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FINANCIAL HIGHLIGHTS

S % 4

KEY FINANCIAL INDICATORS BRI BIEE
Six months ended 30 June
EZ6A30A1L~EA
2020 2019 Change
20204 2019%F &
RMB million % RMB million % %
AREEET ARKEET
Revenue WA 3,154.4 100.0 2,185.9 100.0 443
Gross profit ESA 989.7 31.4 566.8 259 74.6
Profit for the period HI A
~ Including non-controlling interests — BIEFEIERER 344.9 10.9 3543 16.2 2.7)
- Attributable to equity holders — R 293.6 9.3 280.0 128 49
Core net profit (Profit for the ot F RS (BRRFE -
period, excluding fair value gains) TEEATBERE)
- Including non-controlling interests — BRI ER 363.6 11.5 283.0 129 285
- Attributable to equity holders — R 304.9 9.7 20838 96 46.0
KEY OPERATION INDICATORS BAREERS
Six months ended 30 June
BZE6H3081E~EA
2020 2019 Change
20204 20194 b=
%
Contracted sales value (RMB million)  &4HELRE (AREBHET) 7,670.2 10,136.2 (24.3)
Contracted sales area (sg.m.) BHHE®mE (FAK) 319,208 478,841 (33.3)
Average contracted selling price BHIHEHIE
(RMB/sq.m.) (NERETT S FH¥) 24,029 21,168 135
KEY RATIO INDICATORS B RIEE
Six months ended 30 June
BZE6A308 1L~ EA
2020 2019
20205 2019%F
% %
Gross profit margin FEF = 31.4 259
As at As at
30 June 31 December
2020 2019
#2020 20195
6H30H 12H318
% %
Net debt-to-capital ratio FEBEARL & 68" 58
Notes: PEE

(1) Equal to net debt (which represents total borrowings minus cash and cash

equivalents and restricted cash), divided by sum of total equity and amounts

due to non-controlling interests of subsidiaries as at the end of the respective

period and multiplied by 100%.
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DEAR SHAREHOLDERS,

On behalf of the board (the “Board”) of directors (the “Directors”) of Jingrui
Holdings Limited (“Jingrui” or the “Company”), we are pleased to present
the unaudited interim results and business review of the Company and its
subsidiaries (the “Group’, “we” or “us”) for the six months ended 30 June
2020 (the “Period under Review") as well as our outlook for the second

half of 2020.

MARKET REVIEW

In 2020, the coronavirus pandemic (“COVID-19") has caused a full range
of impacts on the world economy and many countries commenced crisis
relief modes. The monetary conditions turned loose again to stimulate
the economy and mitigate the impact of the pandemic. As the Chinese
government has taken decisive measures to control the pandemic, China's
economy has gradually recovered since the second quarter and the
pandemic has not affected the fundamentals of China's economy. As was
expected the administrative mobilization capability and the economic
resilience of China have withstood the test of the pandemic with a leading
recovery speed among global economies. We are firmly optimistic about
the sustainable development of China in the future.

The real estate industry was also adversely affected by the pandemic
in the first half year of 2020. With the gradual resumption of work, the
supply of commercial residential buildings continued to rise, and the
overall development of the industry was stable. “Optimize the setting
of administrative region and enhance the capacity of leading cities
and city clusters in overall carrying and optimal allocation of resources”
was announced at the fourth plenary session of the 19th CPC Central
Committee. The pandemic increased the expectation of people on
gathering towards cities and further strengthened the trend of population
gathering towards leading cities and city clusters. In the future, leading
cities and city clusters will enjoy broader development potentials.

For long-term rental apartments and commercial assets, the pandemic
has serious impacts on the long-term rental apartments and office
buildings industry in the first half year of 2020. The prices of apartments
and commercial assets entered a low cycle, which is conducive to
investment opportunities in core assets. Under the global loose monetary
environment and the rising inflation expectation, we believe that the value
of apartments and commercial assets will gradually recover and increase
in the future.

Property management enterprises with flexible response and standard
business shored up the weakness in community governance under the
pandemic, leading to a rediscovery of the value of property management.
Thanks to the stable cash flow of the service industry and the huge
potential of value-added services, we are optimistic about its development
potential in the future. We will invest more resources to support the rapid
development of the property service platform.

CHAIRMAN'S STATEMENT
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CHAIRMAN'S STATEMENT

We have firm confidence in the sustainable development of China’s
economy in the future. Urbanization is still under progress in China. The
new round of urbanization with leading cities and city clusters as main
carriers is one of the important drivers to the high-quality development
of China’'s economy. As the time with a market-wide rise comes to an end,
structural opportunities will become major pillars to the development of
the real estate industry in the future. Jingrui will leverage on its advantage
of early layout in first- and second-tier core cities and metropolitan areas,
seize the golden development opportunities in the second half year of
2020, actively obtain quality projects in city clusters and metropolitan
areas, raise the safety margins of investment and create stable returns to
investors.

OPERATIONAL PERFORMANCE

In the first half of 2020, Jingrui continued to adhere to the strategic
direction of large-scale asset management. Through the dual-drivers
powered business model, it stably boosted the development of business,
firmly developed operating services and conducted efficient operation
of the whole business chain. However, affected by the pandemic, the
contracted sales amount and area have declined compared with the
corresponding period of last year. For the six months ended 30 June 2020,
the Group achieved total contracted sales of approximately RMB7.670
billion, representing a decrease of 24.3% as compared to the corresponding
period last year (the corresponding period in 2019: RMB10.136 billion),
the contracted sales area of approximately 319,208 sq.m., and average
contracted sales price of RMB24,029/sq.m.. After the pandemic has become
more stable in the second half of 2020, the Company will increase its sales
efforts, and strive to improve sales performance.

Under the guidance of the market penetrating strategy of “focusing on
the first- and second-tier core cities and metropolitan areas’, Jingrui deeply
penetrated into the Yangtze River Delta, Beijing-Tianjin-Hebei, the middle
reach of the Yangtze River and the Chengdu-Chongging city cluster. It
continuously expanded land reserves in core city clusters and accumulated
quality land reserves. For the six months ended 30 June 2020, the Group
acquired a total of five new projects, including three first-hand projects and
two second-hand projects, with a total property value of RMB5.708 billion.
The first- and second-tier cities accounted for 95.7% of the Group's saleable
property value. The Group has a sufficient land bank of approximately 4.920
million sg.m., which can meet the development demands in the following
two to three years.

Based on the experiences in three-year transformation and to speed up
the advancing of the strategy of “large-scale asset management’, the
Group upgraded its original five major business platforms in March 2020
to Yan Capital Management (&% & &), Jingrui Properties (RIHHIEE),
Jingrui Capital (R TB)E), Jingrui Service (E¥6ARTS) and Co-Fortune
Capital (B f&8& 7). On the one hand, it follows the trend of the industry
from inventory increase to stabilised inventory and releases the value of
resources and the growth potential. On the other hand, it improves the
value positioning of the operating services and concentrates resources on
the vigorous development of professional services.
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Focusing on development and improving quality and efficiency. During
the Period under Review, Jingrui consistently achieved breakthroughs
in business capabilities through optimized allocation of resources and
professional management. Jingrui Properties maintains the strategy of
focusing on first- and second-tier core cities and metropolitan areas
to achieve high-quality and large-scale growth. Jingrui Capital further
improves investment and financing capabilities to achieve breakthroughs
in products and operation. Through upgrading the service system and
building the scenario-based services, Jingrui Service provides considerate
whole-life services to communities, commercial buildings, public properties
and other customers of different space forms to contribute to the beautiful
urban life. Yan Capital Management constantly enhances fund-raising
and management capabilities and links the asset end and the financial
end to consolidate the large-scale asset management system of Jingrui.
Co-Fortune Capital focuses on new models and new technologies in the
upper and down streams of the real estate industrial chain and coordinates
in contributing to the strategy of large-scale asset management.

The five new major platforms fully display their own advantages, converge
strength into joint forces, make coordinated progress and conduct delicate
operation to advance towards the real estate financialization.

TECHNOLOGY EMPOWERMENT AND CUSTOMIZATION
CREATING NEW SITUATION IN CHANGES

In the first half of 2020, the government work report proposed to “boost
the capacity to support technological innovation” and “technology” was
placed with unprecedented expectation. During the period of pandemic,
the application of the big-data monitoring, online sales of properties, VR
house tours and other technologies fully displayed the highlights and
energy efficiency of technology empowerment.

Jingrui was acutely aware of the development trends of the industry
since early in 2015. Based on the actual demands of customers for
residential properties, it carried out thorough researches and considered
‘customization”as new breakthroughs on the basis of the original business
of Jingrui Properties. It proposed the “e PLUS" customization system
and the strategy of improving residential products and developed the
business development direction with the characteristics of Jingrui. It has
implemented customized projects in Hangzhou, Shanghai, Wuhan and
other cities. After four years of exploration and practice, the customization
system was upgraded in 2019 with the official introduction of the “Space ™"
customized brand.

CHAIRMAN'S STATEMENT
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CHAIRMAN'S STATEMENT
ENEL

As a platform for customized life services, “Space ™" breaks the traditional
real estate development model and develops a customer-centric living
and technology ecology system to explore scenario-based services
with technologies. It integrates “customization” into products, services,
quality and other processes and achieves the imagination and vision
of people for an ideal life. From the selection of house types to rapid
matching of customized decoration plans and customized living space
and environment, the information-based system can help customers
fully achieve that I call the shots for my house’, initiate new customized
experiences and improve the happiness index. As of 30 June 2020, a total
of 17 projects involving approximately 15,000 residences under “Space ™"
were constructed with customization, with a signing rate reaching 56%.

The BIM House information system with full digital technology allows
“Space ™" to fully display the empowerment advantages of real estate
technology. Through customer insights, product design, scenario-based
sales, soft supply, digital construction and intelligent maintenance, it
provides real estate enterprises with customized development services,
achieves online and digitalized management of business data and further
achieves the implementation of capabilities on customized residential
services.

STRENGTHENING CORE CAPABILITIES, DEEPLY DEVELOPING
IN CORE CITIES AND DRIVING ASSETS APPRECIATION

The stock business has become a"new driver”to the strategic development
of real estate enterprises in the new stage of the real estate industry. As
a business platform focusing on stock asset management, Jingrui Capital
strategically expands to the apartment business with office buildings as
an opportunity-based business and focuses on urban renewal and land
matching in core areas of first-tier cities. Through the holding, management
and operation of stock properties, Jingrui Capital deeply explores asset
value, develops quality space for customers and provides investors with
“end-to-end” services. With the guidance of achieving high-quality asset
management scale, it develops the investment and financing capabilities
for the whole value chain and actively creates asset value.
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2020 is the first anniversary of the establishment of Jingrui Capital.
Driven by the large-scale asset management model, it developed deep
insight for the avidity of tenants of long-term rental apartments. With the
industrialization of interior decoration as the solution, Jingrui Capital fully
upgraded products and developed a complete and systematic intelligent
operation model on the basis of optimizing customer experiences to
accurately reach customers and enhance the stickiness of tenants.
Meanwhile, it improves the efficiency in apartment management to
satisfy the diversified demands for security, services and customers in the
long-term rental apartments business. The newly opened Shanghai Jingrui
Xingfulai project in May 2020 is the first store with the implementation
of technology on fabricated interior decoration as well as the upgrading
of one-click intelligent home. The achievement of dual value creates a
spectacular living quality.

As of 30 June 2020, Jingrui Capital has business in 12 apartments and 3
office building projects in Beijing, Shanghai, Suzhou and Hangzhou with
more than RMB8.6 billion of assets under management. Jingrui Capital has
successfully exited 2 assets. For Beijing Jingrui Shangyuan Project obtained
in 2018 and through the deep exploitation of its own value, it conducted
operation and management with the orientation of exit. It exited in March
2020 at a consideration of RMB476 million, with a profit of RMB53,687
thousand after holding for two years and successfully developed a close
loop covering the whole chain of “fund raising, investment in projects,
post-investment project management and capital withdrawal” for stock
assets with high quality, and realized asset appreciation.

FOCUSING ON SERVICE VALUE, EXPANDING BOUNDARY OF
PROPERTY MANAGEMENT AND RESHAPING THE MODEL
OF HAPPINESS

With the consistent development and maturity of the real estate market,
the property management industry has gradually entered the golden
period for rapid development. The industry will maintain the trend of
continuous growth in a fairly long period with huge growth potential.
Property management has become the core force in the prevention and
control of, the coronavirus pandemic. The coordination of communities
and property management provided complete guarantees to the
community life and the value of property management enterprises was
widely recognized in the society.

CHAIRMAN'S STATEMENT
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CHAIRMAN'S STATEMENT
ENEL

With the vision of being the “promoter of ideal life in Chinese cities’,
Jingrui property management has been devoted to being a leader in new
Shanghai style property management since its establishment in 1996. In
March 2020, the organizational structure of Jingrui was upgraded. With
Jingrui property management as the carrier, it established the platform
of Jingrui Service to concentrate resources on the development of
services. Jingrui Service has been adhering to the concept of “focusing
on ideal life” With professional service products, intelligent service means
and platform-based service models as three core objectives and on
the basis of traditional services, Jingrui Service provided high-standard
and customized considerate services to guarantee the beautiful life of
property owners in all dimensions. It developed standard basic services
to meet regular demands, organized diversified community activities to
enrich the happiness of life and built intelligent platforms for community
services with digital means. Leveraging on the integrated full service
model from “houses”to “people” and “life”, it broke the boundary of property
management, developed diversified service models and created a value
template with all-win results.

Based in Shanghai and deeply penetrated in the Yangtze River Delta,
Jingrui Service has expanded to Tianjin, Chongging, Zhejiang, Jiangsuy,
Hefei and Henan after 24 years of exploration and development. As of 30
June 2020, Jingrui Service has deployed in 36 cities across the country.
The cumulative contracted management area exceeded 26 million sg.m.

Jingrui Service will consistently enhance its own capability, deeply study
the actual demands of customers and improve the service quality and
expand the boundary of services through continuous innovation and
upgrading. It will develop a service system with the “characteristics of
Jingrui’, create an ideal community environment for customers and build
a more colorful urban life.

IMPROVING THE ASSET MANAGEMENT CAPABILITY,
MOVING FORWARD AND EXPLORING NEW OPPORTUNITIES
IN CRISIS

Due to the effect of the pandemic in the first half of 2020, China announced
the requirements to maintain reasonable and moderate liquidity. The
overall monetary environment was relatively loose and the funding
environment was improved. Local governments implemented relief
policies to reduce the pressures on the industry. The real estate industry
is facing a new environment filled with opportunities and challenges.

Jingrui firmly follows the direction of “light-asset, refinement and
operation-prioritization’, focuses on the real estate industry with the
model of “large-scope asset management” and strives to be an asset
management service provider with the integration of the whole chain
capabilities on “fund-raising, investments in projects, post-investment
project management and capital withdrawal".
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In the first half of 2020, Yan Capital Management optimized the operation
strategy, improved the fund structure and empowered segments
and projects to boost business development. It expanded diversified
investment and financing channels and introduced the CENTURY BRIDGE
CAPITAL, an overseas investment fund, for the first time, bringing more
opportunities for subsequent development. As of 30 June 2020, Yan Capital
Management has issued a total of 15 real estate equity funds with a total
existing fund management scale of RMB3.9 billion, and completed the
withdrawal of accumulative 6 funds. Co-Fortune Capital focused on the
real estate ecosystem, explored the long-term development demands
of all business platforms and strengthened synergy and coordination.
Focusing on three major factors, namely “resources, processes and projects’,
it enhanced the business capability, developed investment and merger
and acquisition capabilities and coordinated resources of all parties to
contribute to the strategy of large-scale asset management.

PROSPECTS

The PRC real estate industry has entered a new stage. The general volume
of the industry is gradually reaching the upper ceiling due to the slower
population growth and other factors and will show a trend with slow
decline in the future. As a huge market with over RMB10 trillion and
with the advancing of the national strategy on city clusters, the real
estate industry will remain an anchor and stabilizer to the PRC economic
development and still enjoys stable development opportunities in the
long term.

Jingrui will continue to firmly adhere to the strategy of large-scale asset
management, keep acute awareness on customer demands, consistently
develop outstanding real estate development and operating service
capabilities and strengthen the asset management capability. Upholding
the mission of “Dedicated to Building a Wonderful Life" (FA/.D RS AE
y&), Jingrui will focus on development, explore and achieve people’s more
visions and expectations on buildings and life.

The future is approaching and the path is under our feet. Finally, on
behalf of the Board, we would like to express our sincere gratitude to
all of our investors, partners, customers and employees. In the future,
Jingrui will keep the spirit of openness and breakthrough, continue to
embrace changes and consistently strive to be an excellent enterprise with
personality, pursuit and achievements. It will create broader development
platforms for employees, provide customers with higher-quality services,
offer more satisfactory returns to investors and bring higher value to all
shareholders.

Yan Hao Chen Xin Ge
Co-chairmen
Jingrui Holdings Limited

CHAIRMAN'S STATEMENT
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MANAGEMENT DISCUSSION AND ANALYSIS

o BELJE W i B2 43 A

MARKET OVERVIEW

In the first half of 2020, though coronavirus pandemic (COVID-19) posed
great challenges on the economic environment at home and abroad, with
the coordinated implementation of pandemic prevention and control
measures in various aspects of the economic and social development
across the country, the pandemic prevention and control situation
continued to make progress. With the resumption of work and production
in an orderly manner, the economy steadily recovered and gave strong
support to people’s basic livelihood. The market situation was generally
expected to be optimistic and the social development tended to stabilize.
According to the preliminary calculation, the gross domestic product
(the "GDP") for the first half of 2020 amounted to RMB45,661.4 billion,
representing a year-on-year decrease of 1.6% based on comparable prices.
In terms of quarterly GDP, the GDP for the first quarter decreased by 6.8%
year-on-year while the GDP for the second quarter increased by 3.2%
year-on-year. In terms of the GDP from period to period, the GDP for the
second quarter increased by 11.5%.

In the first half of 2020, the PRC Central Government continued to
introduce policies to reiterate the positioning that “houses are for living
in, but not for speculative investment’, clarify the primary responsibility
of cities and achieve the targets of “stabilizing the land premium, house
price and expectation”. The Central Bank reduced the deposit reserve
ratio for three times and the loan prime rate (LPR) for two times, and local
governments reduced pressure on the market and enterprises in land
transfer and real estate transactions. In the first half of 2020, the investment
in real estate development amounted to RMB6,280 billion, representing
a year-on-year increase of 1.9%, of which residential real estate is an
important field of investment for Chinese real estate enterprises. In terms
of the residential investment by region, second-tier cities have the largest
scale of investment, while investment activities in first-tier cities tend to
be more active.
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MANAGEMENT DISCUSSION AND ANALYSIS

Looking ahead to the second half of 2020, the monetary policy will
generally remain loose with limited room to relax further on margin
financing. The credit policy for the real estate industry will generally be
neutral while positive to some extent. The restrictions on the financing
of real estate enterprises may be relaxed based on respective business
segments and the household leverage ratio is expected to be stabilized.
Local government will continue to implement stable fiscal policies and
may further relax the restrictions on the house price. However, the
possibility to relax the restrictions on the purchase and sales of houses
in the short term is minimal. In respect of urban development, with the
advent of the “megalopolis”era of the national central cities, it is expected
that there will be development opportunities in the cities around the
national central cities, which will urge the national central cities to make
many “urban integration” development plans, thus driving the construction
of urban railway system, movement of population and industry integration
in the surrounding cities. The investment opportunities in the central
cities and surrounding areas of the city cluster will have higher margin of
safety and profit.

PROSPECTS

The PRC real estate industry has entered a new stage with the general
volume of the industry gradually reaching the upper ceiling due to the
slower population growth and other factors. It is expected the PRC real
estate industry will show slow decline in the future. As a huge market with
over RMB10 trillion and with the advancing of the national strategy on city
clusters, the real estate industry will remain an anchor and stabilizer to the
PRC economic development and continue to enjoy stable development
opportunities in the long term.

Jingrui will continue to firmly adhere to the strategy of large-scale asset
management, keep acute awareness on customer demands, consistently
develop outstanding real estate development and operating service
capabilities and strengthen the asset management capability. Upholding
the mission of “Dedicated to Building a Wonderful Life” (FB 0 i SE4EF
A5E), Jingrui will focus on development, explore and achieve people’s
visions and expectations on buildings and life.
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MANAGEMENT DISCUSSION AND ANALYSIS

o BELJE W i B2 43 A

BUSINESS REVIEW
Jingrui Properties

Property Development

In the first half of 2020, the Group achieved contracted sales (including
those of joint ventures and associates on a 100% basis) of approximately
RMB?7,670.2 million and the total contracted gross floor area ("GFA”) sold
was approximately 319,208 sg.m.. Our contracted sales (excluding car parks)
were primarily generated from centrally direct-controlled municipalities
and Zhejiang province, which were approximately RMB3,061.8 million and
RMB2,780.0 million respectively, representing 39.9% and 36.2% of the total
contracted sales, respectively.

The following table sets out the geographical breakdown of the Group’s
contracted sales for the six months ended 30 June 2020:

E 3 e
=initE

MERR

20200F F¥F - AREMNEGNEER (BESEM
BERNREHELNHEERE) NWEARK 670288
T BMEHEEMNBEOEEME (BEEED 4
319208F 7K - MM A HNHEETEREEET
EAnTEes - 2RI ARE3 061 8EEITREARE
2,7800B BT (TEEEBEAM)  DAMEBEHIHER
#)39.9%5236.2% °

TREHEE2020F6 A308 IENE B KEEA 485
EEMRE D MRS

Contracted
Average
Contracted Contracted Selling Price
GFA Sold Sales (“ASP")
BRHE BRHE
Project Name HE & BEMEB BRHERE EHEE
sq.m. RMB000 RMB/sq.m.
AR~
FIK ARBEFT FRK
Shanghai &
Shanghai Jingrui City Park BRI e Bih RE 16,751 568,411 33,933
Shanghai Jingrui Upper Riverside LBEM e HAET 1,271 157,322 123,778
Shanghai Jingrui Xinmei Mansion BRI ¢ FTERE 7,118 178,000 25,007
Tianjin K
Tianjin The Great Habitat Mansion House K& o BT 26,432 438,538 16,591
Tianjin Sea Blue City RE o BEW 30,192 434,445 14,389
Tianjin Jingrui Hanlin RER © WA 13,427 296,843 22,108
Tianjin Jingrui No. 1, Tang Gu Bay RERI © EIHE—R 5,053 69,688 13,791
Tianjin No. 6, Tang Gu Bay RAE o FEIEE R 18,690 248,587 13,301
Tianjin Liuhe Mingzhu REeRGEE 10,623 124,230 11,694
Tianjin Yuetiandi RAE e KM 5,251 68,565 13,058
Tianjin Jingrui Yuexitai KESIhe HEA 92 1,191 12,946
Beijing =
Beijing Jingrui Shangyuan bR Eim e Lt 5,768 476,000 82,524
Sub-total of centrally direct-controlled ~ EEH EEH/5T
municipalities 140,668 3,061,820 21,766
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MANAGEMENT DISCUSSION AND ANALYSIS
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Contracted
Average
Contracted Contracted Selling Price
GFA Sold Sales (“ASP")
BHHE BRHE
Project Name HE A BEmB EBRHERE THEE
sg.m. RMB'000 RMB/sg.m.
AR#T,~
FhK ARMFT FIK
Hangzhou UM
Hangzhou Jingrui Vital House TN SIm o 8RET 13,581 653,694 48,133
Hangzhou Jingrui Yuan Villa MINEIm o [REE 11,546 388,737 33,669
Hangzhou Jingrui Yangming Valley MM R o HRAA 293 20,500 69,966
Ningbo B
Ningbo Xinghai Land ER e BIBHE 23,033 274,501 11,918
Ningbo Jingrui Shuiyin Jiangshan BIR R e KEDIL 37,757 989,466 26,206
Ningbo Jingrui In Times BRI e AR 613 13,156 21,462
Jiaxing =R
Jiaxing Jingrui Puyue Lake RE S o UMM
(South Yaojiadang) (B=x5m) 22,768 439,518 19,304
Zhoushan A
Zhoushan Jingrui Titian Garden L= « 5256 240 388 1,617
Sub-total of Zhejiang Province AT &G 109,831 2,779,960 25,311
Suzhou BN
Suzhou Changshu Jiangnan Mansion RN o F T R AT AL 16,568 341,321 20,601
Suzhou Junyue Tower BN o IR 16,031 193,189 12,051
Nanjing [EE
Nanjing Hefeng Nan'an R e MEmF 12,850 341,261 26,557
Nanjing Xitang Mansion AR e BRELF 1,753 124,529 71,038
Nanjing Golden East AR e DR 1,057 24,865 23,524
Nanjing Xijiang Ruifu R e LR
(Lot G35, Pukou District) CHHARG35H R ) 16,686 434,088 26,015
Sub-total of Jiangsu Province ST/ 64,945 1,459,253 22,469
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MANAGEMENT DISCUSSION AND ANALYSIS

o B o s 5L 40 T

Contracted
Average
Contracted Contracted Selling Price
GFA Sold Sales (“ASP")
BRHEE BRHEE
Project Name HE &R EEEE BHHER FHEE
sg.m. RMB'000 RMB/sg.m.
AR#T,~
FHK ABREF T FIK
Wuhan T W
Wuhan Jingrui Tianfu Binjiang EUER I « REEET 114 1,534 13,456
Wuhan Jingrui Tianfu Peninsula RESI e K+ 3,650 116,251 31,850
Sub-total of Wuhan EUEEHE/NET 3,764 117,785 31,293
Car park (lots) Bz (&) 2,322 251,373
Total #5 319,208 7,670,191 24,029
Note: 5T
(1) Excluding the area of car parks. (1) REIEEMEE-
Land Bank T fEE

202056 A30R  ANEE K T HFEE S F1494,920,052
TRk REREE R A492,301,684F 5 K 0 20204 F
HF RADBEEE - BF - BE - N FIER N E
Bt RYEEE -

As at 30 June 2020, the total land bank of the Group was approximately
4,920,052 sq.m. or approximately 2,301,684 sg.m. on an attributable basis.
In the first half of 2020, we secured 5 land parcels and property projects
in Chongging, Shanghai, Wuhan, Hangzhou and Suzhou.
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MANAGEMENT DISCUSSION AND ANALYSIS
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Breakdown of the Group’s land bank by cities as of 30 June 2020 B E2020F6A30A L AEEMN L i EEAMA (R

haofe)
Percentage
GFA of GFA
Percentage Attributable Attributable
of the to the to the
Group’s Group’s Group’s
Total GFA Total GFA Interests Interests
KR
hAREE R
HEEERE AEBEER BEMEB
City W PR SREE Aokt EEmE Epalss
sq.m % sg.m %
FHK % FHK %
Municipalities directly under EETES
the central government

Shanghai L 252,170 5.2 191,874 83
Beijing bR 33,931 0.7 31,800 14
Tianjin R 1,035,269 210 414,356 18.0
Chongging - 145,809 3.0 145,809 63
Sub-total Nt 1,467,179 29.9 783,839 34.0

Zhejiang Province HIE
Hangzhou LN 608,636 124 232,192 10.1
Ningbo £ 275,321 56 113,549 4.9
Shaoxing R 40,139 0.8 40,139 1.8
Zhoushan AL 2,238 0.0 2,238 0.1
Jiaxing i 126,789 26 126,789 55
Sub-total NEt 1,053,173 21.4 514,907 22.4

Jiangsu Province TEREE
Suzhou RN 842,099 171 407,815 17.7
Nanjing EZp53 526,701 107 172,373 7.5
Changzhou BM 10,527 0.2 10,527 0.5
Sub-total NE 1,379,327 28.0 590,715 25.7
Wuhan T:WE S 1,020,373 20.7 412,223 17.9
Total | 4,920,052 100.0 2,301,684 100.0
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Details of land and property acquisition for the six months ended

E £2020F 6 A30H 1L/ 1E B #Y L ith K2 ) 3£ Uk EE BB 40

30 June 2020
Average
Land/
Average Property
Land/  Cost (based
Property on the
Expected Cost (based expected
Total GFA on the total GFA
Attributable Expected Above Total Expected above
City Project/Land Parcel Land Use Interest Site Area Total GFA Ground  Investment total GFA) Ground)
Tt/ T/
NERE  WEAA
(st (EEshet
Bt ittt g g
i EE /4 AR EihEs  HRER  EEER  ARZEER BRER  EETE)  ERAR)
% sq.m. sq.m. sqm. RMBmillion RMB/sq.m. RMB/sq.m.
ANEE  ANEET/ ARELT/
% AR FrK FHK BET FHK FHK
Chongging Lot District C, Jiulongyuan, Residential 100 57,359 144,235 103,244 218 151 2112
Jiulongpo District
BE NERENERECRIRE £
Shanghai No. 37-01, Unit SJC10010, Residential 100 15,042 35326 24067 589 16,673 24473
Zhongshan Street,
Songjiang District
i TR ILATESIC10010 frx
BI37-01%
Wuhan Caidian Sino-French P (2019) Residential & 60 39,266 106,653 79,492 313 2935 3,938
080 Project Commercial
HE Z &) %P(019)080%8 B FEEk
Hangzhou Lot XSCQ1402-08, Ningwei Unit,  Commercial & 100 23,089 80,522 57,722 1,054 13,090 18,260
Xiaoshan Residential
Uikl BLEEET Al
XSCQ1402-0835%
Suzhou Lot 15-2, Taicang Chengxiang Residential 33 32399 74,383 53,320 356 4786 6,677
&M KBS 205 fr=
Total
@t 167,155 441,119 317,845 2,530 5735 7,960
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Revenue from Sale of Properties

MANAGEMENT DISCUSSION AND ANALYSIS
o L i S50 A

SHEMEAWA

Our revenue from the sale of properties from 1 January 2020 to 30  F320204F1 H1H 202056 H30H - HMHEE W%
June 2020 was RMB2,808.6 million, representing an increase of 684% as WA AR #2,80868 &7t © 8 & F A Al L 768.4% -
compared to the corresponding period last year, and its distribution is  EEZ2MHIBEHAT -

mainly as follows:

Percentage
of Total
Revenue Revenue GFA ASP
(=L ON
WA #BEESL REEE FHEE
RMB'000 % sg.m. RMB/sg.m.
AR#T,~
AREF T % FR FHK
Shanghai fin;=
Shanghai Jingrui City Park EEEm e P RE 874,060 31.1 25,700 34,010
Shanghai Jingrui Upper Riverside iR e MEL 91,677 33 812 112,903
Jiangsu Province TEE
Suzhou Jingrui Jade Bay BRI He 0 352 4,062 0.1 354 11,475
Suzhou Jingrui Dignity Mansion BN R H e BT 2,220 0.1 146 15,205
Suzhou Jingrui Majestic Mansion BN =i o M 112,675 4.0 3,862 29,175
Zhejiang Province DAY
Hangzhou Jingrui Shenhua County M S5 o ERIEEL 6,020 0.2 134 44,925
Hangzhou Jingrui Flange Park NS5 o SEBE AR 1316 - 89 14,787
Hangzhou Jingrui Yangming Valley M S35 o [FAAA 15,888 0.6 891 17,832
Hangzhou Jingrui Yuan Villa MM S e [REF 10,267 04 763 13,456
Ningbo Jingrui In Times EESime BXE 50,382 1.8 3,700 13,617
Zhoushan Jingrui Titian Garden LSk e 2EFT 536,632 19.1 47,665 11,258
Hangzhou Jingrui Flange Park MM S o SEFAE 192,303 6.8
Chonggqing BE
Chongging Jingrui Online Family EERm e AN 21,696 038 1,574 13,784
Tianjin PN
Tianjin Jingrui Sunny City REFH o [5H M 3,310 0.1 209 15,837
Tianjin Jingrui No. 1, Tang Gu Bay RESH « BHE—R 591,135 21.0 46,738 12,648
Tianjin Jingrui Hanlin KES o AP 204,734 7.3 10,245 19,984
Other projects HiEH 1,502 0.1 539 2,787
Sub-total NEF 2,719,879 96.8 143,421 18,964
Car parks {FEAL 88,732 32 1,188
Total wy 2,808,611 100.0
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MANAGEMENT DISCUSSION AND ANALYSIS

o BELJE W i B2 43 A

Yan Capital Management (B4 &)

Yan Capital Management, as a real estate fund platform of the Group, is
an important asset management vehicle of the Group and is principally
engaged in real estate fund raising and asset management business.
Since its establishment, Yan Capital Management has firmly cultivated
fund raising, fund design and investor protection capability, extensively
expanded its presence in the capital market and established a cooperative
network to access to investors' resources for real estate development and
optimize the capital structure.

