX
A=+8I1X18A : 867,000/ 7T) °

B 5 Kk HtENKE
RBEK BHESER GIAZ SR
HALREAT3RE) AR5 ) 5 B 69 RE 6 0 17

FOR SALE

period.

17 TRADE AND OTHER PAYABLES

16 INVESTMENT PROPERTIES CLASSIFIED AS HELD

During the six months ended 30 June 2019, the Group put certain
investment properties in the market for sale and entered into binding
agreements with purchasers for the sale of certain of these investment
properties. No valuation gain on these properties (six months ended 30
June 2018: HK$867,000) was recognised in profit or loss during the

As the end of the reporting period, the ageing analysis of trade creditors
(which are included in trade and other payables), based on the due date,

T @ is as follows:
R=-ZB—NF AZE—NF
~B=1H +=-—A=+—8H
At 30 June At 31 December
2019 2018
Tx Tt
$'000 $'000
FEFHE 5 R E (B G)) Trade payable (Note (i) 144,477 184,408
Hith BRI e E A Other creditors and accrued charges
GEIO) (Note (ii)) 3,106,585 2,667,301
JE AT 42 AR A% 3R k38 (B 52 i) Amounts due to non-controlling
shareholders (Note (iii)) 1,162,430 1,157,996
REHKATTENSRARE Financial liabilities measured
at amortised cost 4,413,492 4,009,705
He kEMize Rental and other deposits 81,801 79,150
TEW IR Receipts in advance 55,145 28,403
4,550,438 4,117,258
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17 ESZ REMENFIE @ 17 TRADE AND OTHER PAYABLES (Continued)
BT Notes:
(i) RBEHR FTAESREMENKEAND () Included in trade and other payables are trade payable with the following ageing
FEfTE SERAIRB R B BHRE DT : analysis based on invoice date at the end of the reporting period:

R=T—h%F =—N\&F
~A=+AH +=—A=+—H
At 30 June At 31 December
2019 2018
Fr T
$'000 $'000
— & A RE Bk e EkEE Within 1 month or on demand 57,709 67,462
— @ A% E =188 N Z 1 month but within 3 months 25,161 37,526
=EA®ENERRE 3 months but within 6 months 23,004 31,262
NEABE—FANEH 6 months but within 1 year 21,485 16,937
—F1REH Over 1 year 17,118 31,221
144,477 184,408
(i)  FKIF2,622,683,000/8 L (=T — N\ F: (i) An amount of HK$2,622,683,000 (2018: HK$2,134,391,000) presents estimated
2,134,391,000/8 70) HEi5 B E F B RA KR K value of future settlement properties to be compensated to residents, which is
ZEYENMGER  mMZEWEBRHER expected to be settled after more than one year.

BE—FRLE -

(i) B FE A JE 5 AR A% 3R FX 7B 924,072,0007% 7T (i) Apart from the amounts due to non-controlling shareholders of HK$924,072,000
(ZZE—-NE+=-F=+—H : 924,554,000 (31 December 2018: HK$924,554,000) which are interest-free and repayable
BL) BB REBREEIN A &% on demand, all of the balances are unsecured, interest-bearing at 4.35% (31
HEEIKE  2435% (Z2—\E+=A December 2018: 4.35%) and repayable within one year or on demand.

=+ —H:435%) st R R —FANNEE
SKIEE ©
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18 |RITRHMEE
R-B—AEXA=T+H BAREM

18 BANK AND OTHER BORROWINGS

At 30 June 2019, the bank and other borrowings were analysed as

EELWIT : follows:
R-B—hE R —Z— N\ F
~A=1H +=-—A=+—H
At 30 June At 31 December
2019 2018
(MI5E)
(Note)
Fx Tt
$'000 $'000
RITER Bank loans
—HEH — Secured 7,309,898 7,114,505
— IR — Unsecured 99,950 593,714
7,409,848 7,708,219
HibgE Other borrowing
—HEKH — Secured 937,620 939,780
— R — Unsecured = 78,315
o 937,620 1,018,095
8,347,468 8,726,314

Mg  AEER=ZZE—NF—A—BEREERE
PR EERERE S ISMELE 165 -
RIEAAT A TE2ILLEER - BRHK
E2 e

Note: The Group has initially applied HKFRS 16 at 1 January 2019 using the modified
retrospective approach. Under this approach, comparative information is not
restated. See Note 2.

RZZ—AFXNA=Z1TH BEANE
EEREREE -—EZRE - BERF
MEIZ%(ZE-NF+_A=+—R8:
13%) 58 UEAKE—KE D /KR
BARKAEERGTZMBERRANE TR
REREER -

M-ZZB—AENA=1H EEFNEM
BERE—ZE=H -EEAERF &
FHE166% (ZE—N\F+=—A=1+—
H:166%)it 8 WERZZTE—NF=
RAEE -

At 30 June 2019, the secured other borrowing was from a shareholder of
the Group. The borrowing is interest-bearing at 13% (31 December 2018:
13%) per annum and secured by equity interest in a subsidiary within the
Group and certain shareholder’s loan lent by the Group to the subsidiary.

