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Board of Directors

Co-Chairmen*

Mr. Li Wenxiong (Non-Executive Director) @)
Mr. Cheng Chung Hing (Executive Director) @3
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Mr. Wan Hongtao (Group’s Vice President)
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Ms. Cheng Ka Man Carman
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Mr. Li Wai Keung M@@)
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Reed Smith Richards Butler

As to China law
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Mr. Li Wenxiong has been appointed as Co-Chairman and Non-Executive
Director with effect from 23 September 2022.

Mr. Cheng Chung Hing has been re-designated from Chairman to
Co-Chairman and will continue to serve as Executive Director with effect
from 23 September 2022.

Mr. Wan Hongtao has been appointed as Executive Director and the Group's
Vice President with effect from 16 June 2022.

Mr. Qin Wenzhong has been appointed as Executive Director and the
Group's Financial Controller with effect from 16 June 2022.

Mr. Lei Ming resigned as Non-Executive Director with effect from 10 August
2022.

Ms. Shen Lifeng has been appointed as Independent Non-Executive Director
with effect from 16 June 2022.
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Corporate Information (Continued)
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Principal Bankers

Industrial and Commercial Bank of China Limited
Bank of China Limited

PingAn Bank Co., Ltd.

China Construction Bank Corporation

The Hongkong and Shanghai Banking Corporation Limited
Bank of East Asia (China) Limited

Shanghai Pudong Development Bank Co., Ltd.
Bank of Dongguan Co., Ltd.

Nanyang Commercial Bank, Limited

China Guangfa Bank Co., Ltd.

Bank of Xi'an Co., Ltd.

Agricultural Development Bank of China
Zhongyuan Bank Co., Ltd.

Bank of Shanghai Co., Ltd.

Registered Office
Suites 3306-08, 33/F., Tower 5, The Gateway,
15 Canton Road, Tsim Sha Tsui, Kowloon, Hong Kong

Share Registrar

Computershare Hong Kong Investor Services Limited
Shops 1712-1716, 17th Floor, Hopewell Centre,
183 Queen’s Road East, Wanchai, Hong Kong

Listing Information

Share Listing

The Stock Exchange of Hong Kong Limited
Stock code: 1668

Senior Notes Listing

The Singapore Exchange Securities Trading Limited

The Company’s 9% senior notes due Apr 2024
(ISIN: XS2085883119)

The Company’s 9% senior notes due Jun 2024
(ISIN: XS2120092882)

The Company’s 9% senior notes due Jul 2024
(ISIN: XS1720216388)

The Company’s 9% senior notes due Oct 2024
(ISIN: XS2238030162)

The Company'’s 9% senior notes due Dec 2024
(ISIN: X52227909640)

Website

www.chinasouthcity.com

Investor Relations
Telephone: (852) 3188-3111

Fax: (852) 3188-1323
Email: ir@chinasouthcity.com
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Shenzhen Metro Line 10
(Huanancheng Station)
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Trade Centres and
Office Buildings on
the Northwest of
CSC Shenzhen
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China South City Shenzhen

China South City Shenzhen (“CSC Shenzhen”), situated at the Pinghu
Logistics Base in Longgang District, Shenzhen, is the Group's first project.
With the local government further developing Longgang District as an
innovation centre in the east of Shenzhen, its ancillary infrastructure such
as logistics, healthcare and education will continue to advance, bringing
more convenience to tenants of CSC Shenzhen.

In September 2021, Shenzhen Longgang Wanda Plaza, the country’s first
fourth-generation Wanda Plaza grandly opened in CSC Shenzhen. Since
its opening, Longgang Wanda Plaza has maintained a strong popularity.
The new shopping experience at Wanda Plaza featuring tourism, culture,
social interaction and lifestyle created synergies with CSC Shenzhen'’s
original market and customer base, as well as its well-established offerings
for industries wholesale, warehousing and logistics, e-commerce, and
living facilities. As a result, this further stimulated the vitality of the project
site and drove passenger flow. Transportation around the project has
also been improving. CSC Shenzhen is only 2.6 kilometers (“km") away
from the Pinghu Railway Station. The Metro Line 10 passing through
CSC Shenzhen has also been opened to traffic, together with a dedicated
station of “China South City”, which will generate more business
opportunities and uplift visitor traffic for CSC Shenzhen.