Up to 30 June 2020, Yan Capital Management has established and
promoted 15 funds, with an aggregate size of the funds of approximately
RMB6.7 billion and the total size of the existing funds as at 30 June 2020
is RMB3.9 billion. The proceeds from fund raising externally in the first half
of 2020 amounted to approximately RMB85 million, which is the first time
raised from offshore fund, further expanding the fund raising channels.
In addition, Youbang Fund of Funds has completed investments valued
RMB110 million in Chongging Jiulongyuan Project.

Jingrui Capital (RIx T B)E)

In March 2020, based on the development strategy of “large-scale asset
management”, Jingrui Capital platform was established by combining
Joyride Apartment (13122 8) and Carry Capital (8% 3 2) under Jingrui,
which is designed for investment, development, renovation and operation
of rental apartments and office buildings. Jingrui Capital is committed to
the holding, management and operation of long-term apartments and
office properties, and providing end-to-end services to investors with
the guidance of achieving high-quality asset management scale and
concentrating on urban renewal and land matching.

In the first half of 2020, Jingrui Capital overcame the impact of the
coronavirus pandemic. Except for the Shanghai Maglink Project, which
is still under renovation, all projects are in normal operation. A total of
RMB84.0 million of rental income was realized, of which: the average
occupancy rate of apartment projects was 93.6%; the average occupancy
rate of office projects was 91.1%. At the same time, in late March 2020,
Jingrui Capital completed the exit of the Beijing Jingrui Shangyuan
Project through disposal of the entire equity interest of Shanghai Hao Pei
Properties Limited (/@5 ME E BR A R)), realizing gains of RMB53.7
million.
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MANAGEMENT DISCUSSION AND ANALYSIS

Jingrui Service (S R7)

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

In the first half of 2020, Jingrui Service achieved a total of RMB224.8 million
in property service revenue. As of 30 June 2020, the cumulative contracted
management area exceeded 26 million square meters.

Co-Fortune Capital (@& 4)

Co-Fortune Capital, as an asset-light investment platform of the Group,
aims to equip the other four major segments with asset management
capability. Through “Jingrui’, brand name of the Company, being a
listed company, Co-Fortune Capital strives to cultivate its investment
management capability in the area of “Real Estate Industrial Chain + Post-
Life Service"

As at 30 June 2020, the total number of investment projects reached 15
with an aggregate investment amount of RMB1,060 million were made by
Co-Fortune Capital. Co-Fortune Capital completed the withdrawal of its
investments in three projects, with an investment return of 21%.

Employees and Remuneration Policies

As at 30 June 2020, we had a total of 2,983 full-time employees (31
December 2019: 3,035). 964 of our employees worked in property
development operations, 1,818 of our employees were engaged in
property management and 201 of our employees worked in customer
service and other related operations.
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MANAGEMENT DISCUSSION AND ANALYSIS

o BELJE W i B2 43 A

The remuneration package of our employees includes salaries and
bonuses. In general, we determine employee salaries based on each
employee’s qualifications, experience, position and seniority. We have
designed an annual review system to assess the performance of our
employees, which forms the basis for us to determine salary raises, bonuses
and promotion. We also review and adjust our remuneration package by
referring to the relevant salary survey in the real estate industry published
by renowned consulting firms. We believe the salaries and benefits that
our employees receive are competitive with market standards in each
geographic location where we conduct business. We adopted a pre-IPO
share award scheme on 6 October 2013 (cancelled on 29 November 2017)
and a share award scheme on 29 November 2017 (the “Share Award
Scheme”), respectively, pursuant to which share awards were granted to
selected employees of the Group. In addition, we have also adopted the
share option scheme (the “Share Option Scheme”) at the annual general
meeting held on 7 May 2019. By doing so, share options were granted to
selected senior executives of the Group and employees are encouraged
to grow together with the Company. Details of Share Award Scheme
and Share Option Scheme are set out in the sections headed "Other
Information-Share Award Scheme” and “Other Information-Share Option
Scheme”in this interim report. The Group's staff costs for the six months
ended 30 June 2020 amounted to RMB219.3 million (for the six months
ended 30 June 2019: RMB251.3 million).

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

FINANCIAL REVIEW
Revenue

For the six months ended 30 June 2020, the revenue of the Group was
RMB3,154.4 million, representing an increase of 44.3% as compared to
RMB2,185.9 million for the corresponding period last year. Our revenue
consists of revenue from (i) sale of properties, (ii) property management
services, (iii) decoration of properties, (iv) rental income and (v) others.
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MANAGEMENT DISCUSSION AND ANALYSIS

Revenue by business segments
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BEBDIE D 2 WA

Six months ended 30 June

BZ6A30H L<fEA
2020 2019
20205 2019F
Percentage Percentage
of the total of the total  Year-on-year
revenue revenue change
EB AL HWMABTE
ZBEDH LB REZY
RMB’000 % RMB000 % %
ANB¥FT % AREFT % %
Revenue from contract with customers AR — B Bi R H) R B
recognised at a point in time BPEKIMIA
— Sales of properties R ES 2,808,611 89.1 1,667,798 76.3 684
- Others —Htt 4,485 0.1 48,160 22 (90.7)
2,813,096 89.2 1,715,958 78.5 639
Revenue from contract with R—BEERERNRE
customers recognised over time BPAHHRA
- Property management service -~ MEEERK 224,780 7.1 239,885 1.0 63)
- Decoration of properties —WEEE 1,174 0.0 150,864 6.9 (99.2)
225,954 7.1 390,749 179 422)
Rental income MeBA 115,321 3.7 79,224 36 456
Total @t 3,154,371 100.0 2,185,931 1000 443

Revenue from the sale of properties has contributed, and is expected to
continue to contribute to, a substantial majority of our total revenue. For
the six months ended 30 June 2020, it accounted for 89.1% of our total
revenue.

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

o BELJE W i B2 43 A

During the Period under Review, the properties delivered by the Group
were mainly Shanghai Jingrui City Park, Zhoushan Jingrui Titian Garden,
Tianjin Jingrui No. 1, Tang Gu Bay, Tianjin Jingrui Hanlin, Hangzhou
Jingrui Flange Park. Revenue from sales of properties was RMB2,808.6
million for the first half of 2020 (the corresponding period in 2019:
RMB1,667.8 million), representing an increase of 68.4% as compared to
the corresponding period last year, mainly due to the increase in the GFA
of properties delivered during the period.

Revenue from property management represents revenue generated from
property management services we provide through our wholly owned
subsidiary, Shanghai Jingrui Property Management Co., Ltd., to owners
of all our properties and certain properties developed by third parties.
Property management revenue is recognized over the period when our
property management services are rendered. In the first half of 2020,
property management revenue of the Group was approximately RMB224.8
million (the corresponding period in 2019: RMB239.9 million), representing
a decrease of approximately 6.3% as compared with the corresponding
period last year. The decrease in revenue from property management
was primarily due to the remission on part of property management fee
affected by pandemic.

Revenue from decoration of properties represents realized revenue
generated from decoration works we provided. In the first half of 2020,
such revenue of the Group was approximately RMB1.2 million (the
corresponding period in 2019: RMB150.9 million), representing a significant
decrease as compared with the corresponding period last year. The
decrease in revenue from decoration of properties was mainly due to the
deconsolidation of part of decoration services and the cyclical impact of
the progress of projects.

Rental income mainly includes operating revenue from leasing our
investment properties and certain other completed properties and is
recognized on a straight line basis over the relevant lease terms. In the
first half of 2020, rental income of the Group was approximately RMB115.3
million (the corresponding period in 2019: RMB79.2 million), representing
an increase of 45.6% as compared with the corresponding period last
year. The increase in rental income was mainly due to the launch of
certain properties held by Jingrui Capital platform and the increase in the
occupancy rate and rentals as compared with the corresponding period
last year.
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MANAGEMENT DISCUSSION AND ANALYSIS

Cost of Sales

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

Our cost of sales amounted to RMB2,164.6 million, representing an increase
of 33.7% as compared with RMB1,619.2 million for the corresponding
period last year.

The table below sets forth information relating to our cost of sales and as
a percentage of total cost of sales:
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BRI HEERANERIERMNEMXFARZDARDE
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Six months ended 30 June

EZ6H30R1L~EA
2020 2019
20205 20194

RMB’000 % RMB000 %

AEB¥FT % ANEEFT %

Construction costs BEAA 850,984 39.3 597,969 36.9

Land use right costs T E R AR 782,394 36.1 510,231 315

Capitalized interest BRI E 341,624 15.8 242,786 15.0

Subtotal: Total cost of properties N B 1,975,002 91.2 1,350,986 834

Surcharges {opiliE= 13,620 0.7 16,455 10

Provision for impairment of properties TIFERTREENE

held or under development for sale, net RERE R 4,915 0.2 4386 03

Other costs® H A 171,098 7.9 247346 153

Total FoHy 2,164,635 100.0 1,619,173 100.0
Notes: PRt -

(1) Includes costs associated with property management, leasing, decoration

and other operations.

() BEEPEER HE  KEREBEBEROKRAE -
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MANAGEMENT DISCUSSION AND ANALYSIS
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Gross Profit and Gross Profit Margin

For the six months ended 30 June 2020, the gross profit of the Group was
RMB989.7 million (the corresponding period in 2019: RMB566.8 million),
and the gross profit margin of the Group was 31.4% (the corresponding
period in 2019: 25.9%). It increased significantly compared with the
corresponding period last year, primarily due to the increase in the GFA of
properties delivered with higher profit margin during the period.

Appreciation of Investment Properties under Capital Platform

For the six months ended 30 June 2020, the appreciation of investment
properties under capital platform was RMB49.0 million (the corresponding
period in 2019: RMB27.0 million). The appreciation of investment properties
in the first half of 2020 was mainly attributable to price premium of
Shanghai Jingrui Life Square and Shanghai Jingrui Xingfulai.

Fair Value (Losses)/Gains on Investment Properties under Other
Platforms

For the six months ended 30 June 2020, the fair value losses on investment
properties under other platforms were RMB25.0 million (the corresponding
period in 2019: gains of RMB95.0 million). The fair value losses on
investment properties in the first half of 2020 were mainly attributable to
the depreciation of Ningbo Jingrui Harbour City.

Selling and Marketing Costs

For the six months ended 30 June 2020, our selling and marketing costs
were RMB203.6 million (the corresponding period in 2019: RMB132.8
million), representing an increase of 53.3% as compared with the
corresponding period last year, mainly due to active expansion of various
sales channels and increased efforts in marketing of the Company in the
context of COVID-19.

Administrative Expenses

For the six months ended 30 June 2020, our administrative expenses were
RMB303.6 million (the corresponding period in 2019: RMB304.0 million),
flat with the corresponding period last year.
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MANAGEMENT DISCUSSION AND ANALYSIS

Other Income and Other Gains, Net

For the six months ended 30 June 2020, our other income recorded a gain
of RMB16.0 million (the corresponding period in 2019: RMB135.4 million),
which was mainly government grants.

For the six months ended 30 June 2020, we recorded other gains of
RMB355.8 million (the corresponding period in 2019: RMB58.3 million).
Other gains recorded in the first half of 2020, mainly derived from gains
from the disposal of equity interest in Beijing Jingrui Shangyuan project,
partial disposal of equity interest in Beijing Jingrui Xinhua Cultural Building
Project and passive dilution of equity interest in Suzhou Jingrui Changshu
in Times, totalled RMB240.1 million, of which the fair value gains from
financial assets at fair value through profit or loss and investment income
from financial assets at fair value through other comprehensive income
were RMB95.9 million, and the net foreign exchange gain was RMB25.7
million.

Finance Costs, Net

For the six months ended 30 June 2020, our finance income was RMB151.4
million (the corresponding period in 2019: RMB49.4 million). Our finance
costs were RMB399.8 million (the corresponding period in 2019: RMB215.7
million). As a result, our net finance cost was RMB248.4 million, representing
an increase of RMB82.2 million as compared to the corresponding period
last year, primarily due to the decrease in capitalization rate and the
increase in exchange loss.

Share of Results of Joint Ventures/Associates

For the six months ended 30 June 2020, our share of results of joint
ventures/associates was a gain of RMB41.0 million (the corresponding
period in 2019: RMB114.3 million), mainly because of the increase in profit
from revenue carried forward of some joint ventures/associates during
the period and the increase in fair value of investment property of a joint
venture.

Income Tax Expense

For the six months ended 30 June 2020, our income tax expense was
RMB326.1 million (the corresponding period in 2019: RMB39.6 million),
the increase in income tax expense was primarily due to the substantial
increase in land appreciation tax and corporate income tax as a result of
the high profit margin projects carried forward.
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MANAGEMENT DISCUSSION AND ANALYSIS
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Profit for the Period

For the six months ended 30 June 2020, we recorded the profit for the
period of RMB344.9 million (the corresponding period in 2019: RMB354.3
million).

For the six months ended 30 June 2020, the profit of the Group attributable
to equity holders of the Company was RMB293.6 million (the corresponding
period in 2019: RMB280.0 million).

LIQUIDITY AND CAPITAL RESOURCES

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

Cash Positions

As at 30 June 2020, the Group’s cash at bank and on hand (including
restricted cash) decreased by approximately 12.5% to approximately
RMB12,031.1 million from approximately RMB13,748.2 million as at 31
December 2019. The Group's cash at bank and on hand are mainly
denominated in RMB and US dollars. Restricted cash of the Group mainly
comprised deposits pledged for borrowings and guarantees in respect
of mortgage facilities provided for certain purchasers of the Group's
properties.

Borrowings

Our total outstanding borrowings increased from RMB19,005.3 million as
at 31 December 2019 to RMB19,343.9 million as at 30 June 2020. As at 30
June 2020, the Group had approximately RMB24,139.6 million in unutilized
banking facilities. All of the Group's secured borrowings were secured or
guaranteed by one or a combination of the following methods: land use
rights, properties under development, investment properties, properties
held for sale, shares of the Company’s subsidiaries, bank deposits and/or
guarantees granted by the Company’s subsidiaries. Our borrowings are
mainly denominated in RMB and US dollars.

2020 Interim Report A HA¥R &5

HA 9 A1 578

H E2020F6A308 1EAE A - HAIEREFEHAFE
AR¥E34498 8T (2019F B H : ARME3543H 8
JT) °

HE2020F6A30B8 IENEA - ARBHEEEA AR
AREEREAARE236BE7T (2019FRE 0 A
R¥280.0BETT) ©

RBETRERER
AEBERLEMETEBEAREILNGTE  BE—HY
BB EENTRE RN EMEMGIE - BEERT
REMATESHEER - RETERREITHREN
H2EE8%  BAMXMEMEAFTNK - REENE
HRBESFRABEEHRENEEMTELA
B MAKENERRSHESIKAR AR  BE
REEMEMEKRBENFIEER - AEENEHRSY
BB RERNERFVERE REERBEGHT
BeAl MERARBESHRREBEER - BR
TE RBITHAR

REMR

MR2020F6A30H - AEEBMIRITEFHEES (B
ZBRFIIRE) A2019F12A31BHARE 13748288
JL o NRRA125%EHARBI120311EET - KAEE
RIRTAFERSTEUARBNETLAT - AEE
ZREREFTEEAETERNERMBLAEEYE
WA TERNIZIBMEELAER -

4t
EEN

BMHREEERNEEHA09FNANAHAR
#10,005.38 B 7T 38 1 E20205F6 A308 M) A R #
19343.9F B JT ° 720206 A30H * NEBHREF
BITEENABARKE241306B87T - AEBENEY
EEMEFAUNT —BRBEALEFR : THEH
T EEYE REYE - =ISEWE  AQRM
BRABRIMNKRG  BOITERE REARBWBABAT
RENERIEARBIER - AEBMERBETE
BARERET -



MANAGEMENT DISCUSSION AND ANALYSIS
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In March and June 2020, the Company issued US$190 million 12.75% and
USS$150 million 12.00% senior notes due March 2022 and September 2022,
respectively, to refinance existing indebtedness of the Group.

Breakdown of our borrowings by categories ERPARERERE S

30 June 31 December
2020 2019 Change
20205 20194
6H30H 12A31H 25
RMB’000 RMB'000 %
ANREFT ARETFT %
Current Borrowings: BUERTERK
Bank loans, secured IRITER - FHEA 1,451,904 2,050,250 (29.2)
Trust financing arrangements, secured EtmELH - AEA - 124,700 (100.0)
Add: current portion of long-term borrowings Al : K ERfE FRAIBIERER (D 7,300,297 7,223,063 1.1
Total Current Borrowings BIHAfE R 48258 8,752,201 9,398,013 (6.9)
Non-Current Borrowings: FERNHAMERR ¢
Bank loans, secured IRITER - AT 6,504,935 4,742,601 372
Other loans, secured HEiER - HEA 1,050,590 1,459,000 (28.0)
Trust financing arrangements, secured EEmELH - BHEA 146,700 251,700 (41.7)
Senior notes due 2020, issued in January 2019,  2020F | EAE L =1 -
secured FR2019%F1 HE17 - BRI 1,061,396 1,042,469 18
Senior notes due 2020, issued in April 2017, 2020 R HAM B AR
secured FR20175F4 37T - BRI - 2,750,975 (100.0)
Senior notes due 2021, issued in April 2018, 2021 FEI AR B R -
secured 201854 HE1T - HIKIT 2,468,862 2,429,874 16
Senior notes due 2021, issued in April 2019, 2021V F R HAM B AR -
secured 201954 A 31T - BIKIT 1,331,997 1,355,493 (1.7)
Senior notes due 2022, issued in July 2019, 2022 R HAM B A R
secured 201957 HEE1T - BT 1,826,447 1,805,273 1.2
Senior notes due 2022, issued in March 2020,  2022FF|EARE L ZE -
secured M20209F3 HE1T - AR 1,336,883 - 100.0
Senior notes due 2022, issued in June 2020, 2022F BB B R -
secured 202066 A 31T - HIKIT 1,052,957 - 100.0
Corporate bonds due 2021 201 FRHAM A RMESH 1,111,261 992,976 1.9
Less: current portion of long-term borrowings & : REFEF A EIHAEL S (7,300,297) (7,223,063) 1.1
Total Non-Current Borrowings JEENHA(E FRARRE 10,591,731 9,607,298 102
Total HBEr 19,343,932 19,005,311 18
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Breakdown of our borrowings by maturity profiles

30 June 2020

ERBARIBERE D

1 December 2019

202056 H30H 20195 12A318
RMB’000 % RMB’000 %
AREF T %  ARETT %
Within 1 year —FHAA 8,752,201 45.3 9,398,013 49.5
Between 1 and 2 years —E_F 4,513,015 23.3 5,916,425 31.1
Between 2 and 5 years “ERF 5,644,791 29.2 3,168,298 16.7
Above 5 years AFEE 433,925 2.2 522,575 2.7
Total st 19,343,932 100.0 19,005,311 100.0
The proportion of the Group’s long-term borrowings in the total #2020 6H308 @ AEBHREAEREEREESN
borrowings was 54.7% as at 30 June 2020, ensuring the healthy and stable  LLEZEF|54.7% @ IR T AEBARRES ROERE
cash flow of the Group in the future. E °
Interest and foreign exchange losses generated from bank loans, R{TEX - BAZEE - AAESREARELTHEUR
senior notes, corporate bonds and trust financing arrangements HittERELNFERE ZEE
and other loans
For the six months
ended 30 June
BZE6H30HL~EA
2020 2019 Change
2020%F 20194 =)
RMB’000 RMB'000 %
ARBF T ARETFT %
Finance costs [E RPN
— Interest expensed — BREFE 314,018 184,463 70.2
— Net foreign exchange losses on — BEEENE L BEERE
financing activities 79,272 17,711 347.6
— Changes in discounted present value — BRI AR AR I EE R A
of financial liabilities for put option HENTRBEN
written on non-controlling interests BIRIREE S = 120 (100.0)
— Interest on lease liabilities —HEAGENFE 6,557 13,375 (51.0)
- Amounts capitalised —ERLeHE 623,829 738,697 (15.6)
Total st 1,023,676 954,366 73
Net Debt-to-Capital Ratio FEKERLE

As at 30 June 2020, our net debt-to-capital ratio was 68%. Net debt-to-
capital ratio is calculated as net debt at the end of the period divided by
the sum of total equity and amounts due to non-controlling interests
of subsidiaries and multiplied by 100%. Net debt is calculated as total

borrowings minus cash and cash equivalents and restricted cash.

2020 Interim Report AR 8R4

M20205F6 A30H « I FEBE AL X HB68% ©
FETSE AN AR B RFETEBR AR 2= K JE T B B
N A FEVE AR B 2 BRIE 2 AR IR LA100%ET &
BBEFRRERACEEMRIRIRSHE -

5%‘ B’%



MANAGEMENT DISCUSSION AND ANALYSIS

CONTINGENT LIABILITIES

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

As at 30 June 2020, the contingent liabilities incurred for our provision
of guarantees to financial institutions in respect of the mortgage loans
they provided to our property purchasers were approximately RMB3,864.8
million (31 December 2019: approximately RMB4,363.1 million). In addition,
we provided guarantee for certain bank loans amounting to RMB1,721.6
million (31 December 2019: RMB1,484.0 million) which were granted to
our joint ventures/associates.

Our Directors confirm that we have not encountered defaults by purchasers
in which we provided mortgage guarantees that, in aggregate, had a
material adverse effect on our financial condition and results of operations.

OFF-BALANCE SHEET COMMITMENTS AND ARRANGEMENTS

Except for the contingent liabilities disclosed above, as at 30 June 2020,
we did not have any outstanding loan capital issued or agreed to be
issued, bank overdrafts, loans, debt securities, borrowings and other similar
indebtedness, liabilities under acceptances (other than normal trade bills),
acceptance credits, debentures, mortgages, charges, finance leases or hire
purchase commitments, guarantees or other material contingent liabilities.

INTEREST RATE RISK

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

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

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

The Group is engaged in the development, sale and management of
properties solely in the PRC with almost all transactions denominated
in RMB. In addition, the majority of the Group’s assets and liabilities are
denominated in RMB. Accordingly, the Group is not exposed to significant
foreign currency risks, except for bank deposits and our senior notes which
were issued in 2018 to 2020, which were denominated in US dollars.

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

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

As at 30 June 2020, the balance of the Group’s financial assets at fair
value through profit or loss mainly represented the investments in liquid
opportunity fund, wealth management products purchased, and other
investments in private funds. The balance of the Group’s financial assets
at fair value through other comprehensive income mainly represented the
investments in unlisted equity securities.

MATERIAL ACQUISITIONS AND DISPOSALS
The Group had no major acquisitions and disposals for the six months
ended 30 June 2020.

FUTURE PLANS FOR MATERIAL INVESTMENT

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

The Board has resolved not to declare any interim dividend in respect of
the six months ended 30 June 2020 (For the six months ended 30 June
2019: Nil).

CORPORATE GOVERNANCE PRACTICES

The Group is committed to maintaining high standards of corporate
governance to safeguard the interests of shareholders and enhance
corporate value and accountability. The Company has adopted the
Corporate Governance Code (the “CG Code") contained in Appendix 14
to the Rules Governing the Listing of Securities (the “Listing Rules”) on
The Stock Exchange of Hong Kong Limited (the “Stock Exchange”) as its
own code of corporate governance. The Company has been in compliance
with the code provisions set out in the CG Code for the six months ended
30 June 2020 except for the deviation from the code provision set out in
paragraph A.2.1 of the CG Code stating that the roles of chairman and
chief executive officer should be separate and should not be performed
by the same individual. Since the listing of the Company, Mr. Yan Hao
(“Mr. Yan") has acted as the co-chairman and the chief executive officer
of the Company. Notwithstanding the corporate governance measures
adopted by the Company and the appointment of Mr. Chen Xin Ge (“Mr.
Chen”) as another co-chairman with an aim to balance the power and
authority of Mr. Yan, this is a deviation from the code provision set out
in paragraph A.2.1 of the CG Code. Mr. Yan, as one of the founders of the
Group, is instrumental to the Company’s growth and business expansion
since 1999. The Board considers that vesting the roles of co-chairman and
chief executive officer of the Company in Mr. Yan facilitates and maximizes
the effectiveness of the execution of the Group’s business strategies. The
administrative functions and day-to-day business management are carried
out by Mr. Yan as the chief executive officer of the Company. In addition,
the Board believes that the powers and authorities of the co-chairmen
of the Company have not been concentrated as the responsibilities have
been shared between the two co-chairmen of the Company. The Board
also believes that the balance of power and authority is adequately
ensured by the operations of senior management of the Company and
the Board, which comprises experienced and high calibre individuals. For
the six months ended 30 June 2020, except for the period from 18 January
2020 to 30 March 2020 when the Board had three executive Directors
and three independent non-executive Directors, the Board comprises
four executive Directors (including Mr. Yan) and three independent
non-executive Directors and therefore has a high level of independence
in its composition. The Company will continue to review and enhance its
corporate governance practices to ensure compliance with the CG code.
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AUDIT COMMITTEE REVIEW OF INTERIM REPORT

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

The Audit Committee, the management of the Group and the external
auditor of the Company have reviewed the unaudited interim report for
the six months ended 30 June 2020 of the Group and the accounting
principles and practices adopted by the Company.

MODEL CODE FOR SECURITIES TRANSACTIONS

The Company has adopted the Model Code for Securities Transactions by
Directors of Listed Issuers (the “Model Code”) as set out in Appendix 10 to
the Listing Rules as its own code of conduct regarding Directors’ securities
transactions. Specific enquiries have been made to all the Directors and
each of the Directors has confirmed that he has complied with the Model
Code during the six months ended 30 June 2020.

REPURCHASE, SALE OR REDEMPTION OF LISTED SECURITIES
OF THE COMPANY

For the six months ended 30 June 2020, the Company issued, purchased
and redeemed the following listed securities of the Group:

The Company purchased an aggregate principal amount of US$123,120,000
of the Company’s 7.75% senior notes due April 2020 listed on the Stock
Exchange (the “Notes Due April 2020") with a total consideration of
US$127,198,000 (including unpaid interests accrued). The abovementioned
notes were subsequently cancelled in March and April 2020 (together with
the aggregate principal amount of US$5,000,000 of Notes Due April 2020
which were purchased in 2019).

The Company purchased an aggregate principal amount of US$6,800,000
of the Company's 10.875% senior notes due October 2021 listed on
the Stock Exchange (the “Notes Due October 2021") with a total
consideration of US$6,875,000 (including unpaid interests accrued).
Among the abovementioned notes, a principal amount of US$1,600,000
of the Noted Due October 2021 were subsequently cancelled in March
2020 (together with the aggregate principal amount of US$3,400,000 of
Notes Due October 2021 which were purchased in 2019).
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The Company purchased an aggregate principal amount of US$200,000
of the Company’s 9.45% senior notes due April 2021 listed on the Stock
Exchange (the “Notes Due April 2021") with a total consideration of
US$201,000 (including unpaid interests accrued). The abovementioned
notes were subsequently cancelled in March 2020.

The Company purchased an aggregate principal amount of US$1,000,000
of the Company's 12.0% senior notes due July 2022 listed on the Stock
Exchange (the "Notes Due July 2022") with a total consideration of
US$989,000 (including unpaid interests accrued).

On 11 March 2020, the Company issued US$190,000,000 12.75% senior
notes due March 2022 (the “Notes Due March 2022"). The Notes Due
March 2022 are listed on the Singapore Exchange Securities Trading
Limited. Details of the issue of the Notes Due March 2022 were disclosed
in the announcement of the Company dated 4, 5 and 12 March 2020.

On 13 April 2020, the Company redeemed the aggregate principal amount
of US$271,880,000 of the Notes Due April 2020 with a total consideration
of US$282,415,000 (including unpaid interests accrued) upon maturity of
the Notes Due April 2020 in accordance with the terms of the Notes Due
April 2020. The abovementioned notes were subsequently cancelled after
the redemption.

On 26 June 2020, the Company issued US$150,000,000 12.00% senior notes
due September 2022 (the “Notes Due September 2022"). The Notes Due
September 2022 are listed on the Stock Exchange. Details of the issue of
the Notes Due September 2022 were disclosed in the announcement of
the Company dated 26 June 2020.

Save as disclosed above, during the six months ended 30 June 2020,
neither the Company nor any of its subsidiaries (other than the trust
of the Share Award Scheme) repurchased, sold or redeemed any of the
Company'’s listed securities.
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CHANGES OF INFORMATION OF DIRECTORS

No changes of information of Directors which are required to be disclosed
pursuant to Rule 13.51B(1) of the Listing Rules since the date of 2019
annual report of the Company.

SHARE AWARD SCHEME

On 29 November 2017, the Company adopted the Share Award Scheme,
details of which are set out below:

1. Objectives

Among other things, the purposes and objectives of the Share
Award Scheme are (i) to recognise and reward the contribution
of employees to the growth and development of the Group, to
retain such employees to work towards the Company’s continuous
operation and development, and to attract talented individuals to
join the Company to further promote its development; (i) to establish
a benefit sharing and restrictive mechanism to align the interests of
senior management and core employees directly to the shareholders
of the Company and provide a platform to enhance management
cohesion through sharing of the growth of the Company; (iii) to
enhance the corporate culture of joint sustainable development
to promote the sustainable growth of the Company; and (iv) to
effectively deploy the motivation and the creativity of the senior
management and the core employees of the Company to ensure
that the Company’s strategic and business objectives are realized.

2. Participants

The Board may, from time to time, in its absolute discretion, select
the selected person(s) after taking into various factors as they deem
appropriate and determine the number of awarded shares to be
awarded to each of the selected persons. The selected persons shall
cover (i) newly recruited senior management of the Company, Yan
Capital Management, Jingrui Properties and Co-Fortune Capital; (ii)
existing senior management of certain subsidiaries of the Group
at provincial/city level; and (iii) existing senior management and
core employees of the Company, Yan Capital Management, Jingrui
Properties and Co-Fortune Capital.

3. Maximum Limit

The Board shall not make any further award of awarded shares
(excluding awarded shares that have lapsed or been cancelled in
accordance with the scheme rules) which will result in the aggregate
number of awarded shares awarded by the Board throughout the
duration of the scheme to exceed 10% of the total number of issued
shares of the Company as at the adoption date (being 129,130,221
shares). In the event of any consolidation or sub-division of the
share capital of the Company, such maximum limit shall be adjusted
accordingly.
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Duration and Termination

The scheme shall be effective from 29 November 2017 and shall
continue in full force and effect for a term of 5 years or such date
of early termination as determined by the Board provided that such
termination shall not affect any subsisting rights of any selected
person. In particular, awarded shares being granted but unvested
before the termination of the scheme shall remain effective and shall
continue to vest in accordance with the provisions of the scheme
and/or the vesting schedule and conditions as set out in the grant
letter.

Grant and Vesting of Awarded Shares

Pursuant to the scheme rules, the Board may, at its absolute
discretion, select any eligible participant(s) for participation in the
scheme as a selected person and determine the number of shares to
be awarded at nil consideration. The Remuneration Committee shall
first formulate the grant plan which shall then be recommended to
the Board for consideration and approval.