At 30 June 2019, the unsecured other borrowing was from a third party.
The borrowing is unsecured, interest-bearing at 16.6% (31 December
2018: 16.6%) per annum and has been repaid at March 2019.
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18 |RITRHEMEE @ 18 BANK AND OTHER BORROWINGS (Continued)
RZZE-—NFARNA=TH RITKEM At 30 June 2019, the bank and other borrowings were repayable as
BERERBROT : follows:

R-ZZE—hEF RZZE—NF
~NB=T1H +=-—A=+—8H
At 30 June At 31 December

2019 2018
Fix T
$'000 $'000
—FREIBAFARBES Within 1 year and included in current
liabilities 3,305,294 3,322,635

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

—FREMFR After 1 year but within 2 years 571,357 1,438,228
MEZREBRFA After 2 years but within 5 years 3,203,547 2,632,136
RF® After 5 years 1,267,270 1,333,315
______________________________________________________________________ 5,042,174 5,403,679
8,347,468 8,726,314
RZFE—NFANA=+H BTERK At 30 June 2019, the bank loans and other borrowings were secured by
HithEERUATEEERR the following assets:
R=ZB-NF
~A=+AH
At 30 June At 31 December
2019 2018
Frx Tt
$'000 $'000
"REYE Investment properties 4,831,486 4,356,206
HhFih RIEF Other land and buildings 65,788 66,407
FE Inventories 4,090,678 4,229,079
BRI FER Pledged deposits 1,693,148 2,432,575
e S Rental receivables 49,978 9,435

10,731,078 11,093,702
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19

AR ES
R_ZE—RE—A~NBR=ZA=-+—8"
KRR DR 1T% 2% %8 A 100,000,000
ETR T —NFRHH ML AT BRI E
% o E 50,000,000 3£ T A A A% 15 55 8
TTFARRA—BRE - ZEBEFRFE
6.00% T8 BBFFIMMRFLE - A
A HBEYIP L IRERETR3.82898 T °
HBEABRESFR32534F L ThER
BEFEITEERRE - ZEEHFAL
EEETH B A R KRR AR EE R
Wi AN E B E T B A RIEER -

HMBEEFNEBRFNER12.29%
£1398% - REMTABRKESRK -
218,633,000 LBy Es B A AT IR AR B 5 /Y
BEMBHIEE UHRAIBRKRESHE
TERESH -

MABRREFNERBRESFAA
ABMEFNERENDEE LI
RUTEEWIA-

MRZZT—+F  EITEEERER AR
RS (& 5 7K & %8 535,169,000 % 7T (1H%
277,768,000 % 7T ) B #4144 78,102,177
BRARNR LB - BIA - ETBRES
EaEik o

MR ESER -E—NF—ALHEMD -

19 CONVERTIBLE BONDS

On 6 January and 21 March 2016, the Company issued two tranches
of convertible bonds with each principal amount of US$100 million due
in 2019 respectively, in which US$50 million of the convertible bonds
was issued to a shareholder of the Company. The bonds are interest-
bearing at 6.00% per annum which is payable semi-annually in arrears
and are convertible at initial conversion price of HK$3.8289 per share.
The conversion price was adjusted to HK$3.2534 per share as a result of
the declaration of dividends since the issuance of the bonds. The bonds
are secured by equity interests of the Group’s certain subsidiaries and
guaranteed by the Group’s certain subsidiaries.

The effective interest of the convertible bonds is 12.29% to 13.98%
per annum. Upon the issuance of the convertible bonds, a loss of
HK$218,633,000 was offset against the liability component of the
convertible bonds and will be amortised over the period of the convertible
bonds.

Conversion option embedded in the convertible bonds represents the
fair value of the holder’s option to convert the bonds and is recorded as
derivative financial instruments.

In 2017, the convertible bonds with principal amount of US$35,169,000
(equivalent to HK$277,768,000) in respect of which conversion rights
have been exercised were converted to 78,102,177 ordinary shares of the
Company. During the period, no convertible bonds were converted.

The convertible bonds were redeemed on 7 January 2019.

L
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19 ATRES @ 19 CONVERTIBLE BONDS (Continued)
R B4R S B B AR R HE R 8 AT R AR The convertible bonds recognised in the consolidated statement of
BEEFDIAT - financial position of the Group are analysed as follows:

BERD fTESo

Liability Derivative

component component

T T
$'000 $'000

R-T—N\F—A—AH At 1 January 2018 1,299,330 242,478 1,541,808
I E e (M FE5) Amortisation of initial loss (Note 5) 32,440 = 32,440
B X (FzEe) Interest expenses (Note 6(a)) 80,609 = 80,609
HABEAFIERX Interest expenses paid during the period (34,597) = (34,597)
HRERENAAEEB Fair value change on conversion option

B (FH3E5) (Note 5) - (237,6889)  (237,688)
PE W Exchange reserve 5,415 1,325 6,740
R-ZE—N\FNA=+HMK At30June 2018 and 1 July 2018