Positioned as a modern large-scale integrated logistics and trading
platform to serve the Greater Bay Area, CSC Shenzhen covers a wide
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Grand Opening of Longgang Wanda Plaza in CSC
Shenzhen (Fourth-generation Wanda Plaza)
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9 The Fourth-generation Wanda Plaza in CSC Shenzhen
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Interior view

of the Fourth-
generation
Wanda Plaza in
CSC Shenzhen
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spectrum of product range, including textile and clothing, leather and
accessories, electronic parts, printing, paper products and packaging,
metals and chemicals, plastic materials, hotel supplies, tea and teaware,
cross-border products, e-commerce, outlets, home furnishing, child
education, produce and flower market, etc., on its trade centre premises,
complementary with various facilities and services on site, such as
banking and finance, hotels and restaurants, governmental bodies,
leisure and entertainment. In July 2022, leading tenants in the industry
was introduced to open in CSC Shenzhen Park Phase | Market to build a
multi-category resource gathering and trading centre for hotel supplies
and a one-stop procurement centre for high-quality hotel supplies. In
addition, CSC Shenzhen provides micro-credit service for on-site small-
and-medium-sized enterprises (“SMEs"”), assisting them in resolving
financing difficulties for business development. As a unit of the “Market
Procurement Trade Pilot Scheme”, CSC Shenzhen continues to provide a
convenient customs clearance environment for small and micro enterprises
tenants engaged in export trade. At the same time, together with the
national e-commerce base platform and the additional auxiliary facilities
of Heung Kong Furniture and Wanda, CSC Shenzhen further builds a
regional consumption centre and industrial centre, driving the economic
development and overall improvement of the northeastern Shenzhen.

The project is located at the Pinghu Logistics Park in Longgang District

of Shenzhen, covering a site area of approximately 1.06 million square
meters (“sg. m.”) and a total planned GFA of 2.71 million sg. m..
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; m Birdview of Trade Centres in

CSC Nanning
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Trade Centre
Plaza No. 2 in
CSC Nanning
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China South City Nanning

China South City Nanning (“CSC Nanning”) is located at Jiangnan District
of Nanning, the capital of the Guangxi Zhuang Autonomous Region, a
critical gateway between China and the Association of Southeast Asian
Nations (“ASEAN") countries. The project is easily accessible by railway
stations, highways and an international airport. The Metro Line 6 passing
through CSC Nanning is under planning, which would set up the “Sanjin
Station”, “Huanancheng West Station”, “Huanancheng East Station” in
the Park that are expected to be completed in 2025. Strategically located
in close proximity to Southeast Asia and enjoying the advantage of a tariff
waiver on cross-border trade activities within the China-ASEAN Free Trade
Area, CSC Nanning endeavors to serve as a key hub for cross-border trade
catering to the demand from the Northern Bay Region and Southeast
Asia. Positioned as the China-ASEAN Digital Trade Hub Centre and the
Western Land-Sea New Channel Digital Trade Hub Centre, CSC Nanning
will drive digital trades in industries that the corresponding regions have
an advantage in, and capture more development.

CSC Nanning is now in operation with continuing development, and
covers industries including textile and clothing, small commodities, ASEAN
products, home furnishing, tea and teaware, e-commerce, groceries,
automobiles and parts, outlets, etc., on its trade centre premises. Through
organizing a series of expositions, such as the China ASEAN Expo and
Light Industrial Exhibition, Folk Culture Festival cum Expo, visitor flow
to the project as well as regional brand recognition of the project were
enhanced. In addition, 1668 Square, a commercial complex project
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launched by CSC Nanning, recorded great operating performance, so as
to satisfy demands on entertainment, leisure and shopping within the
community. This, at the same time, could enhance the overall commercial
attributes on the project. AETM, Guangxi's first member-oriented
hypermarket with a floor area of over 50,000 sg. m., is located in CSC
Nanning and has a stable visitor flow. While improving the service facilities
of CSC Nanning, it also added the new growth driver to the CSC market.
At the same time, CSC Nanning is also actively focused on industrial
upgrading, at present, more than 10,000 sq. m. of sports industry projects
have been contracted and stationed, represented by Guangxi Hangyuan
Sports and Guangxi Jiangcheng Sports, including constant temperature
swimming pools, football, basketball, tennis, badminton, table tennis,
fencing halls and other sports scenes, and has reached a milestone by

successfully introducing sports industry projects.