Upon the grant of the awarded shares, a grant letter should be
provided to the selected person and such grant letter shall address,
among other things, the number of awarded shares granted and
underlying shares represented by the awarded shares, the vesting
criteria and conditions, the vesting schedule, the exercise price
(where applicable) and such other terms and conditions as the Board
shall determine and consider necessary and not consistent with
the scheme. A selected person may accept an offer of the grant of
awarded shares in such manner as set out in the grant letter. Once
accepted, the awarded shares are deemed granted from the date of
the grant letter. Upon acceptance, the selected person becomes a
participant in the scheme.

Selected persons shall be entitled to receive the awarded shares
held by the trustee in accordance with the vesting schedule and
conditions as determined by the Board in its sole discretion. Details
of the vesting schedule and conditions will be provided in the grant
letter to be issued by the Company to the selected persons.
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Events Triggering Lapse or Immediate Vesting of Awarded
Shares

The unvested awarded shares shall automatically lapse in the event
of (i) in relation to Type 1 participant(s), any changes in the Type
1 participant’s position due to his/her incapability for the position
or non-qualifying appraisal and evaluation; and (ii) in relation to all
type of participants, (a) the participant resigns voluntarily; (b) the
participant resigns due to the staff cut undertaken by the Company
or the Company is unwilling to renew the employment contract; (c)
the participant becomes incapable and resigns for reasons other than
any injury arising out of and in the course of his/her employment; or
(d) the participant deceases not for a reason arising out of and in the
course of his/her employment. If a participant violates the laws and
professional ethics, leaks confidential information of the Company, or
is negligent or conduct gross misconduct in performance of duties,
which may result in material damage to the interests or reputation of
the Company, the unvested awarded shares of such participant shall
not be vested, as the Board may direct as it thinks fit.

If a general offer to acquire the shares (whether by offer, merger, or
otherwise in a like manner) is made to all of the shareholders of the
Company (or shareholders other than the offeror and/or any person
controlled by the offeror and/or any person acting in concert with
the offeror) and the general offer to acquire the shares is approved
and the offer becomes or is declared unconditional in all respects,
the awarded shares granted to the participants will be vested
immediately, even if the vesting period has not yet commenced.

If there occurs any special circumstance which may affect the
eligibility of the selected person or the vesting of awarded shares, the
awarded shares shall be dealt with in accordance with the scheme
rules. However, for those which are not currently covered therein,
the Board shall, from time to time, have sole discretion to determine
how such awarded shares should be handled.
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Details of the Movement in the Awarded Shares under the 7.

Share Award Scheme during the Period under Review

Movements in the number of awarded shares for the six months

ended 30 June 2020 are set out below:
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ElREH A R 10 SR B s Bl T R B R D 2 B 15

BUE 202056 A30H 1L/ A My 82BN A (0 BB &
BEIILAT

Number of Number of
unvested unvested
awarded Vested and awarded

shares as at Granted exercised Cancelled Lapsed shares as
1 January duringthe  duringthe  duringthe duringthe at30June
Name of grantee 2020 Date of grant period period period period 2020
#2020%F 20205
1A18H 6A308 1
REE REE
REBRHD HrEEK REBRD
BEANER #E RKEEH B 7% HimEtee HRRN 2B
Executive Directors
HiTES
Mr. Xu Hai Feng 361,627 20 March 20199 - 180,813 - - 180,814
RIS E 20193 A2080
- 11 May 20207 302,278 - - - 302,278
2020554118
Mr. Chen Chao (appointed on 1,072,000 20 March 2019 - 528,000 - - 544,000
30 March 2020)
BRiER S & 201934208
(R2020F3A30B BEE)
Mr. Xu Chao Hui (resigned on 13,115 1 January 2018" - 13,115 - - -
18 January 2020)
HEEE 20181180
(202051 A 18 A BHE)
18,554 15 March 20189 - 18,554 - - -
201853 A15A9
Other senior management -
HthsRERE
Other senior management 273,774 1 January 2018% - 273,774 - - _
HitsREEAR 2018F1A18Y
2,537,281 15 March 20189 - 2,537,281 - - -
201853 /150
3,060,727 20 March 2019® - 1,530,361 1,160,976 - 369,390
2019534208
252,518 9 September 2019% - 126,259 - - 126,259
201959H9HY
- 11 May 20207 686,360 - 16977 - 669,383
2020565 411R9
Total 55T 7,589,596 988,638 5,208,157 1,177,953 - 2,192,124
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(1) The awarded shares granted on 1 January 2018 shall (unless the
Company shall otherwise determine and so notify the selected person
in writing) be vested as to 1/3 in each of 2018, 2019 and 2020.

(2)  The awarded shares granted on 15 March 2018 shall (unless the
Company shall otherwise determine and so notify the selected person
in writing) be vested as to 1/2 in each of 2019 and 2020.

(3)  The awarded shares granted on 20 March and 9 September 2019 shall
(unless the Company shall otherwise determine and so notify the
selected person in writing) be vested as to 1/2 in each of 2020 and
2021.

(4)  The awarded shares granted on 20 March 2019 shall (unless the
Company shall otherwise determine and so notify the selected person
in writing) be vested as to 528,000 shares, 528,000 shares and 544,000
shares in each of 2019, 2020 and 2021, respectively.

(5)  The awarded shares granted on 11 May 2020 shall (unless the Company
shall otherwise determine and so notify the selected person in writing)
be vested as to 1/2 in each of 2021 and 2022.

SHARE OPTION SCHEME

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

1. Objectives

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

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

In accepting the relevant share options, the grantee is required to
pay HK$1.00 to the Company as the consideration for the grant of
the share options.

Maximum Limit

The maximum number of shares in the share options that may be
granted under the Share Option Scheme and any other share option
scheme of the Company shall not exceed 10% of the total number
of issued shares on the date of adoption. If the Company has issued
a circular and approved by the shareholders at the general meeting
and/or complies with such other requirements as may be prescribed
by the Listing Rules from time to time, the Board may: re-determine
the cap at any time at 10% of the shares issued on the date of the
shareholders’approval at the general meeting; and/or granting more
than 10% of the options to eligible participants selected by the Board.
The maximum number of shares that may be issued at any time after
the exercise of all the outstanding share options granted but not
yet exercised under the Share Option Scheme and any other share
option scheme of the Company shall not exceed 30% of the shares
in issue from time to time. On 7 May 2019, the Company received a
plan authorization limit of 10% of the total number of issued shares
of the Company on that date, which was a total of 140,019,421 shares,
representing 10% of the number of shares issued by the Company
as at the date of this report.

Duration and Termination

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

No share options may be granted after 10 years from the date
of approval of the Share Option Scheme. Unless the Company
terminates early through the general meeting or the board of
directors, the Share Option Scheme will become effective and valid
for a period of 10 years from the date of adoption.
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The maximum number of shares that each participant can be
authorized to benefit from

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

Shares issued or to be issued upon the exercise of the entire share
options which have been or will be granted to participants who are
substantial shareholders, independent non-executive directors or any
of their associates under the Share Option Scheme or any other share
option scheme of the Company during the 12-month period up to
and including the date of grant, including those exercised, cancelled
and outstanding, (1) totalled more than 0.1% of the total number of
issued shares; and (2) calculated on the date of grant if the total value
of the closing price of the shares exceeds HK$5,000,000, the proposed
grant of share options must be approved by the shareholders at the
general meeting by way of poll.

Share subscription price

The subscription price of the shares of any particular share options
granted under the share option scheme shall be the price determined
by the Board at its sole discretion, provided that the price is not lower
than the following highest:

(i)  The official closing price of the shares as stated in the Stock
Exchange’s daily quotation sheet on the date of grant (which is
the date on which the Stock Exchange is opened for securities
trading business);

(i) The average of the official closing prices of the shares stated in
the Stock Exchange’s daily quotation sheet for the five business

days immediately preceding the date of the grant; and

(i)  The nominal value of a share.
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7. Details of the Movement in the Share Options under the Share 7. [EEHABRESTSI TWERESBFRE
Option Scheme during the Period under Review
During the six months ended 30 June 2020, the Company did not B ZE20205F6 H30H IENE A - AR R I A
grant any share options to any eligible participants of the Share AR T 85 B2 MmE R T A iR E -
Option Scheme.

Movements in the number of Share Options for the six months ended BZE2020F6 H30H IERE A - IBREEE #H)
30 June 2020 are set out below: Hymr -

(Closing price

prior to the
date of grant  Exercise price  Outstanding Granted Exercised  Cancelled Lapsed  Outstanding
Name of Date of Exercise (HKS per (HKS per asatl  duringthe  duringthe  duringthe  duringthe asat30June
grantee grant period share) share)  January 2020 period period period period 2020
RHAAN 2020F 2020%
K 8 1818 6A30R

REAER RiLAH R (BREn)  (BRER) HATE  BRRE  Baf Bras  BRsM AR

Executive Directors

HES

Mr. Xu Hai Feng 9 September 2019 From 9 September 2019 253 253 4,500,000 - - - - 4,500,000

to 8 September 2029
Gl s WI9E9AIR  019F9AIAZ
2095978
Mr. Xu Chao Hui (resigned on 9 September 2019 From 9 September 2019 253 253 4,500,000 - - 4,500,000 - -
18 January 2020) to 8 September 2029
AR M9F9AR  201959A9AZ
(R00% 200969A8H
1A18REH)

Other senior management

AtERERE

Other senior management 9 September 2019 From 9 September 2019 253 253 18,000,000 - - 4,500,000 - 13,500,000

t0 8 September 2029

EbRRERAR M9F9RR  21959A9AZ

2095978

Total 23t 27000000 - - 9000000 - 18000000

Notes: Pt 3E -

(1) Share options granted by the Company on 9 September 2019 will be vested (1) AN &7 201989 F9 R 1% 1 A9 BE PR #E 45 1201922022
by batches from 2019 to 2022. The vesting of the share options is conditional FoEE  BRENEBIEXNEBEASENE
upon the achievement of certain targets related to the Group including but FRIAEBRAKYE  BEETERRE2019FE20215F
not limited to contracted sales of the Group and net profits attributable to HEAANAEESGNHERGEMBRFEERTE AR
equity holders per financial year during the period from 2019 to 2021, TEFFR o

(2)  During the reporting period, the fair value of share options recognized as  (2) RAREHME  BRAETHAIHWBEREQAFESA

administrative expenses was RMB132,000.

R #132,0007C °
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DIRECTORS’ AND CHIEF EXECUTIVE’S INTERESTS AND
SHORT POSITIONS IN SHARES, UNDERLYING SHARES AND
DEBENTURES

As at 30 June 2020, the interests or short positions of the Directors and
the chief executive of the Company in the shares, underlying shares and
debentures of the Company or its associated corporations (within the
meaning of Part XV of the Securities and Futures Ordinance (“SFO")) which
will be required to be notified to the Company and the Stock Exchange or
which will be required, pursuant to Section 352 of the SFO, to be entered
in the register referred to in relevant provision, or which will be required,
pursuant to the Model Code as set out in Appendix 10 to the Listing Rules,
to be notified to the Company and the Stock Exchange, are as follows:

EERBSITHRAERRKRND - HERNGD K EER
hHERRAR

MR2020F6 A30H * EERARQRAZRITHABRAE
AR EREEE (TERELERPEGRN ([BHER
BRERBI])) BxvER) MBkG - REERG RMESFFEPE
BAMEANR B RIS SRR - BREE
H R B GG E3526 N B RRIE g & L
NEER IR A ARE LR A M 8+ AT miE
EFRIANEANE RO RESARIT -

Approximate
percentage of

Number of shareholding

Name of Director Nature of interest shares held® interest®
BEME s BEROHE® BARER e
Mr. Yan Hao Founder of a discretionary trust™ 559,354,613 (L) 39.95%
Syt —IEMIBEEFERR LAY

Beneficial owner 200,000 (L) 0.02%

EnlEEA
Mr. Chen Xin Ge Founder of a discretionary trust @ 409,805,918 (L) 29.27%
BRET X 4 —IEMIBEFERK AP

Beneficial owner 782,000 (L) 0.05%

E=AA
Mr. Xu Hai Feng Beneficial owner @ 5,344,738 (L) 0.38%
wHELEE ERlEAY
Mr. Chen Chao Beneficial owner® 1,072,000 (L) 0.08%

RS A
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Note:

©)

(6)

Save
as at

Yan Trust, as a trustee, is deemed to be interested in 559,354,613 shares
through its control over Beyond Wisdom Limited. The details are as follows:
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f i -

Yan TrustfE &5 55 AR 415 8 H 7 Beyond Wisdom
Limited #9122 $I #E 74559,354,6 1 3R AR D P B ek - B
BIFFIBIT -

Name of controlling Percentage of Interest held Number
Name of controlled corporation shareholder shareholding (%) directly of shares
EROGEER ZERRREHE IR E D (%) HiEkR ROEE
Beyond Wisdom Limited Yan Trust 100 Y 559,354,613 (L)

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

Cantrust (Far East) Limited/E A AWK BB BH
M New Decent King Investment Limited &2Sunny King
International Limited 8912 $il # #2409,805,91 8 AR i 7 # #E
Bz - BRAFBWT

@)

Name of controlling Percentage of Interest held Number
Name of controlled corporation shareholder shareholding (%) directly of shares
EREEER ZERRRERE IR B 2L (%) Hizgs RHEE
New Decent King Investment Limited Cantrust (Far East) Limited 100 N 409,805,918 (L)
Sunny King International Limited New Decent King Investment 100 Y 409,805,918 (L)

Limited

Mr. Xu Hai Feng is interested in 4,500,000 share options of the Company and
a total of 483,092 unvested awarded shares. Details of the option shares and
awarded shares were disclosed in the sections headed “Share Option Scheme”
and “Share Award Scheme” respectively.

Mr. Chen Chao is interested in 544,000 unvested awarded shares. Details
of the awarded shares were disclosed in the section headed “Share Award
Scheme”.

(L) represents long positions in these securities.

There were 1,400,194,213 shares in issue as at 30 June 2020.

as disclosed above and to the best knowledge of the Directors,
30 June 2020, none of the Directors or the chief executives of the

Company has any interest or short position in the shares, underlying shares
and debentures of the Company or its associated corporations (within
the meaning of Part XV of the SFO) which will be required to be entered
in the register referred to in relevant provision under the Section 352 of

the SFO, or which will be required to be notified to the Company and the

Stock Exchange under the Model Code.

(3)  1RIEI& % EH24,500,0000% A8 A 7 B8 A% & A $£483,092
A% 8 K 57 B M A SR EDAR (0 R B aS - BRARME IR
B 2 B DRI [T E ] & [AX (7 e T E ]
W& -

(4)  FBRAB % A F544,0000% i KRB EEIR D P A
7 o BB 2 FEIER [ IRD 82 RT 81 ) $HEE -

(5) FEORTRZEZBHFOITE -

(6) PA2020F6A30H © BEITAD A1,400,194,213% ©

Br EXXRTIE AN  IREEFTFEA 72202096 A30

B BEEHARARSTHRAEMERARFRENA
BorE (E&RESFRPERGIFEXVER) B - 8
BRI R BB PR RIREE S LB RGI 35215
R EBII ARG 2 Bz R ORR - 3
RIBEETANREBNG AR A LB R R

NN
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SUBSTANTIAL SHAREHOLDERS’ INTERESTS AND SHORT FERRARMKEERMNTNERRAR
POSITIONS IN SHARES AND UNDERLYING SHARES

As at 30 June 2020, so far as the Directors are aware, the following persons 7202056 4308 * EESMA - TIALT (EER
(other than the Directors or the chief executive of the Company) have AR A& =ITIEA BBRIN BRA R B8 (7 =k 8 78 I
interests and/or short positions in the shares or underlying shares of the 3 R %A BRIEZH KA EKHIE336MEF BN ER
Company which will be required to be kept under section 336 of the SFO: K&/ SAR -

Percentage of

Number shareholding
Name Nature of interest of shares® interest®
=L ERME RHEE® RET DLW
Beyond Wisdom Limited Beneficial owner!” 559,354,613 (L) 39.95%
EmEB AL
Yan Trust Trustee!” 559,354,613 (L) 39.95%
FHEAD
Sunny King International Limited Beneficial owner? 409,805,918 (L) 29.27%
EmiaA?
New Decent King Investment Limited Interest of a controlled corporation®” 409,805,918 (L) 29.27%
RS EE R
Cantrust (Far East) Limited Trustee®” 409,805,918 (L) 29.27%
FHAD
Notes: BT -
(1) Yan Trust, as a trustee, is deemed to be interested in 559,354,613 shares (1) Yan Trust{F &S 75 AR 5335 38 E 7¥Beyond Wisdom
through its control over Beyond Wisdom Limited and Mr. Yan Hao (as founder Limited #9422 $I #E 74559,354,6 1 3R AR (D P E A #E 25 » T
of discretionary trust) is deemed to be interested in 559,354,613 shares. BEEE (ERBIBEFEMRILA) AR R1559,354,613

R tn P B R

(2)  New Decent King Investment Limited is deemed to be interested in  (2) New Decent King Investment Limited #1525 BH R

409,805,918 shares through its control over Sunny King International Limited Sunny King International Limited#J42 |#74409,805,918
and Cantrust (Far East) Limited, as a trustee, is deemed to be interested in ARAR P #EB #Ea - KCantrust (Far Fast) LimitedfEA&
409,805,918 shares through its control over New Decent King Investment EFEATHAR BB IBE R New Decent King Investment
Limited while Mr. Chen Xin Ge (as founder of discretionary trust) is deemed Limited &Y 42 ) 4 72409,805,918% i {7 o # & # a1
to be interested in 409,805,918 shares. MEFXEEEABMBEILIXNZIA) HEAR
409,805 918 L0 R A M2
(3) (L) represents long positions in these securities. B) FHROXRTRZEIZHFNEE -
(4)  There were 1,400,194,213 shares in issue as at 30 June 2020. @) H2020%6A30R - BETTAUN 731,400,194,213fK
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Save as disclosed above and to the knowledge of the Directors, as at 30
June 2020, no person had an interest or a short position in the shares or
underlying shares of the Company required to be entered in the register
referred to in relevant provision under the Section 336 of the SFO.

EVENTS AFTER THE REPORTING DATE

The Company purchased and immediately cancelled an aggregate
principal amount of US$20,000,000 and an aggregate principal amount
of US$15,000,000 of the Company’s 13.0% senior notes due July 2020 listed
on the Stock Exchange (the “Notes Due July 2020"), representing 13.33%
and 10.00% of the aggregate principal amount of the Notes Due July 2020
originally issued, on 9 July 2020 and 16 July 2020 respectively.

On 30 July 2020, the Company redeemed the remaining aggregate
principal amount of US$115,000,000 of the Notes Due July 2020 with a
total consideration of US$122,475,000 (including unpaid interests accrued)
upon maturity of the Notes Due July 2020 in accordance to the terms of
the Notes Due July 2020. The abovementioned notes were subsequently
cancelled after the redemption.
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H2020F 7 A R AR B WA BT A S B RE AN 3.33%&
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EA2020¢7H 308 0 1B 2020578 Bl B E B 2 &
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As at 30 June 2020

CONDENSED CONSOLIDATED INTERIM BALANCE SHEET
5 W 5 BF b 01 0 B IR

7202046 H30H
As at
As at 30 June 31 December
2020 2019
142020F 201945
6H30H 12H318
Note RMB’000 RMB'000
s ARETT ARETT
(Unaudited) (Audited)
(REHEZR) (EZ)
ASSETS aE
Non-current assets FRBEE
Property, plant and equipment YE - BB NRE 7 51,617 54,839
Investment properties KEME 8 5,933,972 6,348,172
Intangible assets B EE 9 3,910 2,796
Investments in joint ventures REETENRE 10 1,240,082 1,012,044
Investments in associates REEZE QN RIHIRE 11 1,740,620 1,834,909
Deferred income tax assets BIEFEHEE 22 301,044 274,398
Financial assets at fair value through AREERZ BEZSHA
profit or loss BEmreRnEE 13 1,156,890 1,000,587
Financial assets at fair value through other UARBESEEEEFH:TA
comprehensive income EermiEnemEE 12 448,365 546,939
Trade and other receivables and prepayments B 5 RAMBYGRIBFAIBRNHIE 15 795,169 757,298
11,671,669 11,831,982
Current assets mEEE
Prepayments for leasehold land S+ 3B FRE 14 800,170 720,095
Properties held or under development for sale LGS EREEE 19,621,745 17,851,199
Trade and other receivables and B 5 N Eo A FE R IB AN
prepayments TES IR 15 8,500,763 7,168,200
Prepaid income taxes A PTISRR 394,873 323,224
Restricted cash ZREIRE 16 1,724,216 3,064,679
Cash and cash equivalents REeEMREEEY 16 10,306,838 10,683,523
Contract acquisition costs BERE KU 85,439 122,037
Financial assets at fair value through AR EBEFEBEZEHTA
profit or loss BaremEE 13 991,995 598,250
Financial assets at fair value through other AR EEFEBEZEBA
comprehensive income Hih MmN EE 12 15,044 -
42,441,083 40,531,207
Total assets RERE 54,112,752 52,363,189

2020 Interim Report AR 8R4

The notes on pages 56 to 128 are an integral part of this condensed
consolidated interim financial statements.

FIE N ES6 B EH128E 2 ML RAR A& OF b 181

BRRERE D



CONDENSED CONSOLIDATED INTERIM BALANCE SHEET
1 A & OF b 0T R AER

As at 30 June 2020

202056 A30H
As at As at
30 June 31 December
2020 2019
7202045 20194
6H30H 12H31H
Note RMB’000 RMB'000
MIsE ARET T AREETIT
(Unaudited) (Audited)
(REEERZ) (#&58%)
OWNERS’ EQUITY e A ER
Capital and reserves attributable to RNATEZEE AEMN
equity holders of the Company BRA R
Share capital: nominal value N 17 86,634 86,634
Reserves ke 5,143,687 5,220,202
5,230,321 5,306,836
Non-controlling interests IFERER 4,182,064 3,799,914
Total equity PR 9,412,385 9,106,750
LIABILITIES =N
Non-current liabilities ERBERE
Borrowings (RN 18 10,591,731 9,607,298
Deferred income tax liabilities EEFTSHBE 22 1,257,435 1,304,409
Lease liabilities HEBE 5 143,738 148,124
Derivative financial instruments PTEEHMTA 19 - 39,420
11,992,904 11,099,251
Current liabilities FBaE
Trade and other payables H 5 LA MR FRIE 20 14,089,010 14,369,067
Amounts due to non-controlling FERT BT A R FEIE R
interests of subsidiaries WA 21 1,320,985 896,011
Contract liabilities ERaE 7,225,056 6,231,044
Current income tax liabilities EHMEHARE 1,262,150 1,242,200
Borrowings RN 18 8,752,201 9,398,013
Lease liabilities HEAR 5 20,548 20,853
Derivative financial instruments PTESHMTA 19 37,513 -
32,707,463 32,157,188
Total liabilities FER=NE 44,700,367 43,256,439
Total equity and liabilities HEZNEE 54,112,752 52,363,189

The notes on pages 56 to 128 are an integral part of this condensed
consolidated interim financial statements.
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CONDENSED CONSOLIDATED INTERIM INCOME STATEMENT

5 1 & OF v IR 2

For the six months ended 30 June 2020
#H Z=2020%6 4308 L/~ @ A

Six months ended 30 June

BZE6A30H 1~ EA
2020 2019
2020 20194
Note RMB’000 RMB'000
B aE AR®T T ARKETT
(Unaudited) (Unaudited)
(REER) (REEER)
Revenue A 23 3,154,371 2,185,931
Cost of sales 5 E A 25 (2,164,635) (1,619,173)
Gross profit ER 989,736 566,758
Appreciation of investment properties under TEEFE THIREYHEILE
capital platform 8 48,959 26,972
Fair value (losses)/gains on investment EMFETHREDEAAEE
properties under other platforms (1BK),/ Wax 8 (25,000) 95,022
Selling and marketing costs HE M AR 25 (203,564) (132,756)
Administrative expenses THAX 25 (303,586) (304,006)
Other income Hiplg A 24 15,982 135,419
Other gains - net ﬁ{muﬁz/\ — FE 24 355,800 58,344
Operating profit KEFE 878,327 445,753
Finance income ARSI 26 151,435 49,442
Finance costs AR 26 (399,847) (215,669)
Finance costs - net RMENR — F5E (248,412) (166,227)
Share of results of joint ventures DMEEEEES 10 23,553 116,913
Share of results of associates DMEE & N T ELE 11 17,473 (2,608)
41,026 114,305
Profit before income tax BRATSBL AR 670,941 393,831
Income tax expense FrigBiF 2 27 (326,059) (39,574)
Profit for the period A A A 344,882 354,257
Attributable to: HUTALERL:
Equity holders of the Company RAREZBTEA 293,630 280,037
Non-controlling interests FEIEAR M 51,252 74,220
344,882 354,257
Earnings per share for profit attributable to N2 B EHIEE AEER BN
equity holders of the Company BRER
— Basic earnings per share — BRERZF RMB0.21 RMBO0.20
29 AR®o021t AR¥o0.207T
- Diluted earnings per share — GRS R RMBO0.21 RMBO.20
29 AR®o021t  AR¥o207T
The notes on pages 56 to 128 are an integral part of this condensed B Wi AAREAE O+ B

consolidated interim financial statements.
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CONDENSED CONSOLIDATED INTERIM STATEMENT OF
COMPREHENSIVE INCOME

5 W 65 BF e 00 2 v G 4 3%

For the six months ended 30 June 2020

H 220206 A30H IF71E A

Six months ended 30 June

HZ6H3081E~EA
2020 2019
2020%F 20194
RMB’000 RMB'000
ARETT AREFT
(Unaudited) (Unaudited)
(REEER) (REEER)
Profit for the period HA R FI 344,882 354,257
Other comprehensive (losses)/income that will FTEEHIBEEEN
not be reclassified to profit or loss Hih2m (F518), W&
Changes in fair value of equity investment at RAnBEEAEEHEEZHFA
fair value through other comprehensive income, Hit 2 EW AR ERE
net of tax AR BEES (HRIE) (69,985) 7,779
Total comprehensive income for the period, BeBRNEmEWEsEsE
net of tax 274,897 362,036
Attributable to: BT A TR :
Equity holders of the Company RARIEREFAEA 223,645 287,816
Non-controlling interests FEIEAR M 2 51,252 74,220
274,897 362,036

The notes on pages 56 to 128 are an integral part of this condensed — FI# R EE56E £ 51288 2 Kt A AL A 0 HifF
BT MK H o

consolidated interim financial statements.
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CONDENSED CONSOLIDATED INTERIM STATEMENT OF CHANGES

IN EQUITY
& W &5 OF b R

fix 5 B %

For the six months ended 30 June 2020
#H Z=2020%6 4308 L/~ @ A

Attributable to equity holders of the Company

ARFEREEAEE
Non-
Share Share Treasury Other Retained controlling Total
capital premium shares reserves earnings Sub-total interests equity
RE  RORE  ERRH  EtRE  REERF ME EERER s
RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
ARETR  ARETn ARETR ARETr  ARETn  ARETR  ARETr  ARETR
(Note 17)
(Hz17)
(Unaudited) (REEH)
Balance at 1 January 2020 R2020F1 B 1B HER 86,634 796,937 (10,073) 790,322 3,643,016 5,306,836 3,799,914 9,106,750
Comprehensive income 2EYE
Profit for the period BRfE - - - - 293,630 293,630 51,252 344,882
Other comprehensive income: E2ENE
Net changes in fair value of financial assets ~ stAE M2 EREEIS R
through other comprehensive income BEMAEERY TR
Note 1) (BtzE12) - - - (68,922) - (68,922) - (68,922)
Taxes on fair value gains on financial FALH2ENENER
assets through other comprehensive EEMBEUSHE
income (Note 22) (Bf3k22) - - - (1,083) - (1,063) - (1,063)
Total comprehensive income for Bn2ELELE
the period - - - (69,985) 293,630 223,645 51,252 274,897
Transactions with owners HEEABNRE
Share award scheme (Note 28) o B3t &l (Biskos) - - 500 466 - 966 - 966
Share option scheme (Note 28) BlREzE (Fos) - - - 132 - 132 - 132
Changes in ownership interests in TEYIE REHN
subsiaries without change of PR
control (Note 33) (HiE33) - - - 7,905 - 7,905 82,898 90,803
Contributions from non-controlling FERRETE
shareholder - - - - - - 248,000 248,000
Dividends (Note 30) RE (H30) - (309,163) - - - (309,163) - (309,163)
- (309,163) 500 8,503 - (300160) 330,898 30,738
Balance at 30 June 2020 R2020F6A30R 058 86,634 487,774 (9,573) 728,840 3,936,646 5,230,321 4,182,064 9,412,385

The notes on pages 56 to 128 are an integral part of this condensed

consolidated interim financial statements.
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CONDENSED CONSOLIDATED INTERIM STATEMENT OF CHANGES

IN EQUITY

55 W 5 BF e JUT A i 5 B 3%

For the six months ended 30 June 2020

Attributable to equity holders of the Company

KRAREHBNES

H 220206 A30H IF71E A

Non-
Share Share Treasury Other Retained controlling Total
capital premium shares eserves eanings Sub-total interests equity
Bx RIGEE  ERRGD  HtEE  RERA Nt EERER i 40
RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
AE¥TT  ARBTT  ARETR  ARETR  ARETn  ARETR  AR¥TR  ARETR
(Note 17)
(R&E17)
(Unaudited) (REER)
Balance at 1 January 2019 R201951 A1 RIS 86,634 1,157,260 (5,849) T3T AT 48699 4126155 8813147
Changes in accounting policies EHURED - - - - 3,686 3,686 - 3,686
Restated balance at R2019F15188
1 January 2019 o 86634 115760 (5,049) T3NT Q73045 460678 4126155 8816833
Comprehensive income 2EkR
Profitfor the period B - - - - 280037 280037 7420 35457
Other comprehensive income: Et2ENE
Net changes in fair value of financial assets T AZMZENEH LR
through other comprehensive income BENABERDFE - - - 9312 - 9312 - 9312
Taxes on fair value gains on financial FALHZEUENER
assets through other comprehensive AENABEUSHAE
income (Note 22) (&) - - - (153 - (1533) - (153)
Total comprehensive income for BnRELGLE
the period - - - 7719 280037 87816 7420 362,036
Transactions with owners HEEAZBNRS
Buy-back of shares ffEm - - (4,289 - - (4,289 - (4289)
Share award scheme (Note 28) Riy B8 (M) - - 64 8614 - 8678 - 8678
Changes in ownership interests in MEUEHREDN
subsidiaries without change of HEARMEERS
control {Note 33) (Frs3) - - - 3163 - 3068 097 26,100
Reclassified the financial liabilty for RIRERM SR
put option written on non-controlling ENnEERER
interests - - - 15,605 - 15,605 - 15,605
Contributions from non-controling FERRRTE
shareholder - - - - - - 700,600 700,600
Dividends (Note 30) & (Bzk30) - (360323) - - - (360323) - (360323)
Dividends of subsidiaries HELARE - - - - - - (132579 (132572
-0 (4225) 27382 - 590965 25379
Balance at 30 June 2019 201956 A 308 0% 86,634 796,937 (10073) 368 3019460 4641308 4791340 9432668

The notes on pages 56 to 128 are an integral part of this condensed

consolidated interim financial statements.
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CONDENSED CONSOLIDATED INTERIM CASH FLOW STATEMENT