—T2—-N\FtAH—H 1,383,197 6,115 1,389,312
N EiE Amortisation of initial loss 30,458 - 30,458
MEFZ Interest expenses 89,062 - 89,062
EHWEAH SR Interest expenses paid during the period (42,935) = (42,935)
HIRE QA AEEEE Fair value change on conversion option = (5,532) (5,532)
FE 5 &% Exchange reserve 1,909 (583) 1,326
R=ZZE—N\F+=A At 31 December 2018 and

=+—HER=ZZE—NF 1 January 2019

—H—H 1,461,691 - 1,461,691
I E e (M FE5) Amortisation of initial loss (Note 5) 1,858 = 1,858
FEFMZ (FzEe@)) Interest expenses (Note 6(a)) 7,610 = 7,610
HABRF B Interest expenses paid during the period (214,761) = (214,761)
BHABMAE Principals paid during the period (1,255,932) = (1,255,932)
& 5 & Exchange reserve (466) = (466)

R=ZZT—AFA=+H  At30June 2019 - - -
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20 BfHES

R-ZE—NF2HH
100,000,000 7T

20 BONDS PAYABLE

R-ZE—NF
~H=+H
At 30 June

T—)\F
+=-A=+—8
At 31 December

PAONES]
Tt
$'000

2019
Fr
$'000

USD100 million due in 2019

781,350 783,150

RZE—NFAAZ+B ~AEFHHR
— % % = 5 5% ™ 150,000,000 ;T A
AIEFMIIELARBET LRERS -~
EBER=_ZE—NFALA=-+NBET
100,000,000 T B HLEFH - % S IR
FREIS%:TE  THETHEARES
BITRAARARRRE —HEENB
AR E R EUCE TH B R B KR -

On 26 September 2018, the Group entered into a subscription
agreement with a third party for Private Offering of Corporate Bonds
up to USD150,000,000. The Group has issued the first tranche of bond
of USD100,000,000 on 28 September 2018. The amount is interest-
bearing at 9.5% per annum and secured by issued share capital of a
certain subsidiary and receivables owned by the Company and one of its
subsidiary in Hong Kong due from certain subsidiaries.
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21 B%E 21 PROVISION
RZZT—\F
+=—A=+—H
At 31 December
2018
(B &)
(Note)
Tz
$'000
n—A—H At 1 January 51,971
B Utilisation (8,789)
E N Z% Exchange difference (3,868)
R+=—A=+—8H At 31 December 39,314
B R —F AR RN AR Less: current portion to be realised within one year (24,408)
14,906
M  AEEFERASERERFER T —NF— Note: The Group has initially applied HKFRS 16 at 1 January 2019 using the modified
A—BERERBEVEREERFE 165 retrospective approach. Under this approach, comparative information is not
BEEET L TE2IILRER - FRH restated. See Note 2.
2
BT /\Ft+-A=t—H &2 Provision was made for the best estimate of the expected loss under
AREEFNERLHEETESABRN leaseback arrangement with customers as at 31 December 2018. By initial
REMGAFREE - BRAERERARE application of HKFRS 16, the provision related to leaseback arrangement
M5 HRELERNE 1658 - FH = % HF o B AE was an adjustment item to the carrying amount of right-of-use assets as
RE—_Z-—NF-—HA-—RARAEEER at 1 January 2019.

EEFTER AR -
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CfREERRE

22 CAPITAL, RESERVES AND DIVIDENDS

(a) Share capital
R=E-hnExA=1A E-\E+-A=1+-H
At 30 June 2019 At 31 December 2018
R E 8 RingE kil
No. of shares Amount No. of shares Amount
TR Fr TR’ Tr
'000 $'000 ‘000 $'000
EE Authorised:
FREE0.10 A EER Ordinary shares of $0.10 each 5,000,000 500,000 5,000,000 500,000
BRARARNEER: Ordinary shares, issued and fully
paid:
R—A—H At 1 January 1,385,576 138,558 1,383,439 138,344
BEENDHBENRENAMEE Issuance of new shares under the
{EREMRERT BT (FFEE()  Pre-PO and Post-IPO Share Option
Schemes (Note (7)) 157 16 2,137 214
REBKATTRRER BT Issuance of new shares upon conversion
AR (R i) of PCSs (Note (i) 27,000 2,700 - -
WAA=1+B/+-A=+-H At 30 June/31 December 1,412,733 141,274 1,385,576 138,558

GEX

@

Notes:

HE-_Z-—hAFANA=THLEARE
B BXARBEABREFZIET
157,000 (BEZE=F—\FRA=*
HIE<1A A : 455,00017) BERRHE &% &
RARBERERENBETISH (B
2T \FXRNA=THLAER:
1,681,50017) fE AR ERETTF - DAREE
ARFA 157,000 (BE_FT—N
FARA=+HIEANEA 2,136,500
fR) H@R - REHBIAETR1.780/8
TEHE-ZE—N\FXA=TAHLX
A 17804t k24078 L) * &
FERO0I0BITE T ARAE - 25 Al
T ABR 1D % B B © 632,000 7T (&
22— N\FXRNA=THLNER:
3,011,000 7T) BB F AR 9 A &
B RFTER AN & 5T BUR B RA R
HBEERMEER -