CSC Nanning has a total planned net land area of approximately 1.83
million sg. m. and a total planned GFA of approximately 4.88 million

sg. m..
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Qianlong Logistics Park in CSC
Nanchang
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Shina South City

Trade Centre
Plaza No. 1in
CSC Nanchang

FASFERMA 1R
RBES

China South City Nanchang

China South City Nanchang (“CSC Nanchang”) is located at Honggutan
New District of Nanchang, the capital of Jiangxi Province. Situated at the
transportation hub for the Yangtze River Delta and Pearl River Delta, the project is
readily accessible to suppliers, manufacturers and merchants via major highways,
the largest port on the Gan River and a complete freight network which includes
a cargo marshal yard, a container terminus and an international airport, coupled
with Nanchang West Railway Station — a principal high-speed rail station just
1.2 km away. CSC Nanchang is also adjacent to the new provincial government
office. As a new business centre of Nanchang, Honggutan New District is
becoming more influential in administrative, commercial and cultural aspects day
by day. In addition, the gradual completion of local amenities is driving visitor
flow and generating business opportunities, laying a solid foundation for the
development of CSC Nanchang.

As a Provincial Key Project and the first E-commerce Demonstration Base in Jiangxi
Province and state-level University Students’ E-commerce Business Incubator in Nanchang,
a great many e-commerce enterprises have moved in the project since its establishment.
CSC Nanchang collaborated with local tertiary institutes to seamlessly connect e-commerce
startups and manufacturers, by proactively integrated resources of wholesale markets
and e-commerce and eventually assisted on-site SMEs in business transform and upgrade.
An area of 30,000 sg. m. influencer live-streaming base has been set up to provide one-
stop services covering from anchor training, operation management to film and television
productions. At the same time, CSC Nanchang introduced a Veteran Entrepreneurship
Base targeting new consumption experiences such as beauty, automobiles, and science
and technology experience halls to assist merchants in the project site to better develop
e-commerce services and nurture startups. In August 2021, “Nanchang University
Students E-commerce Entrepreneurship Base” of CSC Nanchang was named by the
Ministry of Commerce as a new “National E-commerce Demonstration Base”, which
further enhanced the effect of industrial scale and brand influence.
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Interior view of Outlets in CSC Nanchang
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CSC Nanchang is now in operation with continuing development, and covers
industries including building and decoration materials, small commodities,
textile and clothing, leather and accessories, healthy and green products,
outlets, etc., on its trade centre premises. In May 2021, Jiangxi Hardware and
Machinery Market of CSC Nanchang opened for business, aiming to create a
one-stop hardware shopping platform with high standards, full supplies, and
strong operations. In addition, CSC Nanchang focuses on the two national-
level industrial bases of “National E-commerce Demonstration Base” and
“National Entrepreneurship Incubation Demonstration Base”, focusing on
quality and improving services. In April 2022, Jiangxi Tea Industry Trading
Service Centre was stationed, realizing a new business formats and new
consumption breakthroughs.

In addition, CSC Nanchang has engaged in the “Nanchang High Speed Rail
CBD Project” for the development of an ecosystem economy with quality
service industry in Jiangxi. The project was planned to cover “seven attributes
in one city”: teenage education, business headquarters, commercial shopping
complexes, business and cultural tourism, talent acquisition, cloud logistics,
and high-end residence. It is built to be the central business district (“CBD")
and high-speed rail trading and logistics hub of Jiangxi upon completion.