5 PR B OF o U1 3 < i 2 3

For the six months ended 30 June 2020
#H Z=2020%6 4308 L/~ @ A

Six months ended 30 June

B Z6HA30HL<EA
2020 2019
2020 20194F
RMB’000 RMB'000
ARET T ARETT
(Unaudited) (Unaudited)
(RE&ER) (RgEZ)
Operating activities KEEH
Net cash generated from operations KEEEPSIR G F5E 480,256 1,930,453
Interest paid BHE (888,362) (817,985)
PRC income tax paid 2RISR (258,654) (329,385)
PRC land appreciation tax paid BT LI ER (173,202) (322,497)
Net cash (used in)/generated from KREES (A, FBREFE
operating activities (839,962) 460,586
Investing activities REEE
Purchase of property, plant and equipment BEWE - MEMRE (1,506) (8,035)
Purchase of intangible assets BEETLEE (1,497) (729)
Acquisition cost of and capitalised expenditures UG BB B SR &
incurred on investment properties EEERNMeFE (1,841) (82,685)
Proceeds from disposal of property, plant and LEWE - BRERBBEHIE
equipment 256 218
Proceeds from disposal of investment properties HEREYEMSIAE = 105,270
Cash receipt of leasing investment receivables HERE EYGIENRERER & 10,016 8,338
Payment of remaining consideration in connection TE-REEQRERE
with the investment of an associate BREANFIEREE - (12,861)
Acquisition of financial assets at fair value through WA EETEEES
profit or loss FABRNEmEE (684,657) (799,730)
Disposal of financial assets at fair value through HENARBHEFEEHES
profit or loss AFABERNSREE 207,666 459,291
Disposal of financial assets at fair value through HENAREEAEZEEEE
other comprehensive income AR MEPEWNGENSREE 14,608 -
Repayments from related parties B 77 B R 32,783 605,621
Interest received from a related party B s B 7 RS = 20,847
Cash advanced to non-controlling interests of By PNCIE R 2 gl 2320
subsidiaries MBI (983,330) (1,459,440)
Repayment from non-controlling interests of KEME R RIEERE R EN
subsidiaries 52,138 427,820
Capital injection to joint ventures MEERETE - (152,313)
Capital injection to associates MEtE N EEE - (85,000)
Disposal of interests in joint ventures HEEEDERER - 3,500
Prepayments for investments TAN R EKIA - (20,000)
Interest received EF B 112,666 47,202
Disposal of shares in subsidiaries HEHRBARKS 489,889 -
Cash receipt of remaining consideration in Tt & — [ T B A BIULER
connection with the disposal of a subsidiary FIERIR & B 39,304 -
Dividend received from financial assets at fair value ~ DUAR A EBETEHEEE A
through other comprehensive income Hih 2 EWRHSREE RS 7,378 -
Repayment to potential investors of a subsidiary A—RKMERARBEREEER (87,656) -
Cash advances from potential investors of REMBARBEREEN
subsidiaries HEER 178,000 -
Net cash used in investing activities RETEFTARS T (615,783) (942,686)

The notes on pages 56 to 128 are an integral part of this condensed

consolidated interim financial statements.
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CONDENSED CONSOLIDATED INTERIM CASH FLOW STATEMENT
1 A & OF b U B 2 i R

For the six months ended 30 June 2020

H 220206 A30H IF71E A

Six months ended 30 June

BZ6A30HLKEA
2020 2019
2020F 20194
RMB’000 RMB'000
ARET T ARBFT
(Unaudited) (Unaudited)
(REEX) (REgEZ)
Financing activities REEE
Proceeds from borrowings RS IE 5,100,518 3,604,610
Proceeds from issuance of senior notes BITRAERBASHIE 1,740,150 2,324,081
Proceeds from corporate bonds RNElEHTSHRIE 117,200 -
Repayments of borrowings BEER (4,463,220) (3,748,522)
Repayment of senior notes BEEBLARRE (2,209,116) -
Dividends paid BRARE (309,163) (360,323)
Capital contribution from non-controlling KEWEBRRIFEERAERATE
interests of a subsidiary 248,000 700,000
Cash receipt from non-controlling interests of REMEARFFERERNR S
subsidiaries PIA 887,359 340,000
Repayment of non-controlling interests of BB A R SR R R A B K
subsidiaries (462,385) (397,425)
Changes in advance from related parties KB B 5 AR RUE B (97,146) 563,126
Decrease/(increase) in restricted cash relating to AERMETBNIRFIRE L/
financing activities (3 ) 994,836 (1,343,669)
Changes in ownership interests in subsidiaries WREHIEGRZESNME L
without change of control FREEEE) 90,803 (15)
Acquisition of treasury shares U BB B FR% 1 - (4,289)
Changes in the amount due to related parties of FES FEIE I 2 R B 5 R
non-controlling interests - (250,000)
Changes in deposits paid to secure borrowings. E,W*hiﬁﬁ’ﬂ%ﬁ{ﬁ%@] 11,399 1,720
Dividend paid of subsidiaries BB ARRE - (10,702)
Repayment to the amount due to third parties 155\}@7%1‘1‘% FFRIE (63,269) (1,450,000)
Principal elements of lease payments HENFHES u|g (11,349) (25,077)
Repayment of the payable for acquisition of BRI EE BB
equity investments (499,687) (72,600)
Net cash generated from/(used in) BMEZBME/ (FA) BeFHE
financing activities 1,074,930 (129,085)
Net decrease in cash and cash equivalents iﬁ%&ﬁ%%ﬁ%fﬂiﬂ\g%ﬁ (380,815) (611,185)
Effect of foreign exchange rate changes ~ [EXE BEHTE 4,130 7,191
Cash and cash equivalents at beginning of the period ﬁﬂ%}]ﬁi&iﬁ TEEBEW 10,683,523 11,715,378
Cash and cash equivalents at the end of the period HFREERRESEEY 10,306,838 11,111,384

The notes on pages 56 to 128 are an integral part of this condensed

consolidated interim financial statements.

FIENES6 B EE12
TEIRR MR I D -

B ZMERAREAE Gt ERE

Jingrui Holdings Limited & im#E %A R A F)

55



56

NOTES TO THE CONDENSED CONSOLIDATED INTERIM

FINANCIAL STATEMENTS (UNAUDITED)

5 B 5 BF vb 0 B 5 R R B (R #%)
For the six months ended 30 June 2020
#H Z=2020%6 4308 L/~ @ A

GENERAL INFORMATION

Jingrui Holdings Limited (the “Company”) was incorporated in the
Cayman Islands on 7 March 2013 as an exempted company with
limited liability under the Companies Law Cap 22 (Law 3 of 1961, as
consolidated and revised) of the Cayman Islands. The address of its
registered office is 190 Elgin Avenue, George Town, Grand Cayman
KY1-9005, Cayman Islands.

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

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

The condensed consolidated interim financial statements are
presented in thousands of Renminbi (“RMB’000"), unless otherwise
stated and were approved and authorised for issue by the board of
directors of the Company on 27 August 2020.

These condensed consolidated interim financial statements have
not been audited.

BASIS OF PREPARATION

The condensed consolidated interim financial statements for the six
months ended 30 June 2020 have been prepared under the historical
cost convention, as modified by the revaluation of investment
properties, financial assets at fair value through profit or loss,
financial assets at fair value through other comprehensive income
and derivative financial instruments which are carried at fair value,
and in accordance with Hong Kong Accounting Standard ("HKAS")
34 “Interim Financial Reporting” issued by the Hong Kong Institute
of Certified Public Accountants ("HKICPA").

The condensed consolidated interim financial statements should
be read in conjunction with the annual consolidated financial
statements of the Company for the year ended 31 December 2019,
which have been prepared in accordance with Hong Kong Financial
Reporting Standards (“HKFRSs") issued by the HKICPA.

2020 Interim Report AR 8R4
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
55 W 5 BF o JU1 B 5 e e Bk R BB %)

ACCOUNTING POLICIES

The accounting policies applied in the preparation of the condensed
consolidated interim financial statements are consistent with those of
the annual consolidated financial statements of the Company for the
year ended 31 December 2019, as described in those annual financial
statements, except for estimation of income tax for the interim
periods using the tax rate that would be applicable to expected
total annual earnings and the adoption of the new standards and
amendments of HKFRSs effective for the financial year ending on 31
December 2020.

New standard and amendments of HKFRSs effective for 2020

The following new standard and amendments of HKFRSs which are
relevant to the Group's operations are effective for the first time for
annual period beginning on 1 January 2020.

Amendments to HKAS 1 and HKAS 8 — definition of material

Revised Conceptual Framework for Financial Reporting

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

Amendments to HKFRS 3 - Definition of a Business

The adoption of the above new standard and amendments starting
from 1 January 2020 did not have any significant impact on the
Group's results of operation and financial position for the six months
ended 30 June 2020.

New standard, amendments and interpretation of HKFRSs not
yet adopted

The Group has not early adopted any new accounting and financial
reporting standards, amendments and interpretation which have
been issued but are not yet effective for the financial year ending
on 31 December 2020.

For the six months ended 30 June 2020
#E20205%6 A30H LE7/~1E A
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(REFE)

ESTIMATES

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

In preparing these condensed consolidated interim financial
statements, the significant judgments made by management in
applying the Group's accounting policies and the key sources of
estimation uncertainty were the same as those that applied to the
consolidated financial statements of the Company for the year ended
31 December 2019.

FINANCIAL RISK MANAGEMENT
5.1 Financial risk factors

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

The condensed consolidated interim financial statements do
not include all financial risk management information and
disclosures required in the annual financial statements, and
should be read in conjunction with the Group’s annual financial
statements for the year ended 31 December 2019.

5.2 Creditrisk

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

internal credit rating

external credit rating

2020 Interim Report AR 8R4

NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
57 W 5 BF e 301 5 265 3 i

For the six months ended 30 June 2020
#H Z=2020%6 4308 L/~ @ A
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RIFEAEREHP P BEREE  EEEL
FE PR AN S Bl 2 5T BRSR BF VB 0 Y BB R ) B S A &t
PHEEMRNF ERIREARQREZE2019F124
B EFEME MY BHRETEANRNEER -

Bt 7 R e 5 1
51 FEEREZ

AEBENEB A ZAVBER - mIHE
% (BREINERR - RERELAABEN
ZEE) FEERREABESRAR - A&
B EJ—LFM 52 AEIEEN SR MISH
AR Y RKESREHANEEY
BRIAE %EXE’]T%J%;

ARG HP PRV BHRETIBEERNFEH
Bz ES 2 B B IR b E AR
= WEEAEEEE2019F12A318 1
FREZFEVBHE —HEE -

52 {EER

EERRESRTIANIZHF RERE
ERMTANKRBETEEAMSARER
XU BREANEAR - ARERVITHRE
EREZEEHONARLE  TRERSHHE
FENHEERRETRZEM - /FFE
EERREERZEM AEELB®RE
FHIEEREQRREY)SHERE R E
WER - HEZEARZAEERAIFNN
AIREIEE R LEMATHER -

MERE A AFAR

SRS R AR



NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)

57 W 5 BF e 301 5 285 3 it

For the six months ended 30 June 2020

FINANCIAL RISK MANAGEMENT (CONTINUED)

5.2 Creditrisk (continued)

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

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

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

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

(a) Cash in banks

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

(b) Trade receivables

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

5 BERRER

(REBHEZ)
H 220206 A30H IF71E A

(&)

52 FERK (&)

(a)

(b)

ERBLENFAHNED - BHRER
RS AR B B K I 2 B 8 HY S B R
ABTTEEBHNENELEERE

fERA R & XA
EEREH

= BFRE A SKTAHI %

FA—ERANELSRTAEERAR

BRI

BRAERRORGTALEEAR
b BEAEBERAN KBRS S

EREFAEELENED -
RITRE

RS A A AR BT R
Ao LB HARBEHY

RITREFFEENERNEERR
AEEJETQEQT\@ﬁE%@%T%EEEE%’J
PREAMTAEAEE -

B 5 RWRIA
AEBRBE BN G REERIEIIRA]
AN ZRBRESEERE
HARTH A B 5 RYEGAR R E A
FEMNERBERE RFERY
ﬁEJﬁE‘ﬂ% B RWFIAC RIFEE
=B R %ﬁ&?ﬁﬂ;@%%{”ﬁ o TAHA
4:.??}25?@? SHIEEER -
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
8 W & OF vb 200 000 B e R Bl ik (R R# #%)
For the six months ended 30 June 2020
B Z202056 H30H LL7< @A

5

FINANCIAL RISK MANAGEMENT (CONTINUED)

5 BBEREE (&)

5.2 Creditrisk (continued)

52 fFERR (&)

(b) Trade receivables (continued) (b) BFZREWIE (&)
As at 30 June 2020 and 31 December 2019, on that basis, 7202056 A30H K2019%F12 4318 -
the loss allowance was determined as follows for trade REMER L BHEEGRIBNEE
receivables: BEETELT -
More than  More than Pastdue  More than
(Unaudited) 90days 180 days within 1 year
30 June 2020 Current past due past due 1 year past due Total
(REER) el el el el
202056308 B @Bk BiB180X —Fr  BB-F st
RMB’000 RMB’000 RMB’000 RMB’000 RMB’000 RMB’000
ARETT ARBTn ARE®TR AR%Tx ARETr AR%ETr
Expected loss rate TRHEEX 0.16% 0.88% 7.65% 2.90% 19.96%
Gross carrying amount BHRAE 83,576 6,947 95,879 156,900 22,012 365,314
Loss allowance BiERE (130) (61) (7,339) (4,555) (4,394)  (16,479)
Accounts receivables-net fEUER T — 55 83,446 6,886 88,540 152,345 17,618 348,835
More than ~ More than Pastdue  More than
(Audited) 90 days 180 days within 1 year
31 December 2019 Current past due past due 1 year past due Total
2019%12A318 B BBOKX  H#iBIsOK —FR  BBEF st
RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
ARBTT ARETT ARETRT AR®ETRT ARETT ARETRT
Expected loss rate RHEEX 0.16% 0.87% 7.65% 3.79% 10.34%
Gross carrying amount BEREE 506,480 5902 3,566 106,982 29,735 652,665
Loss allowance BERE (788) (52) (273) (4,059) (3,074) (8,246)
Accounts receivables-net FEUERT: — 55 505,692 5,850 3293 102,923 26,661 644,419
Trade receivables are written off when there is no BEEAIETEH A WO - B 5B
reasonable expectation of recovery. Indicators that there FIEED T EE o MRS B TE BRI UK [E]
is no reasonable expectation of recovery include, amongst IR (HA) BREERABEEARE
others, the failure of a debtor to engage in a repayment 2 BOR RET 8 o AN E R EE2020
plan with the Group. The Group made no written off for F6A308 178 A I M E B 5 U
trade receivables during the six months ended 30 June FIE o
2020.
Impairment losses on trade receivables are presented as H 5 EYBGRIARRE R R R & T E
net impairment losses within operating profit. Subsequent NE2F BRBEREFE - EZEKEB®
recoveries of amounts previously written off are credited FEMENeEEL AR —25EE -
against the same line item.
(c) Other receivables () HAtpEWFIE

The Group uses three categories for other receivables
which reflect their credit risk and how the loss provision
is determined for each of those categories. These internal
credit risk ratings are aligned to external credit ratings.
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
55 W 5 BF o JU1 B 5 e e Bk R BB %)

For the six months ended 30 June 2020
#E20205%6 A30H LE7/~1E A

5 FINANCIAL RISK MANAGEMENT (CONTINUED) 5 HBERRERE (&)
5.2 Credit risk (continued) 52 FERK (&)
(c) Other receivables (continued) () HAiupEUWIAE ()
A summary of the assumptions underpinning the Group's AEBEEHEEBBERERHEBRR
expected credit loss model is as follows: Bratan T -
Basis for recognition of Basis for calculation
Category Group definition of category expected credit loss provision of interest revenue
kW]l AEBHHRERINES REREEFRBEBENELE AEAMEWANELE
Stage one Customers have a low risk of 12 months expected losses. Where  Gross carrying amount
F— default and a strong capacity the expected lifetime of an BIRMEE
to meet contractual cash flow asset is less than 12 months,
BFENRKREBE AR NEE expected losses are measured
BHEXRNIREN at its expected lifetime.

RMEAFEHERE - WEENTEH
FEMEREAZA - BITEH
BRIZEARFERHNE -

Stage two Receivables for which there is a Lifetime expected losses Gross carrying amount
£ significant increase in credit risk ~ FAERIRNATERAESE IR (A
since initial recognition
B ERUREERBEE
N FE R IR
Stage three Receivables for which there is credit Lifetime expected losses Amortised cost carrying
E=H loss since initial recognition FENMTEEERE amount (net of credit
B HERAREREEEEY allowance)
e FRIE BIHR N BRTE A
(MR EERHE)
The Group accounts for its credit risk by appropriately AEBERARGRENEEEZ T IREEESH
providing for expected losses on a timely basis. In FEERBAR - RETEBHEEEEXRE - KA
calculating the expected credit loss rates, the Group SEHSERSHEMNEWRFIENELEERE I
considers historical loss rates for each category FAE M BB BESIRIEL % -

of receivables and adjusts for forward looking
macroeconomic data.
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)

&5 W1 &5 OF b 1B 25 e R P Rk (R HF %)
For the six months ended 30 June 2020
#H Z=2020%6 4308 L/~ @ A

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

(c) Other receivables (continued)

5 HBERERE (&)
52 FERER (&)
(o EHtEWzE (&)

Receivables
from third
Receivables parties
from Due from other than
government related government
related bodies parties related bodies Total
FEUR BR BT
FEURB FERERE S  AREEEMMG
e RE ;A E=HRAE st
RMB’'000 RMB’000 RMB’000 RMB’000
ARET T ARBT T ARBT T ARET T
(Unaudited) (REER)
As at 30 June 2020 #2020%F6H30R
Carrying amount of other receivables Bt E R EEE 141,847 3,466,144 4,380,813 7,988,804
Expected credit loss rate EHEEBEX 0.10% 0.33% 1.20%
Loss allowance EiEEE (142) (11,475) (52,637) (64,254)
Other receivables - net Hi IR — 558 141,705 3,454,669 4,328,176 7,924,550
Receivables
from third
Receivables parties
from Due from other than
government related government
related bodies parties  related bodies Total
FEURFR B
FEURELT e @RS AREREFIIMY
it el B Iy st
RMB'000 RMB'000 RMB'000 RMB'000
ARETT ARETT ARBTT ARBTT
(Audited) (&%)
As at 31 December 2019 R2019%12831H
Carrying amount of other receivables  EtERFENFEE 219017 2,346,220 3,293,441 5,858,678
Expected credit loss rate EHEEBHEX 0.10% 031% 1.18%
Loss allowance BERE (219) (7,207) (38915) (46,341)
Other receivables - net HtEGE — 548 218,798 2339013 3,054,526 5,812,337

Other receivables are written off when there is no
reasonable expectation of recovery. Indicators that there
is no reasonable expectation of recovery include, amongst
others, the failure of a debtor to engage in a repayment plan
with the Group. The Group made no written off for other
receivables during the six months ended 30 June 2020.
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
55 W 5 BF o JU1 B 5 e e Bk R BB %)

FINANCIAL RISK MANAGEMENT (CONTINUED)

5.2 Creditrisk (continued)

(d) Financial guarantee

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

The Group also provides guarantees to certain related
parties of the Group to obtain borrowings after assessing
the credit history of these related parties. The Group
closely monitors the repayment progress of the relevant
borrowings by these related parties. In the opinion of
the directors of the Group, the related party transactions
were carried out in the normal course of business and
at terms mutually negotiated between the Group and
the respective related parties. The directors consider that
the likelihood of default in payments is minimal and the
financial guarantees measured at fair value is immaterial.

5.3 Liquidity risk

Management of the Group aims to maintain sufficient cash
through internally generated sales proceeds and an adequate
amount of committed credit facilities to meet its operation
needs and commitments in respect of property projects.

The table below analyses the Group's non-derivative financial
liabilities and gross-settled derivative financial liabilities into
relevant maturity groupings based on the remaining period
at 30 June 2020 and 31 December 2019 to the contractual
maturity date. Derivative financial liabilities are included in
the analysis if their contractual maturities are essential for an
understanding of the timing of the cash flows. The amounts
disclosed in the table are the contractual undiscounted cash
flows.

For the six months ended 30 June 2020
#E20205%6 A30H LE7/~1E A

5 MBERERE (E)
52 FERME (&)
(d) HBER

AEBERDBRAERBEETREE
EMBE N REESTEE & B
RWET] - AEECRAEEMEE
MNHETERLBHRITRE - UE
ROERETREER - WERNE
REBERXNERIBER  HHZ
EROVRITR B2 RAKEEEH R
ERAE RMEAEFE - RZEFR
M AREERIREFPREYE
MEEWE  UWKEARE XN TR
THEMEE -  BERL  EFRR
AEBEWERERBAETE

AEBETRAEEETHBINEER
FCERTR - A% F M T IR L AVS B3R
MPER - ARETEIEZFEET
BEMEBERNEE - AEEEER
R BBMARZ IR ERERKBES
WRASEEZ RS AR TR
FOETT - BERR - BRFKHAIEE
/N B AR EEFFENTEE
RILTEK °

53 REBELERE

o5 B IR A i E A OB S O PR OB R R
MR EERARSTRAS B L NER
BB AR A -

TR TIIBIE20209F6 A30H B2019F12 831H &
AR AN TR - ZAED AR T
REERENTESHABERNBELEENITA
SREE - WEREPAAEERBRERSREN
HEE+TS2EZ AITTESREBETSEMAA
DT - RAFBENEBABNABBRESTRE -

Jingrui Holdings Limited & im#E %A R A F)

63



64

NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
5 W 5 BF o JU1 5 5 e e Mk COR B8 4% )

For the six months ended 30 June 2020
#H Z=2020%6 4308 L/~ @ A

5 FINANCIAL RISK MANAGEMENT (CONTINUED) 5 HBIREBRERE (F)
5.3 Liquidity risk (continued) 53 REBEZRERE (E)
Between Between
Within 1and 2 2and5 Over
1year years years 5 years Total
—FR -EZf  ZERF  RFNUL st
RMB’000 RMB’000 RMB’000 RMB’000 RMB’000
ARBTR AR®TR ARBTR ARETR AR¥ET:R
(Unaudited) (REERK)
As at 30 June 2020 12020565308
Borrowings, principal (Note 18) EHAE (H:E18) 8,752,201 4,513,015 5,644,791 433,925 19,343,932
Interest payments on borrowings ZAHEFFIE ()

(note) 1,331,353 774,842 238,979 89,165 2,434,339
Trade and other payables BHREMENTIE 13,832,150 - - - 13,832,150
Amounts due to non-controlling JERHPR B A R FEE AR

interests of subsidiaries (Note 21) Em70E (M) 1,320,985 - - - 1,320,985
Lease liabilities MEaE 20,548 29,622 74,415 85,287 209,872
Derivative financial instruments fTESBTA (H:E19)

(Note 19) 37,513 - - - 37,513
Financial guarantees (Note 32) ISR (P7F32) 5,586,460 - = - 5,586,460

30,881,210 5,317,479 5,958,185 608,377 42,765,251
(Audited) (BER)
As at 31 December 2019 #2019F 128318
Borrowings, principal (Note 18) fERAe (fz18) 9,398,013 5916425 3,168,298 522,575 19,005,311
Interest payments on borrowings X HEFHS (i)

(note) 1,187,501 637,430 452,342 353,908 2,631,181
Trade and other payables E 5 MEMmEMNTE 14,166,938 - - - 14,166,938
Amounts due to non-controlling  FEfIHE 2 BIFEERL

interests of subsidiaries A (HE21)

(Note 21) 896,011 - - - 896,011
Lease liabilities MEafE 20,853 29,780 75,295 95,067 220,995
Derivative financial instruments 742 & T A (f19)

(Note 19) 46,911 - 46,911
Financial guarantees (Note 32) BBER (H:E32) 5,021,078 736,000 90,000 - 5847,078

30,690,394 7,366,546 3,785,935 971,550 42,814,425
note: The interest on borrowings is calculated based on borrowings Wi B A BT D BIR 20206 A308 2019412
held as at 30 June 2020 and 31 December 2019, respectively. A3MBFAEERGTE - Z8F 29 3E H20205F

Floating-rate interests are estimated using the current interest 6A308 %2019 12 A31 B ERFIEEHE -

rate as at 30 June 2020 and 31 December 2019, respectively.
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
55 W 5 BF o JU1 B 5 e e Bk R BB %)

For the six months ended 30 June 2020
#E20205%6 A30H LE7/~1E A

5 FINANCIAL RISK MANAGEMENT (CONTINUED) 5 HERRER (E)

5.4 Capital risk management 54 EXREKRERE

The Group's objectives when managing capital are to safeguard
the Group’s ability to continue as a going concern in order to
provide returns for shareholders and to maintain an optimal
capital structure to reduce the cost of capital.

In order to maintain or adjust the capital structure, the Group
may adjust the amount of dividends paid to shareholders, issue
new shares or sell assets to reduce debt.

The Group monitors capital on the basis of the gearing ratio.
This ratio is calculated as net debt divided by total capital.
Net debt is calculated as total borrowings less cash and cash
equivalents and deposits pledged for borrowings. Total capital is
calculated as total equity, as shown in the consolidated balance
sheets, plus net debt.

The gearing ratios at 30 June 2020 and 31 December 2019
were as follows:

AEENEAEREERBAEEFEL
LHRES - WERBRIE MO Hm K E R R
ERMEREBLR D E AR o

RERFAPHBRERNERE  AEERLEH
EXNTRROBRESE  HITHRIL
EEENRDER

$%$Eﬁ§§§%ﬁttwﬁtg;§$ o b
RIBFEERINBERTE - FEHH
BRBERERS A EEY REFIK
BRER REAZEHEERBRMY
RS INFEBRTE -

A20208E6 308 K2019%E128310 » BE
BELRERNOT :

As at As at

30 June 31 December

2020 2019

R2020%F F2019%F

6H30H 12A31H

RMB’000 RMB'000

AR®T T ARKET T

(Unaudited) (Audited)

(RE&EX) (182 %)

Borrowings [=EN 19,343,932 19,005,311
Less: Cash and cash equivalents W IREMRIEEEED (10,306,838) (10,683,523)

Restricted cash deposits pledged for EFIRIA ZRFIIR & TR

borrowings (1,345,310) (2,340,146)

Net debt FHETS 7,691,784 5,981,642
Total equity HarE RS 9,412,385 9,106,750
Total capital HER N 17,104,169 15,088,392
Gearing ratio BEEBELE 45% 40%
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
5 W 5 BF o JU1 5 5 e e Mk COR B8 4% )

For the six months ended 30 June 2020
#H Z=2020%6 4308 L/~ @ A

5 FINANCIAL RISK MANAGEMENT (CONTINUED) 5 HBERERE (&)
5.5 Fair value estimation 55 QREEME
The table below analyses financial instruments carried at fair TRIEGETEDNIZ AR BEYEN®
value, by valuation method. The different levels have been BMIEA - TRIESRNEERNT -

defined as follows:

Quoted prices (unadjusted) in active markets for identical e HEAEEXABRERMSHRE
assets or liabilities (level 1). (RigA=R) (F1/8) -
Inputs other than quoted prices included within level 1 e BREIBFEBENmEIN  BEEXE TE
that are observable for the asset or liability, either directly HEE (AER) sk (BERD
(that is, as prices) or indirectly (that is, derived from prices) £Y) ATEBRME AR (F2E) -
(level 2).
Inputs for the asset or liability that are not based on o WIHEKBFAHBENMISHEEETNE
observable market data (that is, unobservable inputs) EXBENE AE (D TTBEEEA
(level 3). B) (F3E) -
The following table presents the Group's assets and liabilities TEREYAEB 202096 A30H K£20194F
that are measured at fair value at 30 June 2020 and 31 NAMENAREBEFENEERBE -

December 2019.

Level 1 Level 2 Level 3 Total
F1E $2E £3E 5
RMB'000 RMB'000 RMB'000 RMB'000
ARETT AREFT AR®TT ARBTT

Financial assets at fair value through QA REEEHELET A

profit or loss BRNEREE
31 December 2019 (Audited) 2019128318 (K% 22,347 - 1,576,490 1,598,837
Financial assets at fair value through AAEEFTEBEEBHFA

other comprehensive income E{‘&%@Wﬁﬁﬁﬁﬁﬁﬂﬁé
31 December 2019 (Audited) 2019 12H318 (KEZ) - - 546,939 546,939
Derivative financial instruments T4 $R T &
31 December 2019 (Audited) 2019 12A318 (KEZ) - - 39,420 39,420
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
55 W 5 BF o JU1 B 5 e e Bk R BB %)

FINANCIAL RISK MANAGEMENT (CONTINUED) 5

5.5 Fair value estimation (continued)

For the six months ended 30 June 2020
#E20205%6 A30H LE7/~1E A

Ej%%ﬂ ﬁE (na)
55 AREEME (&)

Level 1 Level 2 Level 3 Total
E1E E2E E3E Mt

RMB'000  RMB'000  RMB’000  RMB’'000
ARBTRE ARBTRT ARBTR ARETR

Financial assets at fair value through LA R EBETEEEEEA

profit or loss BERlEeREE
30 June 2020 (Unaudited) 20206 A308 (REEZ) 26,753 - 2,122,132 2,148,885
Financial assets at fair value through LA RBEIEEEZEHTA

other comprehensive income HizmEKENESMEE
30 June 2020 (Unaudited) 20206 A308 (REEZ) - - 463,409 463,409
Derivative financial instruments TEERmIA
30 June 2020 (Unaudited) 2020F6 A308 (REEZ) - = 37,513 37,513

There were no changes in valuation techniques during the
period. The changes in the value of financial assets at fair value
through other comprehensive income and financial assets at
fair value through profit or loss during the period are presented
in Note 12 and Note 13 respectively. The changes in the value
of derivative financial instruments are presented in Note 19.

HRHERMTE2E - HRUAABENE
BEZSHHAHEMEZARSNEHEERIAA
AEEFEAHETABENCHEENE
EEFHH R EHRH 1 2RME13 fTAESRT
BEMEBEZEFHNIEI -
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM

FINANCIAL STATEMENTS (UNAUDITED)
5 WA 5 OF v 2T 5 5 i S B k. (R B8 4% )

For the six months ended 30 June 2020
#H Z=2020%6 4308 L/~ @ A

6 SEGMENT INFORMATION 6

Management has determined the operating segments based on
the information reviewed by the chief operating decision-maker
(the "CODM") for the purposes of allocating resources and assessing
performance.

The Group manages its business by three operating segments based
on their products and services, which is consistent with the way in
which information is reported internally to the Group’s CODM for
the purpose of resources allocation and performance assessment:

Property development platform engages in real estate
development in the PRC;

Capital platform invests in office buildings and apartments
in the PRC for their rental income potential and/or for capital
appreciation; and

All other platforms, including property management platform
which provides management and security services to residential
and commercial properties in the PRC, the property design
and decoration platform, investment platform and other
miscellaneous businesses. The revenue derived from all other
platforms generally include service fees and investment income.