During the six months ended 30 June 2019, 157,000 (six months ended 30
June 2018: 455,000) share options under the Pre—IPO Share Option Scheme
and Nil (six months ended 30 June 2018: 1,681,500) share options under
the Post-IPO Share Option Scheme were exercised to subscribe for a total
of 157,000 (six months ended 30 June 2018: 2,136,500) ordinary shares of
the Company at a consideration of HK$1.780 (six months ended 30 June
2018: HK$1.780 and HK$2.407) per share respectively, of which HK$0.10
per share was credited to share capital and the balance was credited to the
share premium account. HK$632,000 (six months ended 30 June 2018:
HK$3,011,000) has been transferred from the capital reserve to the share
premium account in accordance with the accounting policy adopted for
share-based payments.

L
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22 BA - RERERE@®

(a) B (&)
WSE : ()

(i)

BREARAR-_Z—=FRATEHRE
BITHRRERIAE LEBEMN T AR
AR ARFCERESRADRBRNE
EMBRIER RO NEERN =
E—=FRA-+HHE(HBH) &
IR A BB IR A MM 6 BEOR B ATATAR
i 2% % B R 4 AR 1R A BUK A AT
EH AR E 2D AARACHE o

KA E S RIE LT R AR -
L AT BT 7 5 M R K A AT R R R 55
FAARERKARTBRBES LR
B SRS R R AR
FEHOERTREFERBRETAR
WOER AT A BB B9 AR AR ©

R-ZZE—=FA=+H8 BHHE
85 7 4 BE 815,036,560 78 T E A 2H
M X 150,365,600 f% & i% @ {£0.10
PETTE L RARAR R - W MR F A
% T 3 4 388 42 U UK A ARG B 5 Y
AR AC B KB A TRE R R © Bboh -
ZARA ) 3R 2 UEUK A AT HRR 75 5 /)
fi% BR 2% 17 & {& 25,092,080 7 7T K 5k A
AR E - R — BN ARG B
BREE RN ERBITRAATRRE
HATE £

ARBEITRRE  BHBREASEE
RARBEBRES S RERAR
BERBRESSRDBRENTR
1B K 5 ARIT (R B IA R AR B B R R
HE AR D BB RT &I PT IR A0 SR B AR
PYEH FAEE (RBTRE22(0)() ~ (i) B (iii)) °

BT KARRREFFTE £
MR EEREERE  EEREIR
KA AR PIR B HF B BEITHRG © &G
{8 £ R 48 N HE R 18 R 1T 8 A9 Sk A AT
BREBEHFBELE - BE-_T—NFAX
A=1+H1E8ME kA ATBRBRERF
A A 527,000,000 3 5k A A] # g &
HFHMBEBR (BE-T— N\FX
A=+HIEAREAR &) mMR=2F
—NERNA=Z+BHEERTEXAT
H % 7% %4 5116,552,8005K - HEIfE A
11,655,280 JT °

22 CAPITAL, RESERVES AND DIVIDENDS (Continued)

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

(i)

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

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

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

Upon completion of the bonus issue, adjustments were made to the exercise
price and outstanding number of share options and awarded shares granted
pursuant to the Group’s Pre-IPO and Post-IPO Share Option Schemes and
Pre-IPO Share Award Scheme (see Notes 22(b)(i), (i) and (iii)).

Reserve arising from issuance of the PCSs was capitalised from the share
premium account for the purpose of issue of new shares upon conversion
of the PCSs. This reserve balance represented the aggregate amount of the
PCSs outstanding at the period end. During the period ended 30 June 2019,
27,000,000 PCSs were converted into ordinary shares by the holders of PCSs
(six months ended 30 June 2018: Nil) and the outstanding PCSs as at 30
June 2019 is 116,552,800 shares with par value of HK$11,655,280.
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22 BA& - REERBRE@®
(b) RELZELURMABERNRS

(U]

BRAHBENBERENS

ARARREERNARBEH
BREERE B ARRIES
ERETNEZEIAEERES
(PREAEEETEAQAMN
EE)URESMHERMEI
BITEMNERE URBARQ
AN -R_FT—ZTF+=A
B REEXRAEBENEHE
& # 51 81 & H % 134,371,667
MERE- BEREKNR_-Z
——®=ZA=-—+=8 B@AX2
AR 3 B FT £ B A #E
g (ETHERIME) BBEAR
AABB®HERERSF BB =
FREEHEE HEATRFESY
HEffRAT T+ FHERITE - &
RE AT 18 52.492 56 7T BN AR
AEIRMDE R AFABEERN
40% ° BEITAI R SER 18 (R K
FE22(a)ii)) - BRITEERAE
£1.780%8 L - S ERER
THEHAEAERN  AIRBARA]
—RREIEAY  WIARD B EAEHE -