CSC Nanchang has a total planned land area of approximately 2.61 million sq.
m. and a total planned GFA of approximately 6.87 million sg. m..
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China South City Xi‘an

China South City Xi'an (“CSC Xi‘an") is located at the Xi'an International
Trade and Logistics Park in Xi‘an, the capital of Shaanxi Province. As a
local key project, the Xi'an International Trade and Logistics Park is an
open economic pilot zone and a core area for modern service industry,
aiming to become the largest international transit hub and logistics
distribution centre along the Silk Road Economic Belt and an important
platform for the “Belt and Road” initiative. In addition, the Xi'an
International Trade and Logistics Park is one of the three largest clusters
of China (Shaanxi) Pilot Free Trade Zone. Benefiting from such geographic
advantages, CSC Xi'an is highly accessible via the Xi’an City Expressway
and Beijing-Kunming Expressway, Lianyungang-Khorgos Expressway,
Shaanxi-Shanghai Expressway, Baotou-Maoming Expressway and other
national highways, forming an intricate spider network which opens to
all directions. to a railway container terminal and the largest bonded area
in the Metro Line 3, which passes through CSC Xi’an, has commenced
operation. In addition, the new stadium to host the 14th National Games
of the People’s Republic of China in 2021 was completed nearby CSC
Xi‘an, and the Metro Line 14 connected to the venue was commissioned
at the end of June 2021. Such infrastructure will generate more business
opportunities and visitor traffic for the Xi‘an International Trade and
Logistics Park and thus further enhance the value of CSC Xi‘an.

CSC Xi'an is now in operation with continuing development, and covers
industries including hardware and machinery, curtains and fabrics, textile and
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clothing, leather and fur, automobiles and parts, building and decoration
materials, 1668 Square, outlets, cross-border e-commerce, Central Asia and
ASEAN product exhibition centre, etc., on its trade centre premises. Of which,
the hardware and building materials industry in CSC Xi‘an demonstrates
a good development trend. It has formed a cluster of over 1 million sg. m.
and established a strong presence in the northwestern region. Leveraging its
geographical advantage in the starting point of the Silk Road Economic Belt,
CSC Xi'an is actively poised to capture the immense opportunities arising from
the “Belt and Road” initiative. At present, there are six banks in CSC Xi'an Park,
including Industrial and Commercial Bank of China, Bank of Communications,
Agricultural Bank of China, Postal Savings Bank of China, Qinnong Bank, and
China Bohai Bank. It will give full play to the advantages of abundant capital,
network, channels and various financial products to help the merchants grow
stronger and play a positive role in the rapid development of China South City.

CSC Xi'an has a total planned land area of approximately 10.00 million
sg. m. and the total planned GFA of approximately 17.50 million sg. m..
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PROJECT OVERVIEW (Continued)
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Agricultural Material Market in
CSC Harbin
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Leather and Fur
Trade Centre in

CSC Harbin
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China South City Harbin

Located at the Daowai District of Harbin, the capital of Heilongjiang
Province, China South City Harbin (“CSC Harbin”), is the cross-border
trade hub among Northeast Asian Countries. Being the Provincial No. 1
Investment Promotion Project, together with its proximity to the China-
Russia border and merely couple-of-kilometer away from the Xinxiangfang
North station (Harbin-Mudanjiang High Speed Rail), CSC Harbin actively
integrate bilateral trade resources for the development of regional
economy and trade with its superiority of geographical location and
coverage of local industries. It has organized the 6th China-Russia Expo,
so as to develop an economy and trade logistic gateway to Russia and
form a trading platform in Northeast Asia Economic Circle. In September
2021, the China South City Middle School project in CSC Harbin held
the topping-out ceremony and is expected to go into service in 2023.
The infrastructure construction and education conditions around the CSC
Harbin will be further improved, and it will also drive various demands in
surrounding living facilities in the project site.
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PROJECT OVERVIEW (Continued)
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CSC Harbin is now in operation, and covers industries including hardware
and construction materials, chemicals, machinery, automobiles and parts,
green food, small commodities, hotel supplies, leather and fur, outlets,
e-commerce, etc., on its trade centre premises. The seed market of the
Heilongjiang Academy of Agricultural Sciences in the project site operates
well. While building a one-stop agricultural material industrial park, it
actively promotes digitalization in the project site ad part of the effort
to promote rural revitalization. On 16 June 2022, the first New Energy
Electric Vehicle Order Fair was held in CSC Harbin Trade Centre Plaza No. 1.
It will gather resources from manufacturers, agents, and dealers to provide
consumers with benefits and help merchants expand sales channels.