The CODM assesses the performance of the operating segments

based on a measure of revenue and profit or loss before income tax.
The measurement basis excludes the effects of income tax expense.
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
55 W 5 BF o JU1 B 5 e e Bk R BB %)

SEGMENT INFORMATION (CONTINUED)

For the six months ended 30 June 2020
HZ=2020%6 A30H LE/~EA

6 /-\jﬁﬁ*’l' (n\a)

Six months ended 30 June 2020 (Unaudited)
HZ2020F6A308 L AER (RESEH)

Property
development Capital All other Total Total
platform platform platforms segment Elimination Group
NEERYE  TEEYR FERMTR P EbE i AEESG
RMB’000 RMB’000 RMB’000 RMB 000 RMB’000 RMB’000
ARETL ARETr AR%Tr AR%®Tn ARETn ARETxn
Segment revenue DI 2,819,721 84,015 359,992 3,263,728 (109,357) 3,154,371
Segment profit before income tax expense bk FTSH B 32 Al 7 201 413,414 225,112 26,680 665,206 5,735 670,941
Finance income FIBA 53,987 24,872 72,576 151,435 - 151,435
Finance costs BERA (355,252) (27,201) (17,394) (399,847) - (399,847)
Share of results of joint ventures PEAELEEE (2,813) 26,557 (191) 23,553 - 23,553
Share of results of associates PEBENREE 19,006 - (1,533) 17,473 - 17,473
Depreciation and amortisation WEREE (8,113) (982) (2,175) (11,270) - (11,270)
A reconciliation to profit for the period is PRI ESEEEMT :
as follows:
Total segment profits before income tax B BTG HEI 317 BbF| A48
expense 670,941
Income tax expense FrERHY (326,059)
Profit for the period BRI 344,882
As at 30 June 2020 (Unaudited)
2020564308 (REEHR)
Segment assels PEEE 63240129 8,243,496 21515532 92,999,157  (38,886,405) 54,112,752
Segment assets include: AEEENE:
Investments in joint ventures RAELERNRE 524,023 715,921 138 1,240,082 - 1,240,082
Investments in associates REEDRRRE 1,655,713 - 84,907 1,740,620 - 1,740,620
Additions to non-current assets (other REFRDEE (2RIAR
than financial instruments and deferred ERFEREERN)
income tax assets) 51,695 7,874 20 59,589 - 59,589
Segment liabilities SHERE 54,440,253 6,363,725 22,751,350 83,555,328  (38,854,961) 44,700,367
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For the six months ended 30 June 2020
#H Z=2020%6 4308 L/~ @ A

6

SEGMENT INFORMATION (CONTINUED)

6 /-\-‘Bﬁ*,l- (mﬁ)

Six months ended 30 June 2019 (Unaudited)
HZ22019F6A308 AR (REER)

Property
development Capital All other Total Total
platform platform platforms segment  Elimination Group
mEREYE  THETR AEEMTR HEbEz HiE  AEREGEH
RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
AREFE  ARETT ARETR ARETR ARETT ARETR
Segment revenue DEBA 1,671,160 60,811 515,088 2,247,059 (61,128) 2,185,931
Segment profit/(loss) before income B EREZ DS
tax expense I /(Eﬂﬁ) 341,739 (12,028) 62,950 392,661 1,170 3933831
Finance income B 20,172 3,706 25,564 49447 - 49447
Finance costs BERKA (183,808) (20767) (11,094) (215,669) - (215,669)
Share of results of joint ventures PMERELEEE (1211 129,024 - 116913 - 116913
Share of results of associates HMEBERNRIEE (2,541) - (67) (2608) - (2,608)
Depreciation and amortisation FEREH (9,835) (1812) (2,299) (13946) - (13,946)
A reconciliation to profit for the period HRFEE RO :
is as follows:
Total segment profits before income BEEREL AT
tax expense FlEeE 393,831
Income tax expense FERAT (39,574)
Profit for the period HRFE 354,257
As at 31 December 2019 (Audited)
2019128318 (BE1)
Segment assets PHEE 60,387,536 7,190,836 18,147,370 85,725,742 (33,362,553) 52,363,189
Segment assets include: NHEERE
Investments in joint ventures RAELENRE 429611 582,102 331 1,012,044 - 1,012,044
Investments in associates REERFIRNRE 1748470 - 86439 1,834909 - 1,834909
Additions to non-current assets (other NEFERDEE (2RIAR
than financial instruments and BEMEHEERIN)
deferred income tax assets) 666,969 349919 5,545 1022433 - 1022433
Segment libiltes APakE 238826 5831372 18028849 76249047 (30992608 43256439
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For the six months ended 30 June 2020
#E20205%6 A30H LE7/~1E A

PROPERTY, PLANT AND EQUIPMENT

7 W% - BERRE

Furniture, Leasehold  Right-of-use
Motor fittingsand improvements assets - office
vehicles equipment and others properties Total
B £8 HENE FREEE
HE R EBREM  -BAnE st
RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
ARBTT  ARETR ARETR ARETR ARETx
(Unaudited) (REER)
At 1 January 2020 1202051818
Cost KA 23,836 40,749 35,868 35,255 135,708
Accumulated depreciation 2itmE (18,203) (22,752) (24,753) (15,161) (80,869)
Net book amount FEEE 5,633 17,997 1,115 20,094 54,839
Six months ended 30 June 2020 E22020F6 4308 1L~ 8 A
Opening net book amount HEREE 5,633 17,997 11,115 20,094 54,839
Additions HE 19 1,200 287 6,658 8,164
Reduction arising from disposal of a subsidiary HE-BIBRRZHD - - (98) - (98)
Other disposals EfoitiE (207) (57) (137) - (401)
Depreciation charge (Note 25) REBA (M) (967) (1,699) (1,129) (7,092) (10,887)
Closing net book amount BREEFE 4,478 17,441 10,038 19,660 51,617
At 30 June 2020 1202064308
Cost KA 22,827 41,219 34,816 41,913 140,775
Accumulated depreciation 2itE (18,349) (23,778) (24,778) (22,253) (89,158)
Net book amount FEZE 4,478 17,441 10,038 19,660 51,617
(Unaudited) (REER)
At 1 January 2019 #2019F1 818
Cost KA 25,198 38681 67534 - 131413
Accumulated depreciation ZithE (17,688) (19,628) (22,670) - (59,986)
Net book amount REFE 7510 19053 44,864 - 71427
Six months ended 30 June 2019 HZ22019%6A30H 1L/ E A
Opening net book amount HREFE 7510 19,053 44864 - 71427
Adjustment for changes in accounting policies BHEELYHE - - (32313) 30,954 (1359)
Restated opening net book amount ER DI 7510 19,053 12551 30,954 70,068
Additions HE 847 440 7037 1,389 9713
Disposals e 2n) (112) (59) - (444)
Depreciation charge (Note 29) WEER (fifis) (1232) (2,225) (2,381) (7,480) (13318)
Closing net book amount HRREFE 6,852 17,156 17,148 24,863 66,019
At 30 June 2019 12019%6A30A
Cost KA 24,533 38,534 42,197 32,343 137,607
Accumulated depreciation ZEHTE (17,681) (21378) (25,049) (7,480) (71,588)
Net book amount REFE 6852 17,156 17,148 24,863 66,019

Depreciation charges of the Group have all been included in
administrative expenses and selling and marketing costs for the six

months ended 30 June 2020 and 2019.

H E20206F 20196 8308 1E/NER - AEE
MITEBRAEREGT ATHRAIANREERE
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For the six months ended 30 June 2020
#H Z=2020%6 4308 L/~ @ A

8 INVESTMENT PROPERTIES REME
Investment
properties Investment
under capital properties under
platform  other platforms Total
THEFA HMFEATH
THIREME REME et
RMB’000 RMB’000 RMB’000
ARET T AREF T ARBT R
(Unaudited) (REER)
Six months ended 30 June 2020 HZ2020%F6H30H
1EREA
Opening balance B 5,420,400 927,772 6,348,172
Subsequent expenditures capitalised BEBEEANFEX 1,841 - 1,841
Gains arising from appreciation of investment ~ TEEF & TH)
properties under capital platform REMFEEESE
ol 48,959 - 48,959
Fair value losses on investment properties HiFaTHERE
under other platforms MEARBEERKX - (25,000) (25,000)
Reduction arising from disposal of a subsidiary & —REH B A B ZF4 (440,000) - (440,000)
Ending balance HiR & 5,031,200 902,772 5,933,972
(Unaudited) (REBER)
Six months ended 30 June 2019 HZ2019%F6830H
ER1EA
Opening balance s 5,339,000 1,815,272 7,154,272
Adjustment for changes in accounting policies & &TEUR B &) 7% 209,656 - 209,656
Additions NE 21,637 - 21,637
Subsequent expenditures capitalised BEENMEEAR 116,395 - 116,395
Gains arising from appreciation of investment ~ ~EEF & TH)
properties under capital platform REYEBEES
iol6a 26,972 - 26,972
Fair value gains on investment properties Hip L THIRE
under other platforms MELRBEEKE - 95,022 95,022
Disposals & (118,832) (89,522) (208,354)
Ending balance RS 5,594,828 1,820,772 7,415,600
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INVESTMENT PROPERTIES (CONTINUED)

Beijing San Quan Apartment investment properties located in Beijing
amounting to RMB1,790,000,000 as at 30 June 2020 is held by
the Group, whose objective is to consume substantially all of the
economic benefits embodied in the investment properties through
sale. The Group has measured the deferred tax relating to the
temporary differences of the investment properties using the tax
rates and the tax base that are consistent with the expected manner
of recovery of the investment properties.

Independent valuation of the Group's investment properties were
performed by the valuer, DTZ Cushman & Wakefield, to determine
the fair value of the investment properties as at 30 June 2020, 30
June 2019 and 31 December 2019. The following table analyses the
investment properties carried at fair value, by valuation method.

Fair value hierarchy

For the six months ended 30 June 2020
#E20205%6 A30H LE7/~1E A

BREWE (88)

M2020F6A308  AEEBERFBMALRIERH
HEVMELFR=Z2RNB(BEEZARE
1,790,000,0007T) * B BB BHERBIEEY
XEBFMBRIBOLEND - NEBD 5 HHE
TR EIR EME AR — BB E LB IEESE
STEREYETREEEBENELTRE -

AEBGEMERGEMBERITHERARE
TRENGE AETREYEN2020F6H30
H - 201956 A30H K%2019F 12831 BB A 1 B
B TRMABEEIDTIEAARBEERNE

DMREEER

Fair value measurements using
DNABESEFRAER

Significant unobservable inputs

Description i (Level 3)
BARUBEMNEAE (F3E)
RMB’000
ARET T
Recurring fair value measurements KEMAREBEES
Investment properties located in the PRC: AR EYZE
- Capital platform —TEEFE
At 30 June 2020 (Unaudited) 20206 308 (REFX) 5,031,200
At 30 June 2019 (Unaudited) R201956 A308 (RE&EEK) 5,594,828
At 31 December 2019 (Audited) R2019812A31H (K&E%) 5,420,400
— Other platforms —HipFa
At 30 June 2020 (Unaudited) 20206 A308 (REFX) 902,772
At 30 June 2019 (Unaudited) R2019F6 4308 (REFX) 1,820,772
At 31 December 2019 (Audited) R2019812 8318 (K&E#%) 927,772
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5 B 5 BF vb 0 B 5 R R B (R #%)
For the six months ended 30 June 2020
#H Z=2020%6 4308 L/~ @ A

INVESTMENT PROPERTIES (CONTINUED)
Fair value hierarchy (continued)

The Group's policy is to recognise transfers into and transfers out of
fair value hierarchy levels as of the date of the event or change in
circumstances that caused the transfer.

There were no transfers between Levels 1, 2 and 3 during the period.

Valuation processes of the Group

The Group's investment properties were valued at 30 June 2020, 30
June 2019 and 31 December 2019 by independent professionally
qualified valuers of DTZ Cushman & Wakefield who hold a recognised
relevant professional qualification and have recent experience in the
locations and segments of the investment properties valued. For all
investment properties, their current use equates to the highest and
best use.

The Group’s finance team will review the valuation performed by the
valuers, including:

verifies all major inputs to the independent valuation report;

assesses property valuations movements when compared to
the prior year valuation report;

holds discussions with independent valuers.

Valuation techniques

The Group has fourteen investment properties, among which three
investment properties located in Shanghai, Zhejiang Province and
Jiangsu Province are under other platforms and eleven investment
properties located in Beijing, Shanghai and Jiangsu Province are
under capital platform, all of which were completed as at 30 June
2020.

The Group also has three right-of-use assets of investment properties
which are located in Shanghai and Zhejiang Province under capital
platform as at 30 June 2020.
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
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INVESTMENT PROPERTIES (CONTINUED)
Valuation techniques (continued)

The valuation of completed retail properties and office buildings,
service apartments and car parks were determined using a
combination of the income capitalisation approach (term and
reversionary method) which was based on capitalisation of net rental
income derived from the existing tenancies with due allowance
for the reversionary income potential of the properties and direct
comparison approach by making reference to comparable sales
transaction as available in the relevant market. For those investment
properties with signed sales contract, the valuation were determined
using the actual selling price.

The valuation of service apartments under renovation were
determined using combination of the discounted cash flows with
estimated renovation costs to complete approach and direct
comparison approach by making reference to comparable sales
transactions as available in the relevant market with incurred
renovation costs.

The valuation of right-of-use assets of investment properties were
determined using the income capitalisation approach (term and
reversionary method) which was based on capitalisation of net rental
income derived from the existing tenancies with due allowance for
the reversionary income potential of the properties.

There were no changes to the valuation techniques during the
period.

Investment properties with a total carrying amount of
RMB4,808,223,000 at 30 June 2020 (31 December 2019:
RMB5,243,553,000) were pledged as collateral for the Group's
borrowings (Note 18).

(AR BHHZ)
For the six months ended 30 June 2020
#E20205%6 A30H LE7/~1E A

REM=E (&)
fhERM (&)

ERTZEMERBAZTET REAQ
BRI ETRBBABERNEE (%ﬂﬁ;ﬁ&fﬁm
R WAEAETE R EAERBRARANFES
WABFER » Wit RMEBEWERRAR
BREZLLEOL W2 ERBETS LA REH
AELBREERS - HRAITEHEANNIRE
WE - HEDEREREEET -

FRNBEMOREAAENEEIERTRE
EREBEMF TRBARAARERLEEE
E jtﬂ%ﬁ%ﬁ‘ﬁ%i—]ﬂi/aE’J—Jiéfttﬁﬁﬁ’%
X5 CERBELBFAA) £TT -

ERBEEREMENEEDERRAERL
A (HEIRERRE) BE % EERBAHEY
MEHSWARTER - Uit RYEEENE
AR -

HIM M ERM I | 2L -

7202056 A30R - BRI 4258 5 A R #4,808,223,000
7€ (20195128318 + A R #5,243,553,0007T)
MR EYECERIEAREBER (KiE18) &
R
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For the six months ended 30 June 2020

B Z202056 H30H LL7< @A

9 INTANGIBLE ASSETS 9 MMEEE
Computer
Goodwill software Others Total
e FrEEEMG Hith W@
RMB’000 RMB’000 RMB’000 RMB’000
ARBTT ARETRT AR®STR AR®T:T
(Unaudited) (REERZ)
At 1 January 2020 72020F181H
Cost AR 26,168 12,252 1,047 39,467
Accumulated amortisation BN 3 (26,168) (10,381) (122) (36,671)
Net book amount R FE = 1,871 925 2,796
Six months ended 30 June 2020 #;£2020F6H30H
IEN1E A
Opening net book amount BRYIERTE A = 1,871 925 2,796
Additions = - 1,497 - 1,497
Amortisation charge (Note 25) BIHER (M325) - (363) (20) (383)
Closing net book amount BRRER B - 3,005 905 3,910
As at 30 June 2020 72020F6H30H
Cost [B%N 26,168 13,749 1,047 40,964
Accumulated amortisation and 2t MRE
impairment (26,168) (10,744) (142) (37,054)
Net book amount RESE - 3,005 905 3,910
(Unaudited) (REEEZ)
At 1 January 2019 72019 181H
Cost D% 26,168 10,631 1,047 37,846
Accumulated amortisation Sty (26,168) (8,751) (82) (35,001)
Net book amount BREFE - 1,880 965 2,845
Six months ended 30 June 2019 E Z£2019%F6H30H
1ER1EA
Opening net book amount BRI EBR D FE - 1,880 965 2,845
Additions INE - 729 - 729
Amortisation charge (Note 25) BHER (F25) - (606) (22) (628)
Closing net book amount BARERTEFE - 2,003 943 2,946
As at 30 June 2019 720196 A30H
Cost D% 26,168 11,360 1,047 38,575
Accumulated amortisation and RETEE MORE
impairment (26,168) (9,357) (104) (35,629)
Net book amount BREFE - 2,003 943 2,946
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For the six months ended 30 June 2020
#E20205%6 A30H LE7/~1E A

INTANGIBLE ASSETS (CONTINUED) 9 HEFEE (&)
Amortisation charges of the Group have all been included in H E2020%F &%2019F6 A308 I N A A AEER
administrative expenses for the six months ended 30 June 2020 BB A BEE AITHASE -
and 2019.
INVESTMENTS IN JOINT VENTURES 10 REELENKRE
Six months ended
30 June 2020
B Z2020F
6H30H}EA
RMB’000
ARET T
(Unaudited)
(REEEZ)
Opening balance EEEEE S 1,012,044
Transfer from subsidiaries (a),(b) BB A RERE) - (b) 205,262
Share of results DIREE 23,553
Unrealised profit in connection with the transaction BREAEEEAZLERIFHN
between the Group and a joint venture IR ) (777)
Ending balance HAR &8k 1,240,082
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For the six months ended 30 June 2020

B Z202056 H30H LL7< @A

10 INVESTMENTS IN JOINT VENTURES (CONTINUED) 10 REELENKRE (&)
The particulars of the joint ventures of the Group, all of which are AEBHWEGELE (BRIELTMER) NFFER
unlisted, are set out as follows: HEAT
Date of incorporation/ Paid-in % interests
Company name Country capital held Principal activities
As at 30
June 2020
BEER
NEEH S BEBX BHRA WEE EEZEK
20205
6H30H
Nanjing Caicheng Property Co., Ltd. 18 July 2017, RMB50,000,000 65%  Property development
("Nanjing Caicheng") Jiangsu, the PRC
ARURBEFARAR ([AMR¥R]) 201778188 - AR ESE
BT &k 50,000,0007C
Suzhou Lingrui Property Co., Ltd. 8 June 2017, RMB50,000,000 50% Property development
(“Suzhou Lingrui”) Jiangsu, the PRC
HMERBEERAR AR ([#MER])  2017F6H8H - AR ESE
BT &k 50,000,0007C
Suzhou Chengrui Property Co., Ltd. 8 June 2017, RMB50,000,000 50% Property development
("Suzhou Chengrui”) Jiangsu, the PRC
#FMIEMEXRBR AR ([#MER])  2017F6H8H - AR ESE
BT &k 50,000,0007C
Tianjin Yuanming Property Co., Ltd. 9 October 2016, Nil 20% Investment holding
("Tianjin Yuanming”) Tianjin, the PRC
RAEMEFEEBR AR ([RRES]) 20165F10H9H - i REZER
H R
Changshu Zhicheng Property 8 May 2017, RMB80,000,000 25% Property development
Development Co,, Ltd. Jiangsu, the PRC
(“Changshu Zhicheng")
BRAEHFHEREARLQF 201785 A8H - AR MR E
(IHAEH]) A BT & 80,000,0007T
Tianjin Junyou Property Information 31 January 2018, RMB1,000,000 33% Property development
Consultancy Co., Ltd. Tianjin, the PRC
(“Tianjin Junyou")
REFRREWERESHAGRAF 20181 A318 - AR e IR
(TRERER ) RERE 1,000,0007C
Nanjing Shansheng Property 21 August 2018, RMB900,000,000 19.75%  Property development
Development Co., Ltd. Jiangsu, the PRC
(“Nanjing Shansheng”)
AREREMERBEARAR 201858 A21H - AR eIk
(TFEAmER] H BT & 900,000,0007C
Changshu Junchun Trading Co.,, Ltd. 4 September 2018, RMB300,000,000 33% Property development
("“Changshu Junchun”) Jiangsu, the PRC
FAKEZEHAERAR ([EAE=E])  2018F9H4H - AR eIk
BT &k 300,000,0007T
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For the six months ended 30 June 2020
#E20205%6 A30H LE7/~1E A

10 INVESTMENTS IN JOINT VENTURES (CONTINUED) 10 REELENRE (&)
Date of incorporation/ Paid-in % interests
Company name Country capital held Principal activities
As at 30
June 2020
BEER
NEEHE S BEBEXR BHRA WEE EEXEK
12020
6H30H
Ningbo Puhong Investment 11 May 2018, RMB650,000,000 46.17% Investment holding
Management Limited Liability Zhejiang, the PRC
Partnership (“Ningbo Puhong”)
ERINEREEREREE (ARAR) 2018F58118 - AR REER
(TERANE D BT 650,000,0007C
Shanghai Weishu Information & 11 November 2015, RMB2,240,000 33% Information
Technology Co, Ltd. Shanghai, the PRC Techonology
(“Shanghai Weishu”)
FEMRERREARAT] 201511 ANA - AR ks3]
(I EBHRD hE 2,240,0007T
Tianjin Shunhe Decoration Engineering 28 September 2018, Nil 33% Customised decoration
Co., Ltd.("Tianjin Shunhe”) Tianjin, the PRC
REIEEEETIEER AT 201859280 - = EHEEE
([RZIEE]) IR 2
Beijing Jingshuo Hotel Management Co., 31 May 2018, Nil 25% Investment holding
Ltd. ("Beijing Jingshuo") (b) Beijing, the PRC
IERREHEERER QA 201854318 - = REER
(TdEm=ED) (b) R EIE R
Beijing Tian'an Huafeng Travel 18 December 2006, RMB50,261,500 50.16% Property development
Investment Co., Ltd. Beijing, the PRC
("Tian'an Huafeng”) (b)
ERRLERRBREBEREETLA 20065127188 - AR MEFE
([RZEZ]) (b) FEHE R 50,261,5007T
Suzhou Jingya Consulting Management 5 April 2017, RMB250,000 40% Investment holding
Co., Ltd. ("Suzhou Jingya") (a) Jiangsu, the PRC
BNRIERAEIRERAF 20174 A58 - AR REER
(TERMIRHED) (a) H BT A 250,0007T
Suzhou Jingjuan Consulting Management 14 November 2019 Nil 33% Investment holding
Co., Ltd. ("Suzhou Jingjuan”) Jiangsu, the PRC
HMNIREFZAEEERAR] 201911148 - i REER
(T&MERED) H BT A%
Tianjin Changxin Decoration Co., Ltd. 13 August 2018 Nil 20% Customised decoration
("Tianjin Changxin”) Tianjin, the PRC
REEMEMERAR ([REEFH])  20185F8H13H - i TEHlE R A&
H KR
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For the six months ended 30 June 2020
#H Z=2020%6 4308 L/~ @ A

10

INVESTMENTS IN JOINT VENTURES (CONTINUED)

Note:

(a

In June 2020, an independent third party injected capital contribution
of RMB147,000,000 to Suzhou Jingya Consulting Management Co.,
Ltd. (“Suzhou Jingya"), a wholly owned subsidiary of the Group, which
resulted in an effective dilution of the Group's interests in Suzhou
Jingya, and accounted for Suzhou Jingya as a joint venture thereafter.
Gains of RMB112,271,000 on re-measurement of the Group’s original
investment in Suzhou Jingya was recognised and recorded as other
gains (Note 24(b)).

In May 2020, the Group indirectly transferred 49.84% equity interests in
Beijing Tian'an Huafeng Travel Investment Co., Ltd. (“Tian’an Huafeng”)
at a consideration of RMB29,900,000 to an independent third party.
Upon the completion of the transaction, the Group lost the control
of Tian'an Huafeng. Gains of RMB36,960,000 on disposal of equity
interests and RMB37,203,000 on re-measurement of the Group's
original investment were recognised and recorded as other gains (Note
24(b)).
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INVESTMENTS IN JOINT VENTURES (CONTINUED)

The Group's interests in above joint ventures, as at and for the six
months ended 30 June 2020 are as follows:

(RRBEZ)

For the six months ended 30 June 2020
#E20205%6 A30H LE7/~1E A

10 E Ei%m?xﬁ (na

M2020F6 A30B RE Z% H IF

P& erRmERIT

NEA AR EER

Total Total Total Net loss/

assets liabilities revenue (profit)

&iE

BEE N = R Bz (ROF) F58

RMB’000 RMB’000 RMB’000 RMB’000

ARBTT AR%®TRT ARETRT AR%®ETR

As at and for the six months ended /22020685308 &
30 June 2020 (Unaudited) BEZALANER
(REER)

Nanjing Caicheng MR 2,579,631 (2,527,964) = 3,492
Suzhou Lingrui &R 2B 3 89,277 (63,906) = 877
Suzhou Chengrui B N2 78,185 (40,846) (653) 2,016
Tianjin Yuanming RAER 1,637,631 (1,633,470) = =
Changshu Zhicheng BRES 32,714 (10,737)  (124,334) (3,787)
Tianjin Junyou REFER 115,566 (123,064) (39,243) =
Nanjing Shansheng HRER 743,467 (575,705) = 1,708
Changshu Junchun B 2,884,242 (2,742,447) (3,239) (1,594)
Ningbo Puhong IR N 2,734,912  (2,125,259) = (27,551)
Shanghai Weishu FEHER 709 (571) (504) 191
Tianjin Shunhe KEIER 3,116 (3,098) - (1)
Suzhou Jingya RN 299,903 (202,007) = 104
Beijing Jingshuo IERRE 73,400 (38,209) = 329
Tian'an Huafeng K EE 105,300 (34,223) — 665
Suzhou Jingjuan EINRE 22,876 (22,874) = (2)
Tianjin Changxin RAESH 153,729 (156,265) = =
11,554,658 (10,300,645) (167,973) (23,553)

The commitment relating to the Group's interests in the joint
ventures is presented in Note 31(b).

The contingent liabilities relating to the Group's interests in the joint
ventures are presented in Note 32.

REEREE

BRAANEERAZDR

Bi5E32 o

R FIE 2 FIPMFES(b)

CERENHIABERIIRN

Jingrui Holdings Limited S=3m {2 B BR A 7]



NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)

8 W & OF vb 200 000 B e R Bl ik (R R# #%)

For the six months ended 30 June 2020

B Z202056 H30H LL7< @A

11 INVESTMENTS IN ASSOCIATES 11 REERTNRE

Six months ended

30 June 2020

EHZ2020F

6H30H 1t

~EA

RMB’000

ARBT T

(Unaudited)

(REEZ)

Opening balance RS 1,834,909
Disposal (Note 10(a)) e (H3E10a@) (108,495)
Share of results DIHEE 17,473

Unrealised profit in connection with the transaction ERAREE N R ZHE8

between the Group and an associate R HH)AREIHFE (3,267)
Ending balance BRA 1,740,620
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)

5 W & OF vb 390 B0 B e R B ik (R R %)
For the six months ended 30 June 2020
B Z202056 H30H 17N @ A

INVESTMENTS IN ASSOCIATES (CONTINUED)

The particulars of the associates of the Group, all of which are

11 REEQATNRE (&)

AEENBENR GRIFLTERE) NFBEH

unlisted, are set out as follows: HERT
Date of incorporation/ Paid-in % interests
Company name Country capital held Principal activities
As at 30
June 2020
PR rE= Y
NCIECE M BEBEIXR BHRA Aot EEHER
2020%F
6H30H
Nanjing Yuning Property Co.,, Ltd. 5 December 2016, RMB60,000,000 17%  Property Development
("Nanjing Yuning”) Jiangsu, the PRC
MRMEERARAR ([ARMBE])  2016F12A58 - AR D Ed ok
PR A 60,000,0007T
Ningbo Rongan Education and 1 April 2016, Zhejiang, RMB50,000,000 25% Investment Holding
Investment Management Co., Ltd. the PRC
("Ningbo Rongan Education”)
ERRTHEREEBAR DA 20165F4 718 - ARHE REZER
([ERELRHE ) F BT 50,000,0007T
Ningbo Jiamu Investment Co.,, Ltd. 4 August 2016, RMB5,000,000 40% Investment Holding
("Ningbo Jiamu") Zhejiang, the PRC
EREBREBRAR ([ERER] 201658740 - AR REER
BT 5,000,0007T
Hangzhou Zhenlu Investment Co., Ltd. 2 December 2016, RMB600,000,000 7% Investment Holding
("Hangzhou Zhenlu”) Zhejiang, the PRC
MMEBIRERR AR ([FMEZER])  2016F12828 - AR REZER
BT 600,000,0007T
Tropica Development Limited 31 August 2007, Hong HKD100 25% Investment Holding
(“Tropica Development”) Kong, the PRC
ERERARAR ([£KER]) 200758 A318 - 1007 7T REZER
hEES
Lingtu Education Investment (Beijing) 11 August 2016, RMB1,015,620 20% Technology
Co., Ltd.("Lingtu Education”) Beijing, the PRC Development
BEHEFFER (LR BRAF 201658 4118 - AR A E
([BE#E ) FEE R 1,015,6207T
Shanghai Zhengmin Information 28 February 2017, Nil 49%  Computer information
Techonology Co., Ltd. (“Shanghai Shanghai, the PRC technology
Zhengmin”) development
FEEREREMARAT 20178 2A28H - e SRR BRI
(TE8ERD el G

Jingrui Holdings Limited & im#E %A R A F)



NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
5 W 5 BF o JU1 5 5 e e Mk COR B8 4% )

For the six months ended 30 June 2020
#H Z=2020%6 4308 L/~ @ A

11 INVESTMENTS IN ASSOCIATES (CONTINUED) 11 REERATANIRE (&)
Date of incorporation/ Paid-in % interests
Company name Country capital held Principal activities
As at 30
June 2020
FrsrER
NEEHE MK BE S BEXR BARA Btk FEEK
120204
6H30H
Ningbo Jingfeng Property Co., Ltd. 23 June 2017, Zhejiang, RMB225,000,000 50% Property Development
("Ningbo Jingfeng”) the PRC
BEESEYBEEBRAT 201756 H23H - AR S E ks
(=533 ) BT 225,000,0007T
Tianjin Xuming Property Co., Ltd. 7 December 2015, RMB170,000,000 50% Property Development
("Tianjin Xuming”) Tianjin,the PRC
REBRAEHEREER AT 2015812778 - AR MEFE
(ITREMEHA 1= 9 170,000,0007T
Changshu Huihuang Property Co., Ltd. 19 December 2006 RMB122,860,800 N/A  Property Development
(“Changshu Huihuang") (Note 10(a)) Jiangsu, the PRC
BABEREXBR AR 20065128198 - AR FER MERE
(IH#uEE 1) (fEE10()) H BT &k 122,860,8007T
Tianjin Ruihui Commercial Management 5 July 2018, Tianjin, RMB375,000,000 49% Investment Holding
Co., Ltd. ("Tianjin Ruihui”) the PRC
REMBEEEERFRAA] 201857 H5H - AR REZER
(I REHmiE ) hERE 375,000,0007TC
Nanjing Yuesheng Real Estate 23 July 2019, Jiangsu,  RMB1,500,000,000 30% Property Development
Development Co,, Ltd. ("Nanjing the PRC
Yuesheng”)
AR REEREER QA 201957 H238 - AR ESE
(TFmtias ) H BT &k 1,500,000,0007T
Yangling Guanghui (Tianjin) Real 10 August 2012, RMB607,843,000 49%  Property Development
Estate Development Co., Ltd. Tianjin,the PRC
("Yangling Guanghui”)
BN IE (RF) BHbERE 20124F8 A10H - AR MR E
BRAR ([FBFERE]) hERE 607,843,000
Shanghai Pinzhai Decoration 17 July 2015, Shanghai, ~ RMB22,850,000 32.3% Customised decoration
Technology Co,, Ltd. the PRC
("Shanghai Pinzhai")
FEREROFHRER AR 2015%F7R178 - AR THEEE
(I EER%ED E L5 22 850,0005%

2020 Interim Report AR 8R4
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)

57 W 5 BF e 301 5 285 3 it

(RRBEZ)

For the six months ended 30 June 2020
#E20205%6 A30H LE7/~1E A

INVESTMENTS IN ASSOCIATES (CONTINUED) 11 REERATANRE (&)
The Group's interests in above associates as at and for the six months 202 O¢6ﬂ 0B REEZHAEAEAREER
ended 30 June 2020 are as follows: LB E R EERINT
Total Total Total Net loss/
assets liabilities revenue (profit)
-0
REE FEN=Ri Bz (FE) B3
RMB’000 RMB’000 RMB’000 RMB’000
ARETT AR®ETRT ARBTRT AR%®TR
As at and for the six months 720206 5308 &
ended 30 June 2020 BEZBLEAEAR
(Unaudited) (RE&ERZ)
Nanjing Yuning R EE 105,436 (52,279) (8,725) 418
Ningbo Jiamu B ER 551,387 (383,479) = 1,136
Ningbo Rongan Education BRETHE 44,116 (8,871) (3,844) (890)
Hangzhou Zhenlu LN ER R 211,532 (171,167) = 1,166
Tropica Development SRR 1,031,905 (1,047,146) - -
Ningbo Jingfeng BEEE 491,749 (115,645) (134,194) (28,677)
Lingtu Education BEHE 8,844 (112) (446) 229
Shanghai Zhengmin EBER 48,137 (46,961) (16,573) 50
Tianjin Xuming RENERA 637,463 (559,062) = 603
Tianjin Ruihui PANE i) 308,435 (125,405) - 519
Nanjing Yuesheng [z 1,004,619 (555,397) = 439
Shanghai Pinzhai Eam=E 123,782 (47,607) (15,275) 1,304
Yangling Guanghui CES 1,389,134  (1,049,511) - 2,849
Changshu Huihuang HHEE - - - 3,381
5,956,539 (4,162,642) (179,057) (17,473)
The commitment relating to the Group's interests in associates is REB RS N R R FEIE 2 PR KIE3 1(b)
presented in Note 31(b).
The contingent liability relating to the Group's interests in associates FHEREERBE AR ABEZIIN
is presented in Note 32. Pf5E32

Jingrui Holdings Limited S=3m {2 B BR A 7]
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
5 W 5 BF o JU1 5 5 e e Mk COR B8 4% )

For the six months ended 30 June 2020
#H Z=2020%6 4308 L/~ @ A

12 FINANCIAL ASSETS AT FAIR VALUE THROUGH OTHER 12 UAREBEFTEEHZFH T AHEMEZEK

COMPREHENSIVE INCOME mHNEMEE
As at
30 June 2020
1202056 H30H
RMB’000
ARETT
(Unaudited)
(REEZ)
At beginning of the period FAHERH] 546,939
Disposals ﬁ’i (14,608)
Net fair value losses recognised in other REMEEWERRN AR BEBIBFE
comprehensive income (68,922)
At end of the period REIR 463,409
Less: Non-current portion B FERNHAEL 9 (448,365)
Current portion BERER 15,044
The investment mainly represent the unlisted equity securities, the KREFZEARELTRAZS  EAREBEEXE
fair value of which were determined mainly based on the valuation BEGMERNKEEEBFEET - AAEMA
techniques or net asset value. The fair value is within level 3 of the BAREBEERFEIENA -

fair value hierarchy.
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
55 W 5 BF o JU1 B 5 e e Bk R BB %)

FINANCIAL ASSETS AT FAIR VALUE THROUGH PROFIT
OR LOSS

13

For the six months ended 30 June 2020
#E20205%6 A30H LE7/~1E A

UAREBEENEREEZHTARENESH
BE

As at

30 June 2020

1202056 30H

RMB’000

ARETT

(Unaudited)

(REEZ)

At beginning of the period RERD 1,598,837
Additions NE 684,657
Disposals HeE (207,666)

Net fair value gains recognised in profit or loss REBEERH A EBEREFE

(Note 24(b)) (BIE24(b)) 73,057
At end of the period FAHIR 2,148,885
Less: Non-current portion R FERNEREL (1,156,890)
Current portion BNEAER 2 991,995

The investment mainly represent the listed equity securities, unlisted
equity securities, wealth management products, debt investments
and private fund investments. The fair value of listed equity securities
was calculated using the quoted market price and is within level
1 of the fair value hierarchy. The fair value of remaining financial
assets were determined mainly based on the valuation techniques,
discounted cash flows or net asset value and are within level 3 of
the fair value hierarchy.