BEZZT-NEFE-ZFT-N\F
ANAZ=ZTBLEARER LER
BE R ARSI BRES
5 (A {r] B AR AEE o

TOP SPRING INTERNATIONAL HOLDINGS LIMITED
INTERIM REPORT 2019

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

(@

PRE-IPO SHARE OPTION SCHEME

The Company has a Pre-IPO Share Option Scheme whereby the
directors of the Company are authorised, at their discretion,
to invite employees of the Group, including directors of any
company in the Group, to take up options at consideration of
HK$1.00 per grant to subscribe for shares of the Company. On
3 December 2010, a total number of 34,371,667 share options
were granted under the Pre-IPO Share Option Scheme. The
options will fully vest after three years from 23 March 2011,
being the date of listing of the Company’s shares on the Stock
Exchange or, as the case may be, the first anniversary date of
the employment commencement date of the relevant grantees,
and are then exercisable within a period of 10 years from the
date of grant. The exercise price per share is HK$2.492, being
40% of the price of IPO of shares of the Company. Upon
completion of the bonus issue (see Note 22(a)(ii), the exercise
price per share was adjusted to HK$1.780. Each option gives
the holder the right to subscribe for one ordinary share in the
Company and is settled gross in shares.

No share options under the Pre-IPO Share Option Scheme were
granted during the six months ended 30 June 2019 and 2018.

.
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b)) RELZELUROAERNRS
()
() BRAMBEHERESS
()

BRENSBFHINNT -

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

(@

PRE-IPO SHARE OPTION SCHEME (Continued)

The number of share options is as follows:

BZEANA=1+HIEAEA
Six months ended 30 June

—Z2-h#E —E-N\F

2019 2018

BREHE HEREEE

Number of Number of

options options

T 5 F15

‘000 ‘000

FEA) 1 R AT IE Outstanding at the beginning of the period 1,682 2,137
BRRTT(E (K7 22(a)(i))  Exercised during the period (Note 22(a)(i)) (157) (455)
3 A2 4 Forfeited during the period 1) =
RHEIAR B ARITEE Outstanding at the end of the period 1,524 1,682
REIRA] 171 Exercisable at the end of the period 1,524 1,682

(i) BXROMEBEARMERTE
BIEE R AREERRMDER
E ARRMAEEE TR
B F A 6,452,000 8% (& A
LB 1TR) RRRIRG K
UREHAEE R HPERATE
HHEBARSHEENF S E
AABBRRFE—H - 5B
EEEBS—BEH AIUZER
BEREBRG  HAZNE

HEHATR o BEIARD SR
BB RA = FRTERE
BERPERRER  HEE
AETEHEREAMBEMEMG
BIBR AN o A RQ BIR A 22BN R
DGR REMEEATFE AR
BmaEE (EXRLETR) &
HoBITARTRE (B HF
22(a)ii)) B #EA 32,067,000
B BB AR 1 ©

(i)

PRE-IPO SHARE AWARD SCHEME

Under the Pre-IPO Share Award Scheme, a total number of
6,452,000 (after capitalisation issue) shares of the Company
was awarded to certain employees of the Group as a means
of recognising their contributions to the early development of
the Group and aligning their interests with the shareholders
of the Company. The eligible employees received an offer to
be granted by the awarded shares at nil consideration but
subject to a six-month lock-up period. The awarded shares
will fully vest after three years from the date of award and
are valid and effective for unlimited period unless a triggering
event has arisen upon the occurrence of certain events. The
shares awarded by the Company will be settled with the
shares (after capitalisation issue) held by a share award trust.
Upon completion of the bonus issue (see Note 22(a)(ii)), a total
number of 2,067,000 awarded shares were adjusted.
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22 BA& - REERBRE@®
(b) RELELURODAERNRKS

(%)

(i) BRAMBEANRD R/
(&)
BE_T-NFR-F-N\F
NAZTHEREAR - HER
BERDRBESARND EE
AERLRBEO - BE_F
—NEFRZZFE-NFNA=T
A EEARE - B R T A 88
B 7 -

(i) BRAARBERBRENS
RARHEM—BERRRAEE
BRI S AR B XK
YREREZCDRKHAIEHA
SEELHRR -

BRAHABERBRIEEE
TR B - AR IR BB R AT
EFNARAREEMETEH
B (THEeREABETF) A
RIS R T 1L o

B BETEKE (KK
22@)i) " R_E——FEY
MERARBEEERBRENTT
FEFHE 22648 -

HE_Z-—NFERZFT-—NF
ANAZTRHLESREAR BMER
BE XA AREERBRETE
B AR E o

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

(i)

(iii)

PRE-IPO SHARE AWARD SCHEME (Continued)

No shares were awarded under the Pre-IPO Share Award
Scheme during the six months ended 30 June 2019 and 2018.
There was no outstanding awarded shares during the period
ended 30 June 2019 and 2018.