CSC Harbin has a total planned land area of approximately 10.00 million
sg. m. and the total planned GFA of approximately 12.00 million sq. m..
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Interior view of Outlets in CSC Harbin
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9 1668 Commercial Street in CSC Harbin
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PROJECT OVERVIEW (Continued)
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9 Birdview of CSC Zhengzhou
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China South City Zhengzhou

China South City Zhengzhou (“CSC Zhengzhou”) is located in Zhengzhou,
the capital of Henan Province, and adjacent to the Airport Economy Zone
("AEZ") of Zhengzhou, this zone is the first national-level comprehensive
Airport Economy Zone, and the only Airport Economic Zone approved by
the State Council in China, high-speed train, intercity train, metro and
highway, to act as an integrated transport hub as a whole to provide
seamless connectivity. The project is highly accessible and enjoys extensive
transportation links — it is @ mere 16 km away from Zhengzhou Xinzheng
International Airport and a couple of kilometers away from the Beijing-
Guangzhou Railway Freight Station. The Metro South Line 2 connecting
downtown area to the airport across CSC Zhengzhou with three stations
is currently in full operation. In addition, there are several exits from the
Beijing-Hong Kong-Macao Highway, the Airport Highway, and the City
Beltway to the surroundings of CSC Zhengzhou; in particular, there are
two exits in merely 3 km area of the project, which will generate more
business opportunities and visitor flow will be generated for the project.

CSC Zhengzhou is now in operation, and covers industries including
building and decoration materials, small commodities, hardware and
machinery, home furnishing, automobiles and parts, non-staple food,
outlets, e-commerce, etc., on its trade centre premises. On 7 September
2022, a total of 845 shops in the 10th district of CSC Zhengzhou
ushered in a grand delivery. The one-stop delivery is adopted this time,
it is currently a boutique pavilion with the most complete facilities in the
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PROJECT OVERVIEW (Continued)
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Signing Ceremony for the Fourth-generation Wanda
Plaza to enter CSC Zhengzhou
BB EFEZEROMNERRNEOER
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China South
City 1st Primary
School in
Zhengzhou
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&
CSC Zhengzhou held the “Central Region (Spring/Autumn)
£

Building Materials, Hardware and Home Furnishing Fairs”
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professional market in CSC Zhengzhou. It is also an upgraded version — XTIEEEE o fh40 - BBRINET R FNEENEERS
of the building materials area. It will form the largest building materials 3 e FEZf (& ME)EM AL RERHNE - MNRIBAR
and home furnishing professional market cluster in central China and  EEMHEELEE  EMNEFR D ERER AT R

even the Country. In addition, by successfully holding CSC Zhengzhou [EEEAEE NMGATEEWRFB L o R - EINER
Central Region (Spring/Autumn) Building Materials, Hardware and Home mﬁ#ﬁ%ﬂu@ﬁﬁi\ﬁ%&ﬁﬁﬁﬁﬂﬁ SHe T EH TS
Furnishing Fairs for nine times in five consecutive years, and by creating  #—&mEERHW N EETBNTENK -

the clusters for professional markets in the project, CSC Zhengzhou has
developed into an influential trade and logistics centre in central China.
CSC Zhengzhou will speed up the development of residential ancillary and
commercial facilities, in order to meet the local demands.

CSC Zhengzhou was elected to be “Provincial Key Project”, “Provincial — ZFMEmM WS Al ML EZEERER [[TEEE
Key Investment Promotion Project”, and “Priority Relocation Site for  KIBRGSIEIE B I EJ 03 1% T 35 S0 B o i i i
Wholesale Markets of Zhengzhou City Centre”. In response to the local  #i| o &1 %40 75 BT B - F5 BI 3T A1 2 - B0 == R4
policy to support innovation and entrepreneurship, CSC Zhengzhou is also  JREBREEEFTHE A - AN EHELES - &
actively promoting emerging industries. Among them, CSC Zhengzhou — JNZERI #2016 FEF HF AL B[ A RE F S R E
has gradually become a “Provincial E-commerce Demonstration Base” | - [ E BIEE FrasRe s | - ROTRE N
since 2016, “Provincial Cross-border E-Commerce Demonstration Base”,  #{{>2AIEAIFT RS | -

and “Provincial Innovation Model Bases for Micro and Small Enterprises”.