PREPAYMENTS FOR LEASEHOLD LAND

The Group made prepayments of RMB800,170,000 as at 30 June 2020
(31 December 2019: RMB720,095,000) for the acquisition of leasehold
land, which will be transferred to properties under development for
sale upon receipt of ownership certificates or commencement of
development activities.

14

REFTERECEMBRAZES  REMRAE
o BUMER BERERLAEZERE-D
EHRAESOIABEDEATSHRENE
ARAREBEERAZIERN - NBeREENLR
AEEXTEERGERN  FHRAESRERE
EEEFEETARAABERRFEIEA -

HE T RN FIR

72020F6 4308 » AEBRWERE T 1ER
T8 1 # 1B A R #800,170,0007T (2019512 431
H : AR#720,0950007T) @ I #&HETS BT A #E
FARABETI RS T AERETREHEDE -

Jingrui Holdings Limited S=3m {2 B BR A 7]
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
5 W 5 BF o JU1 5 5 e e Mk COR B8 4% )

For the six months ended 30 June 2020
#H Z=2020%6 4308 L/~ @ A

15 TRADE AND OTHER RECEIVABLES AND PREPAYMENTS 15 E S K EMEWFRIEME FRIE

As at As at
30 June 31 December
2020 2019
20204 F2019%F
6A30H 12H31H
(Unaudited) (Audited)
(REEZ) (&= =Z)
RMB’000 RMB'000
ARETT ARETT
Trade receivables B 5 W RIE 365,314 652,665
Less: Provision for impairment of trade receivables 3§ : 2 5 FEUGRIE R E B & (16,479) (8,246)
Trade receivables — net H S W RIE — 558 348,835 644,419
Amounts due from joint ventures and associates BULE &1 E Nt E AT
(Note 35 (d)) A (FHEE3S5 (d) 3,466,144 2,346,220
Prepaid taxes and surcharges and input VAT to be TEASBITE MM 1B DA KK
deducted (a) IRET R HETAN (a) 468,464 327,671
Receivables arising from disposal of subsidiaries (b) 5 B /& /A &) 2 4 &9 FE W FIE (b) 7,743 22917
Loans due from disposed subsidiaries assumed by RE=ARENDS LEHE
third parties (c) RNAEIFTRE () 13,098 29,485
Tender deposits (d) WIZERESA) - 50,000
Deposits with public housing fund centres (e) MERABEF LI MNHIES () 17,731 27,653
Prepayments of construction costs TEfTEE R AR 46,542 21,542
Temporary funding receivables (f) PR FEUNE 2 () 118,572 134,154
Deposits paid for construction work BENEE&RIEERS 289,260 377,049
Amounts due from non-controlling interests of NG B e s e (o)
subsidiaries (g) 2,502,202 1,931,976
Deposits paid to secure borrowings BEFRZHINRES 36,070 47,469
Prepayments for acquisition of completed IR B T E W EMTEN FIE)
properties for sale (h) 468,483 709,391
Deposits for potential investment EBrRERe 367,945 343,248
Dividend receivables FEU RS B 30,228 14,745
Net leasing investment receivables (j) THEIRE EUGRIAFEE() 105,738 111,526
Receivables from a third party (i),(j) FENSEE = F 5RIAG) ~ () 703,985 660,126
Others Hiw 369,146 172,248
Less: Provision for impairment of other receivables 3§ : Efth FE U SR IE R B B8 (64,254) (46,341)
9,295,932 7,925,498
Less: non-current portion (j) Tk JEBNERER () (795,169) (757,298)
8,500,763 7,168,200
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
55 W 5 BF o JU1 B 5 e e Bk R BB %)

15 TRADE AND OTHER RECEIVABLES AND PREPAYMENTS
(CONTINUED)

Notes:

(a)

Turnover taxes and surcharges are levied when the Group receives
advances from customers and the prepaid are recorded as prepayments
before the relevant revenue is recognised.

The balances represent the outstanding consideration for disposal of
subsidiaries.

The balance represented the outstanding amounts originally due by
the disposed subsidiaries which have been assumed by the acquirers
based on the share purchase agreements.

The balance represented the tender deposits for bidding of land
use rights, which would be subsequently returned or transferred to
prepayments for leasehold land upon successful bidding of the land
use rights.

The balance represents the deposits paid to public housing fund
centres to secure the housing fund loans taken by certain property
purchasers of the Group. Such deposits will be released upon the
transfer of the properties’ ownership certificates to these purchasers.

Temporary funding receivables are funds temporarily advanced to
non-related parties, which are non-interest bearing and unsecured.

The balance as at 30 June 2020 represents the funding provided to
non-controlling interests of certain subsidiaries, which are unsecured,
non-interest bearing and repayable on demand.

The balance represents the prepayments paid to third parties for the
selling rights of certain completed properties and for decoration work
located in Hangzhou.

The balance as at 30 June 2020 includes the loan principal and interest
receivable, totalling USD99,573,000 (equivalent to RMB703,985,000),
due from a third party which will be matured in 2022.

The balance as at 30 June 2020, includes the loan principal and interest
receivable of RMB703,985,000 (31 December 2019: RMB660,126,000)
due from a third party and the long-term portion of net leasing
investment receivables of RMB91,184,000 (31 December 2019:
RMB97,172,000).

15

For the six months ended 30 June 2020
#E20205%6 A30H LE7/~1E A

B 5 R EAMBYCRMENTIR (&)

(@) FEALEWEIRF AN FRIAR T EF &H N
B L TE I E R AR B AR A RE R AT S VETE A 3R
7 o

(b)  FAEBIEIE EHER T WAL TLE -

(€ ZEEHIERIEIS G E R T AN R AT
EHB AR RN RERZRA -

(d) ZEHEHEIMERENERRES  HES
R B R LI E R RO RS RERE L
BRI FOR -

() RAERIEMIEABEST OINHREABRA
SEETHBEENIFEAESER - REFRH
RYEMBREBERE U FEE LR T URR -

() FRREYESTIAFFEBAIHRRRNNES B
Y LS i

(@ 20206 A30H MEEERIERE T B A R IEE
BESRENES BT 28 RIRERE
jﬁ °

(h)  FRAEERIER LA B9E TR TR IHE R R
KiETRME =7 NNENKE -

(i) FR2020F6 A3 0EMEHBREERE=ZFTNERK
A MEWHE - & FH£E99,573,000% T (FHEH
AR #E703,985,0007T) © #&H2022F EIHf -

() FA2020F6 A30B M EH B IERKRE =T HE R
RN R fEIRF B A R #5703,985,0007T (2019412
A318 : AR660,126,0007T) K Fl & % & fE UL
RIEFHENREBAID ARO1,184,0007T (20195
128318 + AR#97,172,0007T) °

Jingrui Holdings Limited SIRIERB R AT
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)

&5 W1 &5 OF b 1B 25 e R P Rk (R HF %)
For the six months ended 30 June 2020
#H Z=2020%6 4308 L/~ @ A

15 TRADE AND OTHER RECEIVABLES AND PREPAYMENTS

(CONTINUED)

The aging analysis of trade receivables, based on the property
delivery or service rendered date is as follows:

15

B5 RAMBYGREMBNRKIE ()

ERYEXNBHSIRARE A BRI
FIRHFRE DTN

As at As at

30 June 31 December

2020 2019

120205 FA20194F

6H30H 12A318

RMB’000 RMB'000

ARBT T AREFTT

(Unaudited) (Audited)

(RE&EX) (&%)

Less than 1 year —FR 340,861 620,412
Between 1 and 2 years —E 16,800 30,454
Between 2 and 3 years —E=F 6,660 544
Over 3 years =FMUE 993 1,255
365,314 652,665

As at 30 June 2020 and 31 December 2019, the fair value of trade and
other receivables approximate their carrying amounts.

Trade and other receivables with a total carrying amount of
RMB4,491,000 as at 30 June 2020 (31 December 2019: RMB4,463,000)
were pledged as collateral for the Group’s borrowings (Note 18).

As at 30 June 2020 and 31 December 2019, the carrying amounts
of trade and other receivables and prepayments are denominated
in below currencies :

M2020F6 A308 M2019%F12A31H - B 5 R H
o FEWGRIBER A R EEEHERERS -

20206 A308 - AR E A R #4,491,0007T
(2019%F 128318 + AR ¥4463,0000L) ME 5
REAEWFEE ERIEARNEBER (M
18) HUHELR ©

2020568308 K&20195F12A31H - ES R H
o EU R IEAMIEN ZOENEREE A TS
EHE -

As at As at

30 June 31 December

2020 2019

7420204 20194

6H30H 12H31H

RMB’000 RMB'000

ARET T ARETTT

(Unaudited) (Audited)

(RE&EX) (HE=Z)

- RMB — AR 8,224,001 6,922,124
- UsD — X7 851,655 792,313
- HKD — BT 220,276 211,061
9,295,932 7,925,498
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
55 5 O v B 5 e e i k. (R A 9 4% )

For the six months ended 30 June 2020
#E20205%6 A30H LE7/~1E A

16 CASH AT BANK AND ON HAND 16 SRITFERRFERE
As at As at
30 June 31 December
2020 2019
720205 20194
6H30H 12H31H
RMB’000 RMB'000
ARETT ARETTT
(Unaudited) (Audited)
(REEZ) (&E=Z)
Cash at bank and on hand RITFEREFERS
— denominated in RMB — ARE 11,118,750 12,306,175
— denominated in USD — AETTEHE 892,925 1,428,058
- denominated in HKD — LABTTEME 19,330 13,919
— denominated in SGD — LASR ¥ JoRHE 49 50
Total cash at bank and on hand SRITFER N FHEIRS 425 12,031,054 13,748,202
The effective interest rate on the Group's bank deposits as at 30 June 202056 A30H * AEBRITERERNER
2020 was 1.75% (31 December 2019: 2.00%). 1.75% (2019%F12 A31H : 2.00%) °
Cash and cash equivalents of the Group were determined as follows: AEBENRe LIRS ZEWETHT ¢
As at As at
30 June 31 December
2020 2019
12020F 720194
6H30H 12A31H
RMB’000 RMB'000
ARET T ARETT
(Unaudited) (Audited)
(REERZ) (= =Z)
Cash at bank and on hand RITFEHRRFERS 12,031,054 13,748,202
Less: Restricted cash o ZREIRE (1,724,216) (3,064,679)
10,306,838 10,683,523
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
5 W 5 BF o JU1 5 5 e e Mk COR B8 4% )

For the six months ended 30 June 2020
#H Z=2020%6 4308 L/~ @ A

16 CASH AT BANK AND ON HAND (CONTINUED)

Restricted cash of the Group comprised of the following:

16 RITFRERFERE (B)
AEENZRHREIEATSE

As at As at
30 June 31 December
2020 2019
2020F 20194
6H30H 12A31H
RMB’000 RMB'000
AR®T T AREFT
(Unaudited) (Audited)
(REERZ) (&= =Z)
Deposits as security for property purchasers’ BEEIRBERREZ@Q
mortgage loans (a) 6,240 21,073
Deposits pledged for borrowings (Note 18) BAERE R FR (HFH18) 1,345,310 2,340,146
Deposits for advanced proceeds received from REEMEAEES
property purchasers B FIAEN RS 357,755 665,563
Deposits as security for construction work BERIERER 1,544 2,411
Deposits for ongoing litigations RRFARE S 6,419 28,279
Others Hi 6,948 7,207
1,724,216 3,064,679
Note: FiaE
(@) These bank deposits are restricted to secure the bank loans taken @) ZERTEFERRERAERE THEERES

by certain property purchasers of the Group pursuant to the local
regulations of certain cities. Such deposits will be released upon the

transfer of the properties’ ownership certificates to these purchasers. fR o
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TR WA AR MIBRMORITER - ZEFR
BROEREREERZNEEEER TUR



NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)

5 W & OF vb 390 B0 B e R B ik (R R %)

For the six months ended 30 June 2020

B Z202056 H30H 17N @ A

17 SHARE CAPITAL 17 B
(a) Authorised shares (a) SEERRM
Number of
authorised
shares
EERMDEE
As at 30 June 2020 and 31 December 2019 7202096 4308 K&20199F12A31H 10,000,000,000
(b) Ordinary shares, issued, fully paid and treasury shares (b) ERTRABREBERREEFERNG
Ordinary
Number of shares
ordinary (nominal Treasury
shares value) shares Total
Ak
EZBREE (EHE) EFER G st

RMB'000  RMB’000  RMB’000
ARBTT ARETRT ARBTRT

As at 31 December 2019 (Audited) 201912 831H

(& #E#%) 1,400,194,213 86,634 (10,073) 76,561
Share award scheme f& 17 E2 Bt - - 500 500
As at 30 June 2020 (Unaudited) 202046 A30H

(REEEZ) 1,400,194,213 86,634 (9,573) 77,061

Jingrui Holdings Limited S=3m {2 B BR A 7]
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
5 W 5 BF o JU1 5 5 e e Mk COR B8 4% )

For the six months ended 30 June 2020
#H Z=2020%6 4308 L/~ @ A

18 BORROWINGS

18 &

As at As at
30 June 31 December
2020 2019
#2020 #2019
6H30H 12A31H
RMB’000 RMB'000
AR¥ETT ARET T
(Unaudited) (Audited)
(REBEZ) (=)
Borrowings included in non-current liabilities: SAERBEENER
- Bank loans, secured (a) —RITEFR  HEME) 6,504,935 4,742,601
— Other loans, secured (k) - EMER - HEAK 1,050,590 1,459,000
- Trust financing arrangements, secured (b) —EERELH - HEA(D) 146,700 251,700
~ Senior notes due 2020, issued in January 2019, — 20205 BB B AR -
secured (e) 201961 HE#1T - BHER(e) 1,061,396 1,042,469
— Senior notes due 2020, issued in April 2017, —2020F BB B R R -
secured (c) 201754 AE1T - HEM(© - 2,750975
— Senior notes due 2021, issued in April 2018, — 2021 FRENEERE -
secured (d) R20185F4FE1T - BEM() 2,468,862 2429874
- Senior notes due 2021, issued in April 2019, — 201 FEHHELEE
secured (f) 201954 HE1T - BEHD 1,331,997 1,355,493
- Senior notes due 2022, issued in July 2019, — 2022 BB A TR -
secured (g) 201957 BE#1T - BHEM(g) 1,826,447 1,805,273
- Senior notes due 2022, issued in March 2020, — 2022 B EAmE L K
secured (h) 202053 B E1T - BER(h) 1,336,883 -
- Senior notes due 2022, issued in June 2020, —202FHHMELERE -
secured (i) P20205F 6 A #1T - HHEM() 1,052,957 -
- Corporate bonds due 2021 (j) — 2021 FRIEI R RIEE() 1,111,261 992,976
17,892,028 16,830,361
Less: current portion of long-term borrowings A RERE KA BN A EB 1D (7,300,297) (7,223,063)
10,591,731 9,607,298
Borrowings included in current liabilities: FARBIBEMNER
- Bank loans, secured (a) —RITEF - BEH @ 1,451,904 2,050,250
~ Trust financing arrangements, secured (b) — 5B ZHE - BEF(D) - 124,700
1,451,904 2174950
Add: current portion of long-term borrowings o REMEFERNEIEE 7,300,297 7,223,063
8,752,201 9,398,013
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
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18 BORROWINGS (CONTINUED)

Notes:

(a)

The Group's bank borrowings are secured by properties held or under
development for sale, investment properties and bank deposits of
the Group, equity interests in the subsidiaries of the Company and
guaranteed by subsidiaries of the Company for each other.

These borrowings are mainly obtained through trust arrangements
with trust financing companies. Borrowings under trust financing
arrangements are secured by certain properties held or under
development for sale and shares of subsidiaries of the Group or
guaranteed by subsidiaries of the Company or by related parties.
Under the conventional loan trust financing arrangements, these
trust financing companies provide loans to the Group through loan
agreements entered into with the Group.

Senior notes due 2020, issued in April 2017

In April 2017, the Company issued three-year senior notes with
principal amount of USD400,000,000, which were listed on the Stock
Exchange. These notes are denominated in USD, and bear interest from
12 April 2017 at 7.75% per annum payable semi-annually in arrears, and
are due for repayment on 12 April 2020. The senior notes are jointly
guaranteed by certain subsidiaries and secured by pledges of the
shares of certain subsidiaries.

The senior notes due 2020, issued in April 2017, was fully redeemed
on 12 April 2020.

For the six months ended 30 June 2020
#E20205%6 A30H LE7/~1E A

18 187k (48)

pf

(a)

}Eu:

AEBENRITEFAREEN T LA ERERE
EME  KEMERRTER - ARAMERR
O AR A VAR B A2 R A B R IR L SR (i 4
1% o

HEEREEEBEETERERRLNERR
BERUS - ERERME R TOERTI AR KBNS
TRITAFERERHEMERME QR E
IR AR A R B A B Sk RERE T IR EHEAR < 1R
BEEAERERRELT  KEEARERFS
B AR BT S O B R Rk R AN SR R L E R o

201754 A 31T AR 2020F 2| I B R E

2017647 » ARAFEIT T AL FEHEEITTH3
FHELEE ZS2ERBRATET - 252
BAETTFE YHEE2017F4A 128 BIZFF)
R7TSEFE - BEFIMA K RZREEES
R2020F4 A 12B B EAEE - ZEEBEREHRE
FHBARBAER  LhETHEBRRRRG
BREEA -

201754 A 317 B R2020F B BB L EH R
2020F4 A 12 BB EE -
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
8 W & OF vb 200 000 B e R Bl ik (R R# #%)
For the six months ended 30 June 2020

B Z202056 H30H LL7< @A

18 BORROWINGS (CONTINUED)

Notes: (continued)

(d)

Senior notes due 2021, issued in April 2018

In April 2018, the Company issued three-year senior notes with
principal amount of USD350,000,000, which were listed on the Stock
Exchange, among which USD20,000,000 were subscribed by Beyond
Wisdom Limited, a company indirectly wholly owned by Yan Hao.
These notes are denominated in USD, and bear interest from 23 April
2018 at 9.45% per annum payable semi-annually in arrears, and are due
for repayment on 23 April 2021. The senior notes are jointly guaranteed
by certain subsidiaries and secured by pledges of the shares of certain
subsidiaries.

At any time and from time to time prior to 23 April 2021, the Company
may at its option redeem the whole or a portion of senior notes at
redemption prices agreed in the terms, plus accrued and unpaid
interest up to the redemption date.

The Group purchased back part of senior notes due 2021, issued in
April 2018 in the aggregate principal amount of USD200,000 with
unpaid accrued interest during the six months ended 30 June 2020,
which was cancelled by 30 June 2020.

The early redemption options are regarded as embedded derivatives
not closely related to the host contract. The board of directors is of the
view that the fair values of the above early redemption options were
insignificant on initial recognition and as at 30 June 2020.

Senior notes due 2020, issued in January 2019

In January 2019, the Company issued one and half year senior notes
with principal amount of USD150,000,000, which were listed on the
Stock Exchange. These notes are denominated in USD, and bear
interest from 31 January 2019 at 13.00% per annum payable semi-
annually in arrears, and are due for repayment on 31 July 2020. The
senior notes are jointly guaranteed by certain subsidiaries and secured
by pledges of the shares of certain subsidiaries.

At any time and from time to time prior to 31 July 2020, the Company
may at its option redeem the whole or a portion of the senior notes
at redemption prices agreed in the terms, plus accrued and unpaid
interest up to the redemption date.

The early redemption options are regarded as embedded derivatives
not closely related to the host contract. The board of directors is of the
view that the fair values of the above early redemption options were
insignificant on initial recognition and as at 30 June 2020.

2020 Interim Report AR 8R4
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(d)

201854 A 31T AR 2021 2| I E R E

2018547 « RAREEIT T AL FEISEETLH
SFHBA I - HP2,0008 X tHEERES
& 5 8 KIBeyond Wisdom LimitediRf# @ 2S5 =
BREERFT ET - ZEZBUETE - EHE
2018F4A23A IRF A R45EF B - BFF
SR—R - RZEERBR20219F4A238 5 81
BiE - %SERLEZEBHETHBARBAER -
W E T B D B RIR D G AR -

AR B A] R A2 2021494 A 23 B AT ] B 7 K AN
BZ RIS ETNERE - SNEEER A5
R ERT AT F B R 2Pk BRI -

B 220206 A30B IEAEA - REEBEEAS
#836200,000% 7T GERARATEFTFIS) PA20185F
ARETAR0IFE NI ELEE  BH
FIBREM20205F6 H308 Z BIHHAEEH ©

REERZEEREERARARNITETLRL AR
PTETHEHEFERWIEEYVER EEERE
PR REEEEEN AR BERTRERR R
R2020F6 A30B AL FERK -

201951 A 31T AR 2020F 2| I B R E 5

201961 8 » RAREIT T AL EISEETH
1SFHELAERE  ZEZERBIAET - Z
EERUAETEME - W BE2019F1 A31HBIE
FREIBOEFE - BFEFEIMN—K - kEZSF
EREN2020F7A3 AR EIERE - ZEEAE
BARETHERARBAER  LHETHERR
RIRR 1D B 3R VRS o

AR B A] R A2 202049 7 A 31 B AT ] B 7 K AN
BZ RIS ETNERE - SNEEER A
R ERT AT F B R 2Pk 2N BRI -

REERZEEREERARARNITETLRL AR
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
55 W 5 BF o JU1 B 5 e e Bk R BB %)

18 BORROWINGS (CONTINUED)

Notes: (continued)

(f)

Senior notes due 2021, issued in April 2019

In April 2019, the Company issued two and half year senior notes with
principal amount of USD200,000,000, which were listed on the Stock
Exchange. These notes are denominated in USD, and bear interest from
4 April 2019 at 10.875% per annum payable semi-annually in arrears,
and are due for repayment on 4 October 2021. The senior notes are
jointly guaranteed by certain subsidiaries and secured by pledges of
the shares of certain subsidiaries.

At any time and from time to time prior to 4 October 2021, the
Company may at its option redeem the whole or a portion of the
senior notes at redemption prices agreed in the terms, plus accrued
and unpaid interest up to the redemption date.

Part of senior notes due 2021, issued in April 2019 with principal
amount of USD10,200,000 with unpaid accrued interest was purchased
back among which USD5,000,000 was cancelled by 30 June 2020.

The early redemption options are regarded as embedded derivatives
not closely related to the host contract. The board of directors is of the
view that the fair values of the above early redemption options were
insignificant on initial recognition and as at 30 June 2020.

Senior notes due 2022, issued in July 2019

In July 2019, the Company issued three year senior notes with principal
amount of USD260,000,000, which were listed on the Stock Exchange.
These notes are denominated in USD, and bear interest from 25 July
2020 at 12% per annum payable semi-annually in arrears, and are due
for repayment on 25 July 2022. The senior notes are jointly guaranteed
by certain subsidiaries and secured by pledges of the shares of certain
subsidiaries.

At any time and from time to time prior to 25 July 2022, the Company
may at its option redeem the whole or a portion of the senior notes
at redemption prices agreed in the terms, plus accrued and unpaid
interest up to the redemption date.

The Group purchased back part of senior notes due 2022, issued in
July 2019 in the aggregate principal amount of USD1,000,000 with
unpaid accrued interest during the six months ended 30 June 2020.

The early redemption options are regarded as embedded derivatives
not closely related to the host contract. The board of directors is of the
view that the fair values of the above early redemption options were
insignificant on initial recognition and as at 30 June 2020.

For the six months ended 30 June 2020
#E20205%6 A30H LE7/~1E A

18 187k (48)

BsE - (48)

()

201954 A 31T B 2021 F R HIM B L 2B

2019548 - KRBT T A E2ASETH
QSFHREBRER  ZERERER ET - %
SZEEUETTE - W E2019F4 A48 IZFE
FIE10875E5T B BEFIN—IN - KZEE
BR2021F 1048 B BiEE - RSB ERE
HETHBARBMEER THETHBARSN
Betn B RVEIE IR

AN B AR BR20219F10 A4 B AT A B R e
BRBRETETNERE  SNEEEE A5
R FEET AR BB R 2Pk B AR -

7N % $810,200,0003 7T GE R KR EET A E) B
2019%F4 A 81T B R 2021 F B E H B e B 1K
W EE B - H #5,000,000% 7T 720206 A30H 2
RO EEEY ©

RPBEOEEEERARARITELIRE - AR
PTAETHEEFERWIEZVER - EEERE
MR R ERREEN AR BERVIATERE &
R2020F6 A30B W TEKX ©

201957 31T AR 2022F B HAIM B L 2B

2019577 » RRFIEIT T AR TE26EEXTH
SFHELAREE  ZEEBRRBRMAMET - 2%
FIRAZETLEME - W 8202067 A25H BBIZF
FEDEFE BEFIA—K - RZEEEB
R2022F7A2SBEHEE - 2SEEAZEHE
FHBARBAER  LhETHBRRRG
BREEA o

AN B A] R A2 0202247 A 25 B AT A1 B R K RN
BRBERERETNERE  SNEEEE A5
R FEET AR BB R 2Pk B AR -

B E2020F6 308 IEAEAA - AEEBRAS
#281,000,0003 7T GE R K EETFB) 72019
F7 AT BER2022F B E E DB R 2 -

RPBEOEEEERARARITELRE - AR
PTAETHEEFERWIEZVER - EEERE
iR RERIR RN AR BERVIATERE &
R2020F6 A30B W TEKX ©
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FINANCIAL STATEMENTS (UNAUDITED)
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For the six months ended 30 June 2020

B Z202056 H30H LL7< @A

18 BORROWINGS (CONTINUED)

Notes: (continued)

(h)

Senior notes due 2022, issued in March 2020

In March 2020, the Company issued two year senior notes with
principal amount of USD190,000,000, which were listed on the
Singapore Exchange Securities Trading Limited. These notes are
denominated in USD, and bear interest from 11 March 2020 at
12.75% per annum payable semi-annually in arrears, and are due for
repayment on 11 March 2022. The senior notes are jointly guaranteed
by certain subsidiaries and secured by pledges of the shares of certain
subsidiaries.

At any time and from time to time prior to 11 March 2022, the
Company may at its option redeem the whole or a portion of the
senior notes at redemption prices agreed in the terms, plus accrued
and unpaid interest up to the redemption date.

The early redemption options are regarded as embedded derivatives
not closely related to the host contract. The board of directors is of the
view that the fair values of the above early redemption options were
insignificant on initial recognition and as at 30 June 2020.

Senior notes due 2022, issued in June 2020

In June 2020, the Company issued two and a quarter year senior
notes with principal amount of USD150,000,000, which were listed on
the Stock Exchange. These notes are denominated in USD, and bear
interest from 26 June 2020 at 12% per annum payable semi-annually in
arrears, and are due for repayment on 26 September 2022. The senior
notes are jointly guaranteed by certain subsidiaries and secured by
pledges of the shares of certain subsidiaries.

At any time and from time to time prior to 26 September 2022, the
Company may at its option redeem the whole or a portion of the
senior notes at redemption prices agreed in the terms, plus accrued
and unpaid interest up to the redemption date.

The early redemption options are regarded as embedded derivatives
not closely related to the host contract. The board of directors is of the
view that the fair values of the above early redemption options were
insignificant on initial recognition and as at 30 June 2020.
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
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18 BORROWINGS (CONTINUED)

Notes: (continued)

()

Corporate bonds due 2021

In March 2016, the Group issued five-year corporate bonds with
principal amount of RMB1,500,000,000 (“Corporate bonds due 2021"),
which were listed on the Shanghai Stock Exchange. The corporate
bonds due 2021 are denominated in RMB, and bear interest rate at
5.88% per annum for the first three years and 7.00% per annum for
the last two years, payable annually in arrears.