POST-IPO SHARE OPTION SCHEME

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

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

Upon completion of the bonus issue (see Note 22(a)(ii)), the
exercise price of the Post-IPO Share Options granted in 2012
was adjusted to HK$2.264.

No share options were granted under the Post-IPO Share
Option Scheme during the six months ended 30 June 2019 and
2018.
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22 B - BERRE @ 22 CAPITAL, RESERVES AND DIVIDENDS (continued)
(b) RELEUROGAERNRS (b) Equity settled share-based transactions (Continued)
(58)
(i) BRAHBERBRES S (iii) POST-IPO SHARE OPTION SCHEME (Continued)
(&)
BRENEEHINNOT : The number of share options is as follows:

BZEANA=1+HIEAEA
Six months ended 30 June

—Z2-h#E —E-N\F
2019 2018
BRERE fERR S E
Number of Number of
options options
Salvi) F15
‘000 ‘000
FEA) 1 R AT IE Outstanding at the beginning of the period 101,056 103,848
BRI 771 (Ff7E22(a)()))  Exercised during the period (Note 22(a)(i) = (1,681)
HAR8 Uk Forfeited during the period (3,680) =
RHEIAR B ARITEE Outstanding at the end of the period 97,376 102,167
REIRA] 171 Exercisable at the end of the period 86,376 76,225
(0 BE (c) Dividends
() BMERBZE_Z-—NFR=FT (i)  No interim dividend was declared in respect of the interim
—\FRNA=+8 L& EHR period ended 30 June 2019 and 2018.
FIRFERE ©
(i) E—EHRFEELENERA (i) Dividends payable to equity shareholders of the Company and
G E W E VI & holders of PCSs attributable to the previous financial year,
BB AR B AL ROR A A approved and paid during the period.
A2 o

BEARA=1THIAHAEA
Six months ended 30 June

o —2-\F

2019 2018
Fr T
$'000 $'000

PEIAHLE MRS # E—1{E  Final dividend in respect of the

HBFEERARESR previous financial year, approved
LT@Re(ZE—N\F - and paid during the period, of
2611) 6 cents (2018: 26 cents) per

ordinary share 91,757 397,573
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22 B - REERKRE ®
(d) EXREE
FEBEREAANTEREARE
REBBFEQELBMESD KT
BEYLBREERRESES AR
HIR B R R A i 5 IR 4
Flak WA EMNEREE N
P (E B AR A o

AEEEER T BB NERLE
AR - DATE 4 B (5 BOK T A
Bl 5 7 1 5 75 A O L BT 2 6
RN EHREE 2 HMRETE
A 4 TR S B M AR 4
B -

—WmITRED  AEBEREELX
(aEFEEARRERAEEER
MR AR BEE EEARRRE - plitt
MmE  AEEKEEFERE SR
TREMEELBRIRHREE
REFUNRSREAEEEEER -

AEERVIGERB AN HREE
A 16 SR E AIERTRABE M X -
REBWT L AEER _T—NF
—A-HAEREFNARASKLEHEDN
RImARERREREEE LA
EHEAE A BREMGELEH
FEWTEK -

22 CAPITAL, RESERVES AND DIVIDENDS (Continued)
(d) Capital management

The Group’s primary objectives when managing capital are to
safeguard the Group's ability to continue as a going concern in
order to fund its property development projects, provide returns for
shareholders and benefits for other stakeholders, and to maintain an
optimal capital structure to reduce the cost of capital.

The Group actively and regularly reviews and manages its capital
structure to maintain a balance between the higher shareholder
returns that might be possible with higher levels of borrowings and
the advantages and security afforded by a sound capital position,
and makes adjustments to the capital structure in light of changes in
economic conditions.

Consistent with industry practice, the Group monitors its capital
structure on the basis of a gearing ratio, which is net debt divided
by total equity at the end of the reporting period. For this purpose,
the Group defines net debt as total bank and other borrowings less
restricted and pledged deposits and cash and cash equivalents.

The Group has initially applied HKFRS 16 using the modified
retrospective approach. Under this approach, the Group recognises
right-of-use assets and corresponding lease liabilities for almost all
leases previously accounted for as operating leases as from 1 January
2019. However, the impact on the gearing ratio is not significant.
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23 E@MIENAREEE

() AAABEFENSHEER
=R s

0]

DMREBEESER

TREJNAEESR T ANRK
ERRREEEELFENR
REE LRBEEMBRE
ERF13RALEETENTE
BOR=ZBARAARBESR -2
BAABEAENRDZRE
B T3 A FT 8 A B0 B A BB A9
ABREENEZEEEMND

s EMMHE:EEMAE—
R ABIBETENRE
B VRt E R HERRE
mZHEREERBER
RN RE

e FRFEE:FHAE-R
BABBTENAAE
B AAEEE—KHT
BERe ABBERAERA
TAIBRNEZH A
& o TRl B A SUR 5
EXIBMHER K E A
i

s F-HMHE:EAITAE
RNBEEHARETEN
NAfEE

23 FAIR VALUE MEASUREMENT OF FINANCIAL
INSTRUMENTS

(a) Financial assets and liabilities measured at fair value

(@

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
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23 $RTENAAREBETE® 23 FAIR VALUE MEASUREMENT OF FINANCIAL
INSTRUMENTS (Continued)