Other loans

Other loans, mainly including the loans from other financial institutions,
are secured by properties held or under development for sale,
investment properties, trade and other receivables, equity interests
in the subsidiaries of the Company and guaranteed by a subsidiary of
the Company. Included in other loans, there is a commercial mortgage
backed securitisation which was issued in July 2018 and is due on 28
November 2029 with principal amount of RMB720,000,000 including
priority tranche of RMB684,000,000 with an annual interest rate at
6.60% and posterior tranche of RMB36,000,000 which were subscribed
by the Group. The commercial mortgage backed securitisation are
guaranteed by certain subsidiaries and secured by the investment
properties of Beijing Sanquan Apartment and accounts receivables
of rental income generated from Beijing Sanquan Apartment. The
commercial mortgage backed securitisation are denominated in RMB,
and bear the above interest rate per annum for the first three years,
payable quarterly in arrears.

Movement of borrowings is analysed as follows:

For the six months ended 30 June 2020
#E20205%6 A30H LE7/~1E A

18 187k (48)

BsE - (48)

()

2021 F B HAR) A RIE S

2016637 AEBEETTASEARES
BILASERRARES (NROIFRBHNRARE
£ ZEBHFERLEBHEXSH LT - 25
2021 FEI M ARESUAREE - fIZFK
FFRIR5GBERTE - HZEMELF TR 00E
B BFEN—K-

#

Hih &

pil

HWER (TZREREEMESRBENER)
HEIHFERTREENE RENE S
Ko EAth FEURFRIE « AR R BT BB 2 A A AR A (E K
BT AAABINMBEARER - HbERBE
R20185F7 A B 17 H2029F 11 A28 BIHAAR &
B A A R #720,000,0007T B 78 3 1K 1 2R 5B 5
(BIEFFEABOENEBEERIBIBZTHFARE
684,000,0007C * RAEERBH) AR HESHA
R¥36,0000007T) - ZE W EERERBLSHE
FHEBARER  TARIEER=Z2AEREMER
I R=2 N NFEEMNHESIAERFIEELA -
ZEREARBERESUAREE  8Z2F%
N EFFEFE  §FEIF—K -

e
fER e

DITEAT

Six months ended 30 June

HZ6A30AL~EA
2020 2019
20205 20194F
RMB’000 RMB'000
ARBT T ARBTTT
(Unaudited) (Unaudited)
(REERZ) (REgEZ)
Opening balance B4R 19,005,311 18,700,763
Additions of borrowings I ek 6,957,868 5,928,691
Repayments of borrowings BEgER (6,615,730) (3,748,522)
Buyback and cancellation of senior notes RPN R Sl (56,606) -

Amortisation of issuance expenses of senior notes BAERBRRAREFEITHATH#E

and corporate bonds 21,224 22,911
Foreign exchange losses SNEE 1R 141,865 60,879
Disposal of a subsidiary HE—FHHBAR (110,000) -
Ending balance BSR4 R 19,343,932 20,964,722
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
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For the six months ended 30 June 2020

B Z202056 H30H LL7< @A

18 BORROWINGS (CONTINUED) 18 &R (&)
Notes: (continued) e« (48)
The pledged assets for the Group’s borrowings are as follows: BRAREEERHEEREEDT
As at As at
30 June 31 December
2020 2019
720205 20195
6430H 12H31H
RMB’000 RMB'000
AR¥T T ARBFT
(Unaudited) (Audited)
(REEX) (f&=%)
Investment properties BEME 4,808,223 5,243,553
Properties under development ey ES 5,511,933 3,156,080
Completed properties held for sale W TREEME 1,239,399 2,452,185
Deposits pledged for borrowings BIEFHEIRO TR 1,345,310 2,340,146
Trade and other receivables B 5 K E M pEGRE 4,491 4,463
12,909,356 13,196,427
19 DERIVATIVE FINANCIAL INSTRUMENT 19 $TEE®mMI A
30 June 2020
202056 430H
RMB’000
ARET T
(Unaudited)
(REEZ)
Derivative financial instrument PTESMTA 37,513
Less: Current portion . BNERER D (37,513)
Non-current portion FERNERER 5 -
During acquisition of the investment in a joint venture, the Group ERE-—BEERER  AEEMAP -5
granted a call option to one of other joint venture partners during ERHERTERRZROTITFE AMARIE
the agreed exercise period and a right to higher proportion of the IARESHBBEERERAELERELIIN
excess profit distribution than the shareholding of the joint venture BEMEORE ZeRBEERBTESRT
partner in the joint venture according to the agreement, which was Ao

recognised as derivative financial instrument.
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
55 5 O v B 5 e e i k. (R A 9 4% )

19 DERIVATIVE FINANCIAL INSTRUMENT (CONTINUED)

An independent valuation was performed by the valuer, DTZ
Cushman & Wakefield, to determine the fair value of the derivative
financial instrument. The valuation of the derivative financial
instrument was determined using the Monte Carlo Simulation. The
significant unobservable input is the volatility of the property price

of the underlying investment property.

The movement of the derivative is set out below:

For the six months ended 30 June 2020
#E20205%6 A30H LE7/~1E A

19 {TESMTA (8)

HEEMBERITERARETELGE - A
BETESRTANAAEE - BRI RE
BREETESRTANMGE - EATAERR
BABBREELEMBHEBRENENDE
BIERE -

HAETABBRIIWT -

Six months
ended 30 June
2020
BZ6H30H
IERE@A
RMB’000
ARET T
(Unaudited)
(REEZ)

Opening balance
Gains arising on changes in fair values (Note 24(b))

FUEH

R BEESHELNKE (24())

39,420
(1,907)

Less: Current portion

B - BNERER Y

37,513
(37,513)
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5 W 5 BF o JU1 5 5 e e Mk COR B8 4% )

For the six months ended 30 June 2020
#H Z=2020%6 4308 L/~ @ A

20 TRADE AND OTHER PAYABLES

B5 R EMENRIR

As at As at
30 June 31 December
2020 2019
20204 F2019%F
6H30H 12H31H
RMB’000 RMB'000
ARET T ARETTT
(Unaudited) (Audited)
(RE&E=X) (&E=Z)
Trade payables B S RIR 3,277,666 3,780,651
Notes payable ERE®E 80,457 96,078
Amounts due to related parties (Note 35(d)) FE TR E 75 308 (MT3E35(d)) 5,175,493 4,229,631
Turnover taxes payable JEEER 226,892 171,226
Electricity fee and cleaning fee collected on behalf ~ RUTEE K52 E 95,080 74,763
Deed tax collected on behalf UL TR 4,444 2,381
Accrued payroll EEtIE 29,968 30,903
Interest payable FEF B 357,009 380,654
Temporary funding payables (a) ETERRFE © @) 1,286,736 1,350,005
Construction deposits received from suppliers B EEERIES 39,058 38,586
Deposits received from customers BEREFES 46,095 21,441
Consideration payables for acquisition FERTIEE (B 162,188 846,540
Payment received in connection with disposal of B E KB A BE 2 ZOE
subsidiaries 178,000 117,556
Dividend payable to non-controlling interests of R T E A B IR
certain subsidiaries R 2 BB 315,963 676,929
Dividend payable FERTAR B - 1379
Amount received in connection with the transferring B 85 3% 2K 2 Uiz @] [ g ZR T8 HY
the right of collection of future receivables (b) T B8 B 2 YWRIE (D) 110,103 183,969
Payables to related parties of non-controlling JERT AR AR Y
interests (c) AR 07 O FRIR (o) 466,000 466,000
Deposits received in connection with cooperation 2RSS = TRt ¥R &
with third parties for property development and MEREESENIZS
property investment 800,000 800,000
Payables for acquisition of equity investments (d) U B I A 45 B A SRR () 1,143,439 943,126
Others Hip 294,419 157,249
14,089,010 14,369,067
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)

20 TRADE AND OTHER PAYABLES (CONTINUED)

5 W1 &5 OF b WA 25 H R P Rk (R HF %)
For the six months ended 30 June 2020
#E20205%6 A30H LE7/~1E A

20 EZRAEMEBARE (F)

Notes: HiaE -

(a)  Temporary funding payables are funds temporarily received from non- (@) ENBREES AR EIEME T KENES T
related parties, which are non-interest bearing and unsecured. FPE SR -

(b)  The balance represents the consideration received from a third party (b) FZEMRIBREREEMERTREETRKRES
in connection with the transferring the right of collection of certain FEUGRIBRI M BB RER 8 8 = 5 WA {8 -
future trade receivables for the remaining receipts from sales of
properties.

() The balance represents the payables to related parties of () HZEHREBEMNETHERIMNIEEREREE S
non-controlling interests of certain subsidiaries which are unsecured, PR - HEEE - 2B RIREREE -
non-interest bearing and repayable on demand.

(d)  The balance represents the interest-bearing payables relating to the d) ZESREERASEEBYE=FTREETHE

acquisition of equity interests in certain subsidiaries, joint ventures and
associates by the Group from independent third parties. The interest
rate is approximately ranging from 3% — 10% per annum.

The aging analysis of trade payables and notes payable, based on the
invoice date or service rendered date are as follows:

AR BEDCERBENRNRENT BEMR
TH o FFENF3%E10% °

BHRNRERENRBERBEERBHREHR
RIS B H 2 BRI AT IA T

As at As at

30 June 31 December

2020 2019

120205 FA20194F

6H30H 12A31H8

RMB’000 RMB'000

ARBT T AREFT

(Unaudited) (Audited)

(RE&EX) (&%)

Less than 1 year —FR 2,545,921 3,034,446
Between 1 and 2 years —E 703,270 749,824
Between 2 and 3 years —E=F 67,749 57,227
Over 3 years =FME 41,183 35,232
3,358,123 3,876,729

As at 30 June 2020 and 31 December 2019, the fair value of trade and

other payables approximate their carrying amounts.

MN2020F6 A308 K2019F 128310 B R E
thEMFIEN AR EELEERTEMRS -
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
8 W & OF vb 200 000 B e R Bl ik (R R# #%)
For the six months ended 30 June 2020

B Z202056 H30H LL7< @A

20 TRADE AND OTHER PAYABLES (CONTINUED)

21

As at 30 June 2020 and 31 December 2019, the carrying amounts
of trade and other payables are denominated in below currencies:

20

BERAMENYTRE ()

MN2020F6 A308 K2019F 128310 B R E
fth FEAT FBABRE(E JI A T 5 E R ETHE -

As at As at
30 June 31 December
2020 2019
7A2020%F 20194
6H30H 12A31H
RMB’000 RMB'000
AR¥T T ARETT
(Unaudited) (Audited)
(REERZ) (®iz)
- RMB — AR 13,774,440 14,086,290
- USD — 27T 296,105 281,012
- HKD — BT 18,465 1,765
14,089,010 14,369,067
AMOUNTS DUE TO NON-CONTROLLING INTERESTS OF 21 MEIHiE N RFFIERERTNE
SUBSIDIARIES
As at As at
30 June 31 December
2020 2019
720205 720194
6H30H 12A318
RMB’000 RMB'000
AR®T T ARETT
(Unaudited) (Audited)
(REERZ) (& Zz)
Amounts due to non-controlling interests of FERTPT B A RIS R R 5B
subsidiaries 1,320,985 896,011

The balance as at 30 June 2020 includes amounts of RMB145,000,000
(31 December 2019: RMB91,200,000), which were the outstanding
principal of shareholder’s loan from Wuhan Xinfeilun Group Co,, Ltd.,
to Wuhan Ruixiao Property Investment Co., Ltd. (“Wuhan Ruixiao”), a
subsidiary of the Group. The shareholder’s loan was unsecured and
repayable on demand with an annual interest rate of 9%.

The balance as at 30 June 2020 includes amounts of RMB105,000,000
(31 December 2019: RMB105,000,000), which were the outstanding
principal of shareholder’s loan from Wuhan Yanjiu Management
Consulting Co,, Ltd. to Wuhan Ruixiao, a subsidiary of the Group. The
shareholder’s loan was unsecured and repayable on demand with an
annual interest rate of 9%.

2020 Interim Report 1 B ¥R &5

7202096 A 30 A Ky 4 #4878 5018 A R #145,000000
oL (2019F12H318 + A B %91,200,0007T)
ZHEARENRBEBEBR AR MK EKH
BRERERESHMERERR AT ([REHK
Bl RENBREERNREELRS - REEX
BEIR R BREREE  FHEAEY -

7202096 A 30 B K 4 #4875 5018 A R #105,000000
70 (2019%F12831H + A R #105,000,0007T) °
ZFEAREMNERZABRAR AAEER
MEAR R ZHERENBRRERERNAEER
o BRRERAERIFRAREREE  FF
9%,



21 AMOUNTS DUETO NON-CONTROLLING INTERESTS OF 21

22

NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
55 W 5 BF o JU1 B 5 e e Bk R BB %)

SUBSIDIARIES (CONTINUED)

Except for the shareholder's loan lent by the non-controlling interests
of Wuhan Ruixiao, which carry interests as mentioned above, the
funding from non-controlling interests of certain subsidiaries for
their operational purpose in property development are unsecured,

non-interest bearing and repayable on demand.

DEFERRED INCOME TAX

N

22 EIEFTEH

For the six months ended 30 June 2020

H 220206 A30H IF71E A

FEAS B BB 1 B] SR 2 IR A 2 TR T

(&)

B bt R I B ) SRR A s R AT B RRE
ETHBARMNFEEEEERERLYE
RBEKERHNESAEERR 2R REARE

As at As at

30 June 31 December

2020 2019

120205 F20194F

6H30H 12A31H

RMB’000 RMB'000

ARETT ARETFT

(Unaudited) (Audited)

(R&ZE=X) (HE=Z)

Deferred tax assets IRIEFRIBE B 301,044 274,398
Deferred tax liabilities FEERRIBAG (1,257,435) (1,304,409)
Deferred tax liabilities, net FERIBEEFRE (956,391) (1,030,011)

The gross movement on the deferred income tax account is as  IEEFTSHEER B MAAZ BT

follows:

Six months ended 30 June

BZE6H30HLA<MEA
2020 2019
20205 2019
RMB’000 RMB'000
ARBT T ARKET T
(Unaudited) (Unaudited)
(REEER) (CREEEZ)
Opening balance AR 4 R (1,030,011) (1,154,957)
Adjustment on adoption of HKFRS 16 MERANE B B EER
FI6SREH A AR - (1,229)
Reduction arising from disposal of a subsidiary & —RM B AR 20,585 -
Credited to the consolidated income statement REHFBRETA (MEE27)
(Note 27) 54,098 51,187
Charged to other comprehensive income REAZERER (1,063) (1,533)
Ending balance BSR4 8R (956,391) (1,106,532)
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
5 W 5 BF o JU1 5 5 e e Mk COR B8 4% )

For the six months ended 30 June 2020
#H Z=2020%6 4308 L/~ @ A

23 REVENUE

24

23 WA

Revenue of the Group for each of the six months ended 30 June 2020 #E 20206 K2019F6 A30R IE& /N A RS

and 2019 consists of the following revenue:

BRABREATZEEA

Six months ended 30 June

B Z6H30B1E~EA
2020 2019
20205 2019%F
RMB’000 RMB'000
ARETT ARKEF T
(Unaudited) (Unaudited)

(RAEEZ) (REEZ)

Revenue from contract with customers

RE—BSHERNRE

recognised at a point in time BEEEHHRA
- Sales of properties — EEE 2,808,611 1,667,798
- Others — Efth 4,485 48,160
2,813,096 1,715,958

Revenue from contract with customers R—BREFERERNRE

recognised over time BFEHHEA
— Property management service — MEEBRY 224,780 239,885
— Decoration of properties — YEEE 1,174 150,864
225,954 390,749
Rental income HaA 115,321 79,224
3,154,371 2,185,931

OTHER INCOME AND OTHER GAINS - NET

(a) Otherincome

24 HAWAREAME — 58
(a) HA

Six months ended 30 June

B Z6HA308LLAEA

2020 2019

20204 2019%F

RMB’000 RMB'000

ARET T ARKEF T

(Unaudited) (Unaudited)

(REERZ) (REEEZ)

Government grants BT B 12,830 29,223
Gain from acquisition of shares in Ningbo BB RANEIRD E AU

Puhong - 90,428
Dividend from financial assets at fair value LA AR BESTE2 B EZE T A

through other comprehensive income EmermBEnNemEERNRE - 14,745

Others HAth 3,152 1,023

15,982 135,419
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)

5 W & OF vb 390 B0 B e R B ik (R R %)
For the six months ended 30 June 2020

B Z202056 H30H 17N @ A

24 OTHERINCOME AND OTHER GAINS - NET (CONTINUED)

(b) Other gains-net

24 HAWAREAbas — F58 (&)

(b) Hftbias — F5

Six months ended 30 June

BZ6A308 <@ A
2020 2019
20204 2019%F
RMB’000 RMB'000
ARET T ARETT
(Unaudited) (Unaudited)
(REEZ) (REEER)
Gains from deemed disposal of a subsidiary RIEH & — M B A R A Was
(Note 10 (a)) (HMiEE10 (a) 112,271 -
Gains from disposal of shares in subsidiaries & BT BB A BIAR (9 TS U ES
(Note 10 (b)), (@) (Mi5E10 (b)) ~ (@) 90,647 -
Gains from re-measurement of the existing interests 2k 1R & {14 B = 2B
in a subsidiary upon lost of control (Note 10(b)) NRBR ARG
(K$3E10 (b)) 37,203 -
Fair value gains from financial assets at fair value AR EBEFZEBEZEBFA
through profit or loss EmnreREENARER
gy 73,057 52,478
Investment income from financial assets at fair value AR BEE S A HE & A
through other comprehensive income EfrABmnESmEEN
KE WS 22,861 -
Disposal gains of investment properties EYEHEWE - 14,373
Gain from lease modification HEEFTATS kS - 12,987
Net foreign exchange gains FE 5 s 5 5E 25,652 1,965
Changes in fair value of derivative financial instrument $T4 4@ T E QA4 BEZE) 1,907 (21,576)
Compensation and late payment charges 1B NI B (6,402) (9,175)
Loss from disposal of property, plant and equipment  HEWZE - HE MR EREE (145) (226)
Others HAh (1,251) 7,518
355,800 58,344

(@) In March 2020, the Group entered into a shares sales agreement with (a)
an independent third party, pursuant to which, the Group sold 100%
equity interests in Shanghai Hao Pei Properties Limited at a total
consideration of RMB476,000,000. The Group recognised a gain from
disposal of equity interests in Shanghai Hao Pei Properties Limited

amounting to RMB53,687,000.

202038 AEBEEBYE=FE LK
MEEHE Bt AEENBHEARE
476,000,0007T H & /8T E E AR QR /I100%
Bk - AEBEERALE LEETEEGRAA
A& #E P15 W e A R 6 53,687,0007T °
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
5 W 5 BF o JU1 5 5 e e Mk COR B8 4% )

For the six months ended 30 June 2020

EHZE2020%6 A30H L7~ E A

25 EXPENSES BY NATURE

25 BMBEIMEX

Expenses included in cost of sales, selling and marketing costs and ETAHERA  HE R HK AU RITHAX
administrative expenses are analysed as follows: BFRZ AT -
Six months ended 30 June
BZE6A308 LLREA

2020 2019

2020 20194F

RMB’000 RMB'000

ARETT ARKEF T

(Unaudited) (Unaudited)

(REEZ) (REEZ)

Cost of properties sold BEEMEMR 1,975,002 1,350,986

Cost of property management L/ EN-BENDWIN 129,717 138,338

Cost of decoration B 1,425 82,985

Surcharges B hn% 13,620 16,455

Depreciation of property, plant and equipment W - BB MREITE 10,887 13,318

Amortisation of intangible assets mEEEH 383 628

Bank charges BITFESE 6,244 3,474

Staff costs IR 219,295 251,321

Entertainment expenses HiEsE 7,973 9,198

Stamp duty and other taxes ENTERE S H A B 1R 15,442 12,407

Professional fees =EEEH 71,449 45,820

Auditors’ remuneration ZEE N < 2,675 1,160

Sales commission HERS 62,320 2,233

Advertising and publicity costs EBEEREEER 15,884 16,574

Office and meeting expenses WAEREEMAX 16,159 15,076

Rental expenses Hemx 4,051 4,496

Travelling expenses ZIRFAX 4,041 6,911
Accrual of provision for impairment of properties SELEFEENEEEESYERER

held or under development for sale &2 Em 4,915 4,386

Net impairment losses on financial assets (Note 15) 4 @& EREE R F58 (HiF15) 26,146 7,626

Other expenses HEMfAx 84,157 72,543
Total cost of sales, selling and marketing costs and ~ $HEERKA - $HE K& 85K AN A K

administrative expenses TR B 2,671,785 2,055,935
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM

26 FINANCE COSTS - NET

FINANCIAL STATEMENTS (UNAUDITED)

55 5 O v B 5 e e i k. (R A 9 4% )

For the six months ended 30 June 2020

26 FAEMAE - F

H 220206 A30H IF71E A

L]

Six months ended 30 June

HZ6H3081E~EA
2020 2019
2020F 2019%F
RMB’000 RMB'000
ARETT ARKETT
(Unaudited) (Unaudited)
(REEZ) (REgEZ)
Finance income BRI
— Interest income on bank deposits and —RITGEAEEREE
financial assets B B WA 151,435 49,442
Finance costs A& KA
— Interest on financing arrangements — AL HER B (937,847) (923,160)
- Net foreign exchange losses on financing — REEEME KR FR
activities (79,272) (17,711)
— Changes in discounted present value of — [ FEIE AR R 2 25 RO B A
financial liabilities for put option written Mo RBEMNRREE
on non-controlling interests - (120)
— Interest on lease liabilities —HEBEHFE (6,557) (13,375)
— Less: Amounts capitalised — W BRNMEE R 623,829 738,697
(399,847) (215,669)
Net finance costs BhE PR A FER (248,412) (166,227)

27 INCOME TAX EXPENSE

27 FREBIRAX

Six months ended 30 June

B ZE6H30BLAEA
2020 2019
2020F 20194
RMB’000 RMB'000
ARET T ARKET T
(Unaudited) (Unaudited)
(REEZ) (REEEZ)

Current income tax B HFTIEH

- PRC land appreciation tax — AR i IR AR 130,068 (77,658)
— PRC corporate income tax — RSN 250,089 168,420
380,157 90,762
Deferred income tax (Note 22) FIEFFSH (7E22) (54,098) (51,188)
Total income tax charged for the period BT S B FTIS TR 4258 326,059 39,574
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM

FINANCIAL STATEMENTS (UNAUDITED)

5 B 5 BF vb 0 B 5 R R B (R #%)
For the six months ended 30 June 2020
#H Z=2020%6 4308 L/~ @ A

27

INCOME TAX EXPENSE (CONTINUED)
PRC corporate income tax

Under the Corporate Income Tax Law of the PRC (the “CIT Law"), the
CIT rate applicable to the Group's subsidiaries located in mainland
China from 1 January 2008 is 25%.

The CIT Law and its implementation rules impose a withholding tax
at 10% for dividends distributed by a PRC-resident enterprise to its
immediate holding company outside PRC for earnings generated
beginning 1 January 2008 and undistributed earnings generated
prior to 1 January 2008 are exempted from such withholding tax. A
lower 5% withholding tax rate may be applied when the immediate
holding companies are established in Hong Kong according to the
tax treaty arrangement between the PRC and Hong Kong. No PRC
withholding income tax was accrued for the six months ended
30 June 2020. The Group controls the dividend policies of these
subsidiaries and it has been determined that the remaining earnings
will not be distributed in the foreseeable future.

As at 30 June 2020, the Group did not recognise deferred income tax
for PRC withholding income tax with an amount of RMB599,661,000
(31 December 2019: RMB541,406,000) on the remaining unremitted
distributable profits generated by its PRC subsidiaries attributable to
the investors outside the PRC with an amount of RMB35,996,606,000
(31 December 2019: RMB5,414,056,000).

The Group did not recognise deferred income tax assets of
RMB462,671,000 (31 December 2019: RMB499,341,000) in respect
of tax losses amounting to RMB1,850,684,000 (31 December 2019:
RMB1,997,364,000) as at 30 June 2020. All these tax losses will expire
within five years.

Land appreciation tax

PRC land appreciation tax is levied at progressive rates ranging from
30% to 60% on the appreciation of land value, being the proceeds
from sales of properties less deductible expenditures including
lease charges for land use rights and all property development
expenditures, and is included in the condensed consolidated interim
statement of profit or loss as income tax expense.

2020 Interim Report AR 8R4
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
55 W 5 BF o JU1 B 5 e e Bk R BB %)

28 SHARE-BASED PAYMENTS

(a)

(b)

New share award scheme

The Company's board approved and adopted the Share Award
Scheme on 29 November 2017 (the “New Share Scheme”).
Pursuant to the New Share Scheme, subject to certain vesting
conditions, the shares can be vested in tranches on 1 January
2018, 2019, 2020 and 2021 respectively. In May 2020, under
the same scheme, certain shares were granted to the selected
employees and can be vested in tranches in January 2021 and
January 2022 respectively subject to certain vesting conditions.

An expenses of RMB966,000 was recognised for the six
months ended 30 June 2020 in relation to the employees’
service provided (For the six months ended 30 June 2019:
RMB8,678,000).

Share option scheme

The Company’s board approved and adopted the Share Option
Scheme on 7 May 2019. On 9 September 2019, the Company
granted 27,000,000 share options with an exercise price of
HKD2.53 per share to certain directors of the Company and
certain employees of the Company and its subsidiaries.

The amount of options that will vest depends on the
achievement of certain targets of the Group mainly including
contracted sales and net profits attributable to equity holders
of the Company. Once vested, the options remain exercisable
at any time during the period prior to the expiration of 10 years
from the date on which the options are granted and accepted,
in accordance with the terms of the Share Option Scheme.

The Group has to estimate the expected percentage of grantees
that will stay within the Group at the end of vesting periods of
the shares option scheme in order to determine the amount of
share-based compensation expenses charged to profit or loss.

An expenses of RMB132,000 was recognised for the six months
ended 30 June 2020 in relation to the employees’ service
provided (For the six months ended 30 June 2019: Nil).

For the six months ended 30 June 2020
#E20205%6 A30H LE7/~1E A

28 BRXAT

(a)

(b)

IR A0 SR BT &

RABEEER2017F11 A28 # £ R
MBS EN A& ([T E1)) - RIE
FRMEE XETEBRGERE 25
B 15 AT 9 Bl 5A20184F ~ 20194F + 2020%F &
2021F 1 ATE D HLEFB © 2020958 - 1RIE
A58 ETROFERTEENEES
Al 7 Al 20211 H 202251 H o 1t 5%
B WAREGETEBIKY -

REE 202056 8308 1E/NE A ST IR ALY
B B RIS #ERFH X AR 66,0007 (B =
2019F6 A30R LA A + AR #8,678,000
JL) ©

BT &

PR2019F587H » AR A E B HE RIR
MBERLAEET 2 - 72201959 A9H © AR &
MEETEERARRLEWNBAGST
B B 1% H127,000,00015 i - 1THEEAST
f%2.537% 7T °

BTEHEBENBRZESEBRRES KA
SEETRE XEEERGHOHEERAR
AR A AREFENE - REBEBARE
G RERNBRENEERTR
BBz BT FHEMATRERTRE -

AEEAMFTRBREREHREEER
SENARANTEHASL - LEERE
S NEORNOMESFAXHNEE -

RE 2202096 A30H 1E7N1E A 5t FriR (A
EERBERAZ AREKI320007T (B =2
20199F6 A30H IE/NER « &) -
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM

FINANCIAL STATEMENTS (UNAUDITED)
5 WA 5 OF v 2T 5 5 i S B k. (R B8 4% )

For the six months ended 30 June 2020
#H Z=2020%6 4308 L/~ @ A

29 EARNINGS PER SHARE
(a) Basic earnings per share

Basic earnings per share for the six months ended 30 June 2020
and 2019 is calculated by dividing the Group's profit attributable
to equity holders of the Company by the weighted average
number of ordinary shares in issue during the period.

29 BRER

(a) BREAXERA

HE20205 N 2019%F6 308 IE ANl AW E
AR B AR B Th IR AN A B RE 2R 33 A A TE(R AR
SEFERABEABZETEBRRNEFES
HETEB/W -

Six months ended 30 June

BZE6H30HL<MEA
2020 2019
2020 20196
(Unaudited) (Unaudited)
(REEERZ) (REEER)
Group's profit attributable to equity holders of 7R A A B AR EE
the Company (RMB'000) AME (AREFT) 293,630 280,037
Weighted average number of ordinary shares =277 & @A INAEFHE (TR%)
in issue (in thousand) 1,395,841 1,395,738
Basic earnings per share (RMB) FREARR (AR¥IT) 0.21 0.20

(b) Diluted earnings per share

(b) BREERA

Six months ended 30 June

BZE6H30HLA<MEA
2020 2019
20205 2019%F
(Unaudited) (Unaudited)
(REEZ) (REEZ)
Group's profit attributable to equity holders of 7R A A B ABIERNEH
the Company (RMB'000) FME (AREFT) 293,630 280,037
Weighted average number of shares in issue B 277D IIRE 58 (FA%)
(in thousand) 1,395,841 1,395,738
Effect of dilutive potential ordinary shares in BRI EZEN AL BB
respect of share award scheme (in thousand) — BHEZ (THR) 2,192 4,935
Weighted average number of ordinary shares 15 H% 58 23 R AY 5@ A% N 19
for diluted earnings per share (in thousand) R g (FR%) 1,398,033 1,400,673
Diluted earnings per share (RMB) FREEETN (ARET) 0.21 0.20
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
55 W 5 BF o JU1 B 5 e e Bk R BB %)

30 DIVIDENDS

31

The board of the directors has resolved not to declare any interim
dividend for the six months ended 30 June 2020 (Six months ended
30 June 2019: Nil).

A final dividend in respect of the year ended 31 December 2019
of HKD24 cents per ordinary share, amounting to approximately
RMB309,163,000 has been approved at the annual general meeting
of the Company held on 26 May 2020. The dividend has been paid
out by the Company on 12 June 2020.

For the six months ended 30 June 2020
#E20205%6 A30H LE7/~1E A

30 RE

FEERFETIEE2020F6A308 1L/~ @ A
IR R BRI B (B 2=2019%F6 A30H 1E751@
A )

HE2019FN2ANBALEFEMNRBRESR T
A48 L (#9 A R #309,163,0007T) B 72020
FSRWHBITHMARRBRERFT KRS &N
A o R E B RARRR2020F6 128K ©

COMMITMENTS 31 Ak
(a) Property development expenditure commitments (a) WPEERAR I HAE
Property development expenditure committed at each balance REEEEBEREBNREENYER
sheet date but not yet incurred is as follows: BEHIOT :
As at As at
30 June 31 December
2020 2019
R2020%F #2019
6H30H 12H31H
RMB’000 RMB'000
ARET T ARKEF T
(Unaudited) (Audited)
(REEZ) (&= Z)
Land use rights b fsh A 842,840 1,164,900
Other property development expenditure HitpmEMAE I 2,487,489 1,754,489
3,330,329 2,919,389

(b) Investment commitments

As at 30 June 2020 and 31 December 2019, committed
investments are as follows:

(b) WE&IE

202056 A30H K&2019F12A31H » /&
EENT

As at As at

30 June 31 December

2020 2019

7820205 H2019%F

6H30H 12H31H

RMB’000 RMB'000

ARET T AREFTT

(Unaudited) (Audited)

(REEZ) (feE:=Z)

Committed investments KB AEYE 147,120 18,190
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
5 W 5 BF o JU1 5 5 e e Mk COR B8 4% )

For the six months ended 30 June 2020
#H Z=2020%6 4308 L/~ @ A

32 FINANCIAL GUARANTEES AND CONTINGENT LIABILITIES

(a)

(b)

Guarantees on mortgage facilities

The Group had the following contingent liabilities in respect
of financial guarantees on mortgage facilities at the balance

32 BIBERRNAREE

(a)

FRZBERENER

REEH  A5EERREBRENMBE
REVEABBENT -

sheet date:

As at As at
30 June 31 December
2020 2019
120205 20194
6H30H 12H318
RMB’000 RMB'000
AR®T T AREFT
(Unaudited) (Audited)
(REERZ) (&= =Z)

Guarantees in respect of mortgage facilities for FAANEB Y ERNE T EZRHIRE
certain purchasers of the Group's properties & e HTE R 3,864,820 4,363,078

The Group has arranged bank financing for certain purchasers
of the Group's properties and provided guarantees to secure
obligations of such purchaser for repayments. Such guarantees
will terminate upon the earlier of (i) the transfer of the real estate
ownership certificates to the purchasers, or (ii) the satisfaction
of mortgage loans by the purchasers of the properties.