(a) AR AREEFENERMEER (a) Financial assets and liabilities measured at fair value
88 %) (Continued)
) 2AREESHRGE) (i) FAIR VALUE HIERARCHY (Continued)

RZB-NEAA=TENAABEFRBAEA

Fair value measurement as at 30 June 2019 categorised into

-] £=R
Fair value at
30 June 2019 Level 1 Level 2 Level 3
i r i i
$'000 $000 $000 $'000

LEHALEEFE  Recurring fair value measurement
REEAREREEN  Unitsin private security investment

funds 56,397 - 56,397 -

ERE=HFE Receivables from the third parties 1,603,338 - - 1,603,338
FHEEERF LT Unlisted equity securities not held for

RAES trading 102,770 - - 102,770

ERER Wealth management products 554,175 - 554,175 -

R5EF Trading securities 37,762 37,762 - -

NAEE F—R
Fair value at
30 June 2018 Level 1 Level 2 Level 3
T T T T
$'000 $'000. $'000 $'000

QEENAEEIFE  Recurring fair value measurement
REEFREZSLEN  Unitsin private security investment

funds 44135 - 44135 -

ERE=HE Receivables from the third parties 1,639,964 = = 1,639,964
FHEEEMF LT Unlisted equity securities not held for

RS trading 101,410 = - 101,410
BRER Wealth management products 1,139 = 1,139 =
RHEH Trading securities 42,084 42,084 S -
BE_ZT—NFXNA=+H81t During the six months ended 30 June 2019, there were no
ANEAA - FE—HFRE-HZ transfers between Level 1 and Level 2, or transfers into or out
MW EER  TARBEE=RD of Level 3. The Group’s policy is to recognise transfers between
BEASEL RNEBNHER levels of fair value hierarchy at the end of the reporting period
RBEHRRBRBARNEENRD in which they occurred.

REEFHZANEE -
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23 ERMIEMNAREBETFE®

() AR ABEFENEREER

=N 1)

(i) F-RIABEHEMEAN
RETERBARE
REEFREESEUNAR
EBEDRBEABRMERGE

(i) FASE=RAIABEHAENE

#
FEETRATEANAREBETD
ERAELR EMARNTA
T WHRZ WS RBIEFR
EHAEMETE - AR BER
BERZTHRBUENRKR
[2E; @

R E=TTHENRABETS
158 P 78 W R B R 2R A R IR 2 0
B/ KB ERORIORENE
RIA BB AT IR K o

M EMAREE B
BHREDDT

23 FAIR VALUE MEASUREMENT OF FINANCIAL
INSTRUMENTS (Continued)

(a) Financial assets and liabilities measured at fair value
(Continued)
(i) VALUATION TECHNIQUES AND INPUTS USED IN LEVEL 2
FAIR VALUE MEASUREMENTS
The fair value of units in private security investment funds is
estimated by the underlying share price.
(iii) INFORMATION ABOUT LEVEL 3 FAIR VALUE

MEASUREMENT

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

The fair value of receivables from the third parties is determined
using future estimated cashflow to be recovered/future profit
forecast of acquired entities and applicable discount rate.

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

BEAA=1THL

~{E A

Six months ended

30 June

—E-hF

2019

T

$'000

w—A—H At 1 January 1,741,374

BB EWE = RIA Partial settlement for receivables from the third

parties (37,536)

RIBm PR AR R F i Net unrealised gains recognised in profit or loss 3,732
] Exchange difference (1,462)

WANA=+H At 30 June 1,706,108
(b) UDAARBEUMNIBENSHE (b) Fair values of financial assets and liabilities carried at

ERBEANEE

7N 5% B LA R AR B 3H B AR B BR B 2
BTAREE BER_FT—/\F
TZA=+—BRZZE-NFRHA
ZTHNAABELIEEAESR -

other than fair value

The carrying amounts of the Group’s financial instruments carried
at cost or amortised cost are not materially different from their fair
values at 31 December 2018 and 30 June 2019.
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24 COMMITMENTS
(a) Capital commitments outstanding not provided for

BENEEREE in the interim financial report
R=ZF—NF
ANBE=+H
At 30 June At 31 December
2019 2018
T Fr
$'000 $'000
EEES) Contracted for 3,263,313 3,331,063
EREERTAN Authorised but not contracted for 1,408,362 1,188,948
4,671,675 4,520,011

BAEAEIRRAKEERTYE
MBRFASXAR

RZE-—NF+_RA=+—B K&
BAAHGEREREN R REND
RIEBEFRIBRTEMT

Capital commitments mainly relate to development expenditure for
the Group’s properties under development.