Pursuant to the terms of the guarantees, upon default of
mortgage payments by these purchasers, the Group is
responsible to repay the outstanding mortgage principal
together with accrued interest owed by the defaulting
purchasers to the banks and the Group is entitled to take
over the legal title and possession of the related properties.
The Group’s guarantee period starts from the date of grant of
mortgage. The directors consider that the likelihood of default
of payments by the purchasers is minimal and therefore the
financial guarantee measured at fair value is immaterial.

Guarantees provided to joint ventures and associates

As at 30 June 2020, the Group provided guarantees for a total of
bank borrowings of RMB1,721,640,000 of its joint ventures and
associates (31 December 2019: RMB1,484,000,000).
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(b)

AEECRAREMENETERLTHR
TRE  UMERMEREERBER-
ZEERBN THRPELIL - ()VFHEPT
ERBBFTER  )BFEEBERS

e
HA°

RIEERER  EZSFEXBRZBER
B AREABERRITEEERERD
WA EREHE - MAKEBER
WHEBMENREZXERAAE - AKH
MERMBRDIRIBAREST EFAR
BERERNROATREEEM - Btk - &2
REEFENMBERLTERK -

GEEEEREE A DRENER

R2020F6A30H "EEB AEEE D
E¥NBEAAMNBETEREEZARE
1,721,640,0007T (2019812 A31H : AR
1,484,000,0007T ) FRHEFELR ©
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33 CHANGES IN OWNERSHIP INTERESTS IN SUBSIDIARIES
WITHOUT CHANGE OF CONTROL

Acquisition of additional interest in subsidiaries

(a)

In April 2019, the Group acquired an additional 15% equity
interests of its subsidiary of Shanghai Xiaoyi at a consideration
of RMB15,000. The excess of RMB3,164,000 over the carrying
amount of the non-controlling interests of RMB3,179,000 was
recognised in equity attributable to equity holders of the
Company.

The following table summarises the carrying amount of
non-controlling interests acquired, considerations need to be
paid to non-controlling interests and excess of consideration
paid recognised within equity of these subsidiaries at the
acquisition date.

33 &

(REEHEZ)

For the six months ended 30 June 2020
#E20205%6 A30H LE7/~1E A

EYEHEEBNNB AR EREE

W BB M B N B BE SME R

(a)

R2019F48 AEBWREBEWE QR £
BEENEIMwEE HEAARK
150007C © BB FE IR E = BRI (B A R
3,179,0007T H 5R 3B A R #53,164,000 T B A AR
NEEEEE AR R

T ZR8E A UK BE B HR P U B8 JE T AR 5 A0 BR

EE « B FIEERESEEREZ
EHMBAREZPEANBHE IHHE
RIER S o

Six months ended 30 June

B Z6A30H < EA
2020 2019
2020 2019%F
RMB’000 RMB'000
AR®T T ARETT
(Unaudited) (Unaudited)
(REERZ) (REgEZ)
Carrying amount of non-controlling PUE JEE i s Y AR T (B
interests acquired - 3,179
Consideration need be paid to ERIEER A S TR E(E
non-controlling interests - (15)
Lower of consideration paid recognised within Az RERK E N B ER
equity i - 3,164
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For the six months ended 30 June 2020
#H Z=2020%6 4308 L/~ @ A

33 CHANGES IN OWNERSHIP INTERESTS IN SUBSIDIARIES
WITHOUT CHANGE OF CONTROL (CONTINUED)

Disposal of interests in subsidiaries without loss of control

(b) In March 2020, pursuant to certain agreements, the Group
disposed of 21.1% equity interests in Taicang Jinghui
Consultant Management Co,, Ltd. (“Taicang Jinghui”), a wholly
owned subsidiary of the Group, at a total consideration of
RMB84,689,000 to a third party. The Group recognised an
increase in non-controlling interests of RMB76,473,000 and an
increase in equity attributable to owners of the Company of
RMB8,216,000.

33 FEYEHELSHNWELAREDEH
(%)

TEHREEFENNBELARERHE

(b) PA2020F3R ' REETHE  A&EH
ERAEE2ENBARAREBREAE
BAERRA ([KEEE]) 8921.1%% # A
AR 84689000 BHEHE T —EF
=7 c REBEBRIFTRERIGIMARE
76,473,0007C M AR BB A FEAG HE 7 18 0
AR #8,216,0007T °

Six months ended 30 June

B Z6H30B1L~EA
2020 2019
2020 2019%F
RMB’000 RMB'000
ARET T ARKEF T
(Unaudited) (Unaudited)

(REEZ) (RIEEZ)

Carrying amount of disposal to non-controlling A JE#% B4 28 1 H 89 HH &5 &Y

interests REE (76,473) -
Consideration received from non-controlling & Ut 3E3ARRE 25 B0 $H(B

interests 84,689 -
Gain on disposal recognised within equity RERNERNHE WS 8,216 -

Deemed disposal of interests in subsidiaries without loss of
control

(@) For the six months ended 30 June 2020, certain employees
injected capital contribution of RMB6,114,000 through certain
limited liability partnerships established by the Group and
employees to certain subsidiaries which have an effective
dilution of the Group's interests in these subsidiaries.
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TEYREEFENRFHBAREREE

(@) BZE2020F6A30BLNEAR EFEER
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For the six months ended 30 June 2020
#E20205%6 A30H LE7/~1E A

33 CHANGES IN OWNERSHIP INTERESTS IN SUBSIDIARIES 33 T EHIZHIESHNHMB AR ERZE B

WITHOUT CHANGE OF CONTROL (CONTINUED) (&)

Deemed disposal of interests in subsidiaries without loss of FEHPREZEHENRERBLAREREE

control (continued) (%&)

(b) For the six months ended 30 June 2019, certain employees (b) BLZE2019F6H30HILEANEA - ETEER
injected capital contribution of RMB26,115,000 through certain MASEEESKVNETEREREE
limited liability partnerships established by the Group and mETHERRFEE ARKE26,1150007T -
employees to certain subsidiaries which have an effective Mt REREET AERERNZENE R A
dilution of the Group's interests in these subsidiaries. HIfE RS ©
The effects of changes in the ownership interests of the Group AEBMABEERGENEHARNRIERES
on the equity attributable to equity holders of the Company ANEEERNZERMRNT

are summarised as follows:

Six months ended 30 June

HZE6H308 LA A
2020 2019
20205 20194
RMB’000 RMB'000
AR®T T AREETIT
(Unaudited) (Unaudited)

(REEZ) (REE&EZ)

Carrying amount of non-controlling interests  fZ/EH & B IEIE I S BRE B

arising from deemed disposal (6,425) (26,116)
Consideration received from non-controlling DU SRR IR S B

interests 6,114 26,115
Loss on disposal recognised within equity R NTERH NS B8 (311) )
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FINANCIAL STATEMENTS (UNAUDITED)

5 W1 &5 OF v 11 B 5 e 6 B RE
For the six months ended 30 June 2020
#H Z=2020%6 4308 L/~ @ A

(R EFZ)

33 CHANGES IN OWNERSHIP INTERESTS IN SUBSIDIARIES
WITHOUT CHANGE OF CONTROL (CONTINUED)

Deemed disposal of interests in subsidiaries without loss of
control (continued)

(b) (continued)

Aggregate effects of all above transactions with non-controlling
interests on the equity attributable to owners of the Company
for the six months ended 30 June 2020 and 2019 are
summarised as follows:

33 AEHRHEZENNBELARAEZE B
(&)
TERREEHENRENBLAAEZHE
(%)

(b) (%)

AE E2020%F 201956 A308 IE/N @ A -
B REITOMA LR SH AR
RIEA ARSI AF R ERmT -

Six months ended 30 June

BZ6A308 L EA
2020 2019
2020F 20194
RMB’000 RMB'000
ARBT T ARKEFT
(Unaudited) (Unaudited)
(REEEZ) (REEEZ)
Excess of consideration paid recognised REZNERHENEE
within equity B - 3,164
Gain/(loss) on disposal recognised within equity %TEEWEEE@E’U&%
3%/ (B54E) 7,905 (1)
Net effects for transactions with non-controlling 3|E? itz 2 B EARRN
interests on equity attributable to equity A AEGER EI’J/%‘% =
holders of the Company 7,905 3,163

34 ASSETS ACQUISITIONS

(@) In April 2020, the Group entered into a purchase agreement
with a third party, pursuant to which the third party transferred
100% equity interests of Chongqging Jiuruixin Trading Co., Ltd.
to the Group at a total consideration of RMB217,969,000, which
was fully paid as at 30 June 2020. The transaction was regarded
as assets acquisition which was completed in May 2020.

(b) In May 2020, the Group entered into a purchase agreement
with a third party, pursuant to which the third party transferred
100% equity interests of Wuhan Botong Shirong Real Estate
Development Co,, Ltd. to the Group at a total consideration of
RMB350,786,000, including liabilities assumed by the Group of
RMB302,966,000, and the unpaid amount of total consideration
is RMB15,648,000 as at 30 June 2020. The transaction was
regarded as assets acquisition which was completed in June
2020.
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34 BEEWE

(a)

202048 - AEEHE=ZFFZEER
ZEB F-ARASEEEBREENE
EEHERETRAIMI00%ME - BEE
A AR #217,969,0007T (72202096 4308
BR) o R PR BI2020F58 TR H
BEWE -

R2020F58  AEBEE=SFIZEER
E YA ”’_Hﬁ$%@$§%‘b§ﬁ§_
35 b EE B A PR A &) A9 100% A% 4
(& A A R #350,786,0007T (@?EZIS%
7%%7%5’9@%/\&%302,966,00075) 722020
FeH30H  BEHENANEEARARK
15,648,0007_5 o MR 5 WA BR2020F6 A
TERCHY B E S -
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For the six months ended 30 June 2020

B Z202056 H30H 17N @ A

35 RELATED-PARTY TRANSACTIONS 35 BBMARS

(a) Name and relationship with related parties (a) FAEES BB R EERIN A RER
Name Relationship with the Group
= MR EAREBAEIE
Suzhou Lingrui Joint venture
RN 283 BEDLE
Suzhou Chengrui Joint venture
e BEhE
Suzhou Jingjuan Joint venture
MRS BEME
Ningbo Puhong Joint venture
BRANE BELE
Nanjing Caicheng Joint venture
AR A
Nanjing Shansheng Joint venture
FARER BEME
Changshu Junchun Joint venture
BRRE BEbE
Changshu Zhicheng Joint venture
EAEB BELE
Tianjin Yuanming Joint venture
RIBIEE BEME
Tianjin Junyou Joint venture
REEK BELE

Shanghai Maglink Enterprise Management Co., Ltd.
(“Shanghai Maglink”)

A subsidiary of a joint venture

FEERBLCEERBERAR ([ LEERE]) BEGENNERR
Suzhou Jingya Joint venture(i)
BRI BELE(

Tianjin Changxin Joint venture
REEH BELE

Beijing Jingshuo Joint venture(ii)

bR RIR BERE)

Tian'an Huafeng Joint venture(iii)
RREE BERE

Tianjin Xinghuacheng Property Co. Ltd.("Tianjin Xinghuacheng”) A subsidiary of a joint venture
REEEREZARLDR ([REEERH ) BREENNB LR

Tianjin Ruiyue Commercial Management Co., Ltd. (“Tianjin Ruiyue”)

REWMUEREEBRAR ([REHR]) P201957 RRTEY & BB (v)

TianJin Xinyou Property Development Co., Ltd. (“Tianjin Xinyou") A subsidiary of a joint venture

REMKEBFERQR ([REFHAD) BELENMBAR

Changshu Jiangnan Zhongying Real Estate Property Co., Ltd. A subsidiary of a joint venture
("Jiangnan Zhongying”)

Joint venture before July 2019 (iv)

BERAmIEtEFENEEXAREEAR (DIETAD BECENNERR

Changshu Jiangnan Guotai Real Estate Property Co., Ltd.("Jiangnan Guotai”) A subsidiary of a joint venture
BRAMIEERFEHEEXAREETAR (DIEHEE]) BELENMB AR

Tianjin Xuming Associate

REBH - NC]

Changshu Huihuang Associate before June 2020 (Note 11)
s $20204F6 A RTRVBEE AR (REET1)
Nanjing Yuesheng Associate

MR B AT

Ningbo Jingfeng Associate

FREY BEAT

Jingrui Holdings Limited S=3m {2 B BR A 7]
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For the six months ended 30 June 2020
#H Z=2020%6 4308 L/~ @ A

35 RELATED-PARTY TRANSACTIONS (CONTINUED)

(a)

Name and relationship with related parties (continued)

35 BMARS (&)

(a) EAERS BN ML HNER (&

)

Name Relationship with the Group
aE A BRI MRE
Ningbo Jiamu Associate
BERER /N
Nanjing Yuning Associate
FRIRE e NS
Ningbo Rongan Education Associate
ERRETHE YN
Tropica Development Associate
SRER i N
Hangzhou Zhenlu Associate

MM B e /NC]
Yangling Guanghui Associate
S NS
Shanghai Zhengmin Associate
FRER ik /NG
Shanghai Pinzhai Associate
LERE NS
Tianjin Ruihui Associate
KIETHIE /N

Shanghai Jidong Decoration Engineering Co., Ltd.
(“Shanghai Jidong")
FEERENHTIRARAR ([ LEEKR])
Pinzhuang Jianzhu Design Consulting Co., Ltd.
(" szhuang Jlanzhu )
FEmERERTHRAEGRAE ([mERE])
Tianjin Ruihui Real Estate Development Co., Ltd.
("Tianjin Ruihui Development”)

A subsidiary of an associate

NS0l EEPNC]

A subsidiary of an associate

B RAMKE AR

A subsidiary of an associate

REMBEEHERZEFRAF ([REmWERME]) Fa= NSl VNG|
Ningbo Jinghang Property Co., Ltd. ("Ningbo Jinghang") A subsidiary of an associate
ERRMELERAR (ER2M)) BrE N R E QR

Hangzhou Lvcheng Guixi Real Estate Development Co., Ltd.
("Lvcheng Guixi")

A subsidiary of an associate

N REMERBEAR AR ([ARMEZR]) N oliR)EEPNE]

Hangzhou Yuerong Real Estate Development Co., Ltd. A subsidiary of an associate
("Hangzhou Yuerong”)

mNBREHERBEAR AR ([N ]) BENENHBA

Tianjin Hesheng Real Estate Development Co., Ltd.
("Tianjin Hesheng”)
RAENMBEHERBERAR ([REME])

A subsidiary of an associate

BERRNMEA

Yangpu Scien-Tech Industry Co., Ltd (“Yangpu Scien-Tech”)
FRERERREERERAR (DFHERE]) BEREEERANRA

Beyond Wisdom Limited A company indirectly wholly owned by Yan Hao
Beyond Wisdom Limited BEREE2ERENR

Decent King Limited A company indirectly vvholly owned by Chen Xin Ge
Decent King Limited PR¥TREZEE2EHEENAT

A company |nd|rect|y wholly owned by Yan Hao

Yan Hao Substantial shareholder, director, co-chairmen,
chief executive officer

BiE FERE -EF BEEFE - HEHTE

Chen Xin Ge Substantial shareholder, director, co-chairmen

PR FTERR -EF BEEIE
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35 RELATED-PARTY TRANSACTIONS (CONTINUED)

(a)

Name and relationship with related parties (continued)

Notes:

(i) Since June 2020, Suzhou Jingya became a joint venture of the
Group.

(i) Since May 2020, Beijing Jingshuo became a joint venture of the
Group.

(i) Since May 2020, Tian'an Huafeng became a joint venture of the
Group.

(iv)  Tianjin Ruiyue became a wholly owned subsidiary of the Group
since July 2019.

35 FEgRk

(a)

For the six months ended 30 June 2020
#E20205%6 A30H LE7/~1E A

X5 (&)
BARE T &0 I B B 5 R 1R (AE)
Bzt -

() HB2020F6AR  HMNERKATEENE
EE .

(i) HB2020F5A#  tRSERATEENE
EE .

(i) H2020F5A# RELEEKATEENE
EE .

(iv) REEIHEA2019F7FERALREENE2E
WEBAR -
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For the six months ended 30 June 2020
#H Z=2020%6 4308 L/~ @ A

35 RELATED-PARTY TRANSACTIONS (CONTINUED)

(b) Transactions with related parties

The Group has the following related party transactions:

35

BB ()
(b) EREEELHIR S
AREBDETUATEB TS

Six months ended 30 June

BEZ6A30ALAEA
2020 2019
20205 2019%F
RMB’000 RMB'000
ARETR ARBTT
(Unaudited) (Unaudited)
(REER) (REeE%)
(i) Providing/(repayment of ) temporary funding (i) R REERES S
to/(from) related parties (B T BERRES)
- Nanjing Yuning - BRWE - (14,689)
- Nanjing Caicheng - ERYE - 861,647
- Ningbo Jingfeng -EksY - 779
- Nanjing Yuesheng — B 499,410 -
- TianJin Junyou - REER - 40,817
- TianJin Xinyou - REHR - (330)
- Changshu Huihuang - BAEE - (39,805)
- Changshu Junchun - BREZ - 14,108
- Tianjin Xuming — REBHA - 93,510
~ Ningbo Puhong — ERIE 49,382 -
- Changshu Zhicheng - BAEH 4,959 -
- Suzhou Jingjuan - HMNEE 45,751 -
- Shanghai Maglink - LEERE 7,226 -
606,728 956,037
(if) (Repayment of /collection temporary funding (i (EMHIBEREESL)/
(to)/from related parties BT RGN E S
- Changshu Zhicheng - BRAEH (6,041) (6,000)
- Suzhou Lingrui — BN 4ER 7,000 (7,500)
- Nanjing Yuesheng — FRE 21,120 -
- Nanjing Caicheng -ERvE (121,062) 1,424,773
- Suzhou Chengrui — BRNEI (4,000) 26,342
- Tianjin Xinyou - REHR 6,600 12,045
- Jiangnan Zhongying —IEHE 18,258 10,692
- Jiangnan Guotai —IfE% 39,690 -
- Nanjing Yuning ~“FRHE 8,500 27,250
- Ningbo Jingfeng -EEsY 32,306 16
- Changshu Huihuang - BRBE - 426,981
- Nanjing Shansheng - FRER 128,375 47,908
- Tianjin Changxin - REEH 12,200 -
- Tianjin Ruihui Development - REmER % 60,317 -
- Tianjin Hesheng - RENB 96,010 -
- Beyond Wisdom Limited — Beyond Wisdom Limited 17,916 -
- Yangpu Scien-tech —HRERR 6,000 -
323,189 1,962,507
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35 RELATED-PARTY TRANSACTIONS (CONTINUED)

(b) Transactions with related parties (continued)

For the six months ended 30 June 2020

H 220206 A30H IF71E A

35 BEBAXRS (&)
(b) EREBLHNRS (E)

Six months ended 30 June

BEZ6A30ALAEA
2020 2019
20205 2019%F
RMB’000 RMB'000
ARET T ARETT
(Unaudited) (Unaudited)
(REEER) (REEER)
(i) Collection shareholder’s loan from related parties (i) #RAEEH WEIRERE R
- Nanjing Shansheng -ERER = 61,350
- Tianjin Ruiyue — Rkt = 544,271
- Yangling Guanghui -BENIE 19,600 -
- Tianjin Ruihui Development - RERERSE 13,183 -
32,783 605,621
(iv) Revenue from providing property management  (iv)  FIEEE IR EE R RBHOMK
services to related parties A
- Nanjing Caicheng - MR 296 -
- Shanghai Zhengmin - LBIER 194 -
~ Changshu Huihuang - BRBE m 441
- Ningbo Jinghang - EREM 23 -
624 41
v) Expenses paid by the Group on behalf of related  (v)  AEER B HFHL
parties
- Changshu Huihuang - BAEE 4,324 1,794
- Shanghai Maglink - LRERE 435 -
- TianJin Xinyou - REHR 2 -
4,761 1,794
(vi) Interest income from related parties (vi)  MIEEEAREE S LA
—Tianjin Ruiyue — Rt = 13,022
~Tianjin Yuanming — KR - 5925
-Nanjing Shansheng - ERER - 3982
-Yangling Guanghui -BErE 3,267 -
~Shanghai Pinzhai - LBmE 1,220 -
4,487 22929
(vii)  Interest expense to a related party (vi) MBS AR ST
~Yangpu Scien-Tech - FRERE 70 -
(viii)  Providing consulting services to related parties (viiiy  EIRE R R ARE
- Ningbo Jingfeng -BEFSY - 3,774
- Nanjing Shansheng - FREK 777 636
777 4410
(ix) Expenses paid by a related party on behalf of (x EHIRBNAEERY
the Group
- Ningbo Jinghang - EREM 207 -
() Providing decoration services to a related party 6 REBSREEERS
- Nanjing Caicheng -ERRE 1,174 -
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For the six months ended 30 June 2020
#H Z=2020%6 4308 L/~ @ A

35 RELATED-PARTY TRANSACTIONS (CONTINUED)

(b) Transactions with related parties (continued)

35 BEARE (&)
(b) EREBLHNRS ()

Six months ended 30 June

BHZ6A30HL~EA
2020 2019
2020 20195
RMB’000 RMB'000
ARBTT ARBTT
(Unaudited) (Unaudited)
(REER) (REe&%)
(xi) Receiving decoration services from x) BEBHEREERE
related parties
- Shanghai Jidong - LEER 27,716 -
- Shanghai Pinzhai - LBRE 1,252 -
~ Pinzhuang Jianzhu —mEEE 58 -
29,026 -
(xii)  Senior notes subscribed by a related party (xii) P8 7Beyond Wisdom Limited
Beyond Wisdom Limited RENELER
- Discounted principal amount - FRALHE = -
~ Fully capitalised interest - 2EBAMEAE 4,184 5,043
4,184 5,043
(xii)  Guarantee provided to joint ventures and i) MAEECERBEAQAREN
associates (Note 32) ER (532)
- Suzhou Lingrui — BRINER - 16,000
- Nanjing Caicheng -ERVE 510,000 120,000
- Suzhou Chengrui — BNk - 25,125
- Changshu Zhicheng — BTN - 68,500
- Changshu Junchun - BREZ 627,000 627,000
- Tianjin Hesheng - REMNEH 90,000 70,000
- Yangling Guanghui -BEXRE 352,800 -
- Tianjin Ruihui Development - REmER % 111,720 -
- Nanjing Yuesheng — FRUIER 30,120 -
1,721,640 926,625
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35 RELATED-PARTY TRANSACTIONS (CONTINUED)

(c)

Key management compensation

Key management includes directors (executive and
non-executive), chief financial officer, vice presidents, head
of Jingrui Capital, head of Jingrui Service, head of Yan Capital
Management and secretary of the board of directors. The
compensation paid or payable to key management for
employee services is shown below:

For the six months ended 30 June 2020
#E20205%6 A30H LE7/~1E A

35 BEBAXRS (&)

(c)

T BT E

FTEEREREES (T RIERT)
BEMKE  S8H SHIBEMBE -
SHRFHE  EHEEHERERTEW
Z-REERBENIENTFEEEEE
WSS RET

Six months ended 30 June

BZ6A30H <@ A
2020 2019
20205 2019%F
RMB’000 RMB'000
ARET T ARETT
(Unaudited) (Unaudited)
(REERZ) (REEEZ)
Salaries, and other short-term employee benefits #& R E M5 B E B8 7] 5,072 8,774
Share award scheme i 1n 22 @hEt &l 1,468 3,293
Share option B 388 -
Post-employment benefits BEER R 57 243
6,985 12,310
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For the six months ended 30 June 2020
#H Z=2020%6 4308 L/~ @ A

35 RELATED-PARTY TRANSACTIONS (CONTINUED)
(d) Related-party balances

As at As at
30 June 31 December
2020 2019
20204 F20196F
6H30H 12H31H
RMB’000 RMB'000
ARETT ARETT
(Unaudited) (Audited)
(RE&EZ) (&= =Z)

(i) Amounts due from related parties (i) FENS Ba R 5 5RIA (FisE15)

(Note 15)

— Shanghai Zhengmin - BER 194 -
— Changshu Zhicheng — & 4,959 -
- Ningbo Jinghang —EREM 9,812 9,789
~ Tianjin Yuanming — KERH 145,729 145,729
- Suzhou Jingya — BN 115,111 -
~ Suzhou Jingjuan — #INRE 45,751 -
- Nanjing Caicheng — R 1,776,885 1,427,085
- Ningbo Jingfeng — R 7,111 711
— Suzhou Chengrui — BRINFRIR 64,720 64,720
— Tianjin Junyou — RERER 85,430 85,430
~ Tianjin Xinyou — REFR 2 -
- Changshu Huihuang — BB 4,680 356
— Changshu Junchun — B2 317,642 317,642
— Tianjin Xuming — RENEH 93,510 93,510
- Ningbo Puhong — BERANE 58,080 8,698
- Yangling Guanghui (note(1)) —BZEHE (M) 122,468 142,941
~ Shanghai Maglink — EBERE 9,349 1,688
— Tianjin Hesheng — REMB 2,372 2,710
— Tianjin Ruihui — R E 2 2
~ Tianjin Ruihui Development — RAEIm = 13,183
- Nanjing Yuesheng — FARI AR 500,953 1,543
- Shanghai Pinzhai (note(2)) — BERE (M) 24,083 24,083
~ Beijing Jingshuo —tR=E 40,098 -
— Tian'an Huafeng — REEIE 37,203 -
3,466,144 2,346,220

Notes:

(1) The balance as at 30 June 2020 includes an amount of
RMB121,997,000 (31 December 2019: RMB136,220,000) due
from Yangling Guanghui represents the outstanding principal for
a shareholder’s loan granted to Yangling Guanghui and interest
receivable. The shareholder loan has an annual interest rate of
10% and unsecured.

(2)  The balance of RMB24,000,000 as at 30 June 2020 (31 December
2019: RMB24,083,000) due from Shanghai Pinzhai represents
the outstanding principal for a shareholder’s loan granted to
Shanghai Pinzhai. The shareholder loan has an annual interest
rate of 10% and unsecured.
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35 RELATED-PARTY TRANSACTIONS (CONTINUED)

(d)

NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)
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Related-party balances (continued)

For the six months ended 30 June 2020
#E20205%6 A30H LE7/~1E A

35 BELXS (&)
BARE T SER ()

As at As at
30 June 31 December
2020 2019
20204 F20194F
6H30H 12H31H
RMB’000 RMB'000
ARBT T AREFT
(Unaudited) (Audited)
(REER) (RREZ)

(ii) Amounts due to related parties (Note 20) (i)  FE{TRERE 5 308 (BI5E20)
- Ningbo Jiamu —BERER 231,008 231,008
— Ningbo Jinghang — EREMm 13 13
- Changshu Zhicheng — BAEH - 6,041
- Suzhou Lingrui — BRIN<BIR 22,763 15,763
— Suzhou Chengrui — ERMN AR IR 92,584 96,584
- Nanjing Caicheng —ERFRE 3,138,767 2,909,829
~ Ningbo Rongan Education — BRBETHE 31,750 31,750
- Ningbo Jingfeng —EERE 167,306 135,000
- Lvcheng Guixi — B 52,500 52,500
- Tianjin Xinghuacheng — KRB Y 16,000 16,000
- Jiangnan Zhongying —IEPA 76,484 58,226
- Jiangnan Guota —IEEZE 106,623 66,933
— Tianjin Xinyou — REFR 21,945 15,345
— Changshu Huihuang — BREE - 399,026
- Nanjing Shansheng — FEREK 176,283 47,908
~ Nanjing Yuning — HRHE 35,750 27,250
- Ningbo Puhong — ZERANE 9,241 9,241
- Shanghai Pinzhai - bEm=E 5,099 3,851
- Hangzhou Yuerong — g 24,863 24,863
~ Tianjin Hesheng — RS 178,510 82,500
- Nanjing Yuesheng — FAR AR 21,120 -
- Suzhou Jingya — BN 529,250 -
— Tian'an Huafeng — RECEE 120,430 -
— Tianjin Ruihui Development — RAEIRERE 60,317 -
— Tianjin Changxin — RAEEH 12,200 -
- Shanghai Jidong — bBER 20,713 -
- Pinzhuang Jianzhu — mERE 58 -
- Beyond Wisdom Limited — Beyond Wisdom Limited 17,916 -
- Yangpu Scien-Tech(note(1)) — FRERE (MF0) 6,000 -
5,175,493 4,229,631

Jingrui Holdings Limited S=3m {2 B BR A 7]
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NOTES TO THE CONDENSED CONSOLIDATED INTERIM
FINANCIAL STATEMENTS (UNAUDITED)

8 W & OF vb 200 000 B e R Bl ik (R R# #%)

For the six months ended 30 June 2020

B Z202056 H30H LL7< @A

35 RELATED-PARTY TRANSACTIONS (CONTINUED) 35 EHARS (1)
(d) Related-party balances (continued) (d) BAEE#EeR ()
Note: et -

R2020F6 A308 @ B HEEREHA

(1) The balance as at 30 June 2020 includes an amount of (

RMB6,000,000 (31 December 2019: Nil) due to Yangpu Scien-Tech R #6,000,0007T (2019128318 : #&) 15
represents the outstanding principal for a shareholder’s loan BEBERFRGNRREEFRNREER
received from Yangpu Scien-Tech. The shareholder loan has an & RRERMFFEAS5%RAKRIER ©

annual interest rate of 8.5% and unsecured.

Except for those balances disclosed above, other fundings br LR R RZ S AR - RIFAEE T 1R
provided to or from related parties are unsecured, non-interest HOEMESSRA@AB THEME ST
bearing and repayable on demand. BRER  RERARBREER -
36 MAJOREVENTS AFTER THE BALANCE SHEET DATE 36 EEEERAKRERSE
The Group purchased and immediately cancelled an aggregate AEE DRI 7202097 HoR &202057H168 f#
principal amount of US$20,000,000 and an aggregate principal B A0 BE B 5T 85 AN & 48 %8 /520,000,000 7T M A &
amount of US$15,000,000 of the Group’s 13.0% senior notes due #8 %8 /415,000,000 JT K A & .H’\2019¢ R#
2020, issued in January 2019, representing 13.33% and 10.00% of T R2020F B BAM13.0E B R EE - HBIER
the aggregate principal amount of the senior notes due 2020, issued 20194F 1 A B 1T R 2020 F B BR B 5L IR )05 %%
in January 2019 originally issued, on 9 July 2020 and 16 July 2020 IR HBEER13.33%510.00% ©

respectively.

On 30 July 2020, the Group redeemed the remaining aggregate F22020%F7 308 - BB H20195F 1 A 1T R
principal amount of US$115,000,000 of the senior notes due 2020, 20204F B BRI B Se | IR 2 163K - TA20194F1 A 384T
issued in January 2019 with a total consideration of US$122,475,000 WHAR2020F B HAB e 2R B HR1R - REBE A
(including unpaid interests accrued) upon maturity of the senior K 1B122,475,000% 7T (BIERMNEFFE) EE
notes due 2020, issued in January 2019 in accordance to the terms T & 7 & 42 FH115,000,0003€ TC AU R 20194F 1 A 3%
of the senior notes due 2020, issued in January 2019. The above FTWM2020F R BB A R - Pl RIBAEE
mentioned notes were subsequently cancelled after the redemption. 1B HERNA AL o
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