(b) At 31 December 2018, the total future minimum lease payments
under non-cancellable operating leases were payable as follows:

—FR Within 1 year 27,230
—FHRERAFRN After 1 year but within 5 years 30,641
AFE After 5 years 47,905

105,776

AEESREBANRBESER
VRO BAKEHERNFT AN
ZEMERBE kR IR AER
BHABRA AEERVBEAS
BB HmEERIF 1657 EREER
MATEBM A - RBU T A A%
EeRE_T-NF—A AN
sty MEREZSHERRN
HEREB (RME2) - B=F— 1
F-A—HE  REMT2AEHHEK
R RREE R R BB EAAR
RAMHEERE-

The Group is the lessee in respect of a number of properties and
items of plant and machinery and office equipment held under
leases which were previously classified as operating leases under
HKAS 17. The Group has initially applied HKFRS 16 using the
modified retrospective approach. Under this approach, the Group
adjusted the opening balances at 1 January 2019 to recognise lease
liabilities relating to these leases (see Note 2). From 1 January 2019
onwards, future lease payments are recognised as lease liabilities in
the statement of financial position in accordance with the policies
set out in Note 2.
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25 HAEE 25 CONTINGENT LIABILITIES

R-ZZE—hEF RZZE—NF
~NB=T1H +=-—A=+—8H
At 30 June At 31 December

2019 2018
F 5t 7
$'000 $'000

BRI AREMYPEERNILIBEF  Guarantees given to financial institutions

B i (Al & p AR IR R for mortgage loan facilities granted to
purchasers of the Group's properties 559,721 592,070
26 EXBEBALRS 26 MATERIAL RELATED PARTY TRANSACTIONS
BT ERENEGBCEMRENR S In addition to the transactions and balances disclosed elsewhere in the
REEsRIN REBBHRNBEEIY FIEX interim financial report, the Group entered into the following material
B RS related party transactions during the period:

BZEANA=1+HIEAEA
Six months ended 30 June

—E-NhF —T—N\F
2019 2018
Frx T
$°000 $'000
FEEEABRF Remuneration of key management
personnel 17,932 15,996
B —REEERERNSWA Interest income from a joint venture
(BFEEG)) (Note (i) 4,509 -
JE U — R B & A R R B A Interest income from an associate = 40,706
FEST R A B s (B R (i) Interest expenses to shareholders (Note (ii) 63,462 24,941
FETIEIE R AR R A B R 2 Interest expenses to non-controlling
(Bff % Gii) ) shareholders (Note (jii)) 5,181 1,317
J& s — 4 B B 75 AR S UL A Service income from a related party
(B =E (iv)) (Note (iv)) 5,087 -
Y —fRl & & R ERBUA Service income from a joint venture

(P 3£ (v)) (Note (v)) 1,698 =
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26 ERBEBAERS ®)

27

i
0

(ii)

(iii)

(iv)

HEANA=ZTALEANEA  ER—HEEED
FEF B ALABEF =G F 6.5% F5.8% (&
2 \FARA=ZTHILEAEA E)FTE -

FE A B SR A 2R S LA B E I 12.29% -
13% 5% 14% (BHE=ZT—N\FA=1+HI1
ANEA 11.5% K& 12.29%) & E °

FEAT IR A AR R A B R ST A B EF R B4
435% (BE=ZZT—N\FAA=THILXE
A :435%)F 8 ¢

JRE W BB 75 BRI M A\ 35 B MR — B IR - B/
BRMERREESBERAANKE R A
MR EEE ARIFEA

FE U —FE & & 1 2 AR 5 UL A 38 FE UK Sliver
Pond Investments Pty Ltd. &) 22 £& & 12 AR 75 Uk
Ao

LR BB

ZN-S

BR_ZF-NAF-A-BERAKE

BB T EEREBE MG HRE LR
Fl6 -RIFAMIE TER2ILR

c BEtBRE B F BN E2HWE -

26

27

MATERIAL RELATED PARTY TRANSACTIONS
(Continued)

Notes:

(i) Interest income for the six months ended 30 June from a joint venture was charged
at fixed interest rate of 6.5% and 5.8% per annum (six months ended 30 June
2018: Nil).

(i) Interest expenses to shareholders were charged at a fixed interest rate of 12.29 %,
13% and 14% per annum (six months ended 30 June 2018: 11.5% and 12.29%
per annum).

(i) Interest expenses to non-controlling shareholders were charged at a fixed interest
rate of 4.35 % per annum (six months ended 30 June 2018: 4.35% per annum).

(iv)  Service income from a related party was property management consulting service
income from a subsidiary held by a shareholder, Yunnan Metropolitan Construction
Investment Group Co., Ltd.

(v)  Service income from a joint venture was construction management service income
from Sliver Pond Investments Pty Ltd.

COMPARATIVE FIGURES

The Group has initially applied HKFRS 16 at 1 January 2019 using the
modified retrospective method. Under this approach, comparative
information is not restated. Further details of the changes in accounting
policies are disclosed in Note 2.
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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 41 to 99
which comprises consolidated statement of financial position of Top Spring
International Holdings Limited as of 30 June 2019 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 2019 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

29 August 2019
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