CSC Zhengzhou has a total planned net land area of approximately 7.00  ZFJN ZE R 48R 2% S E B L7008 7K - 422

million sq. m., and total planned GFA of approximately 12.00 million  4EFESEEELI1,2008F /53K -
sg. m..
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9 Huasheng Outlets in CSC Hefei
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China South City Hefei

China South City Hefei (“CSC Hefei”) is located at Anhui Feixi Economic
Development Zone of Hefei, the capital of Anhui Province. Anhui Feixi
Economic Development Zone of Hefei is a core area for municipal
development — Hefei “1331 Project”, and was elected to be “Anhui
Provincial Key Investment Project”, “Anhui Provincial Dispatch Project”
and “Anhui Provincial 861 Construction Project”. CSC Hefei benefits from
the advantageous geographical location equipped with well developed
infrastructure: a planned transportation system of railways, highways
and river transportation across China. The Metro South Line 4 across
CSC Hefei has been under construction in October 2020 including three
stations such as “Tongluozhai Road Station” and “Yuanheng Avenue
Station” in CSC Hefei Park, and is expected to open to the traffic in 2024.

CSC Hefei is now in operation, and covers industries including automobiles
and parts, hardware and machinery, building and decoration materials,
textile and clothing, hotel supplies, outlets, small commodities, non-staple
food, etc., on its trade centre premises, combining various functions, such
as trading, logistics and distribution, production display and promotion,
information exchange and innovation, industry cluster, training base for
education industry, featured tours and comprehensive supporting facilities
for urbanization as a whole. On 19 October 2022, a resumption ceremony
was held for CSC Hefei 1668 Huashangli Jingpin 6D project, integrating
the resource advantages of state-owned enterprises, and cooperating
with China Construction Fifth Bureau to create a competitive project.
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PROJECT OVERVIEW (Continued)
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As Hefei further plays its role as the political, economic, cultural and
financial centre at the heart of Eastern China, CSC Hefei aims to capture
the opportunities arising from the area and is dedicated to cultivating
industries like education, an expanding industry that focuses on
training services, and have already recruited educational institutions of
approximately 300,000 sg. m. with staff and students over 30,000. This
would bring about education related business and huge visitor flow, and
in turn simulate advancement and become the core large-scale integrated
logistics and trade centre in the region.

CSC Hefei has a total planned net land area of approximately 10.00
million sg. m. with a total planned GFA of approximately 12.00 million sq.
m..
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Birdview of CSC Hefei
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Chongqing

9 Huasheng Outlet and International Hardware Materials and Machinery Products Expo and Trade Centre in CSC Chongging
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China South City Chongqing

China South City Chongging (“CSC Chongging”) is strategically located at
Banan District of Chongging, the only direct-administered municipality in
midwestern China, as well as the essential location seamlessly connecting
both “Belt and Road” initiative and “Yangtze River Economic Belt”.
CSC Chonggqing is also the Group's first project in direct-administered
municipality. The project is highly accessible to the city centre and other
regions given its highway network strategic location in the Chongqging
Highway Logistics Base, the state-level giant transportation infrastructure
in the western region. Such location is also the starting point of national
strategies of “The New International Land-sea Trade Corridor” and
“Chongging-ASEAN International Logistics Channel”.

Under the background where the government has put great efforts to
promote the development of Chengdu-Chongqging Economic Circle and
the expansion and upgrade of Chongging High-tech Zone, Chongging
has shifted its focus towards the development of the western area of
the city, making CSC Chongging which is located at the prime area
of Western Chongging a new hot spot for development with huge
potential for future development. In addition, coupled with the growing
maturity of business in Banan district, the groundwork of transportation
infrastructure and commercial environment was laid for the project.
According to the municipal plan, the main line of Yugian Expressway
expansion has been fully opened to traffic in December 2021 as a part of
the comprehensive transportation system in Banan District, thus improving
the interconnection in the area where CSC Chongqing is located and
boosting the regional economy with accelerated construction works.
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PROJECT OVERVIEW (Continued)
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Automobile and Parts Trade Centre in CSC Chongging
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9 Qianlong Logistics Park in CSC Chongging
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Following Chongging government’s announcement that the development
of new town in the core Southern District, where CSC Chongging is
located, it is expected the regional growth potential will be on the rise.
CSC Chongging seized the opportunity to introduce the market of home
building materials and hotel supplies to create an ideal platform for
wholesale procurement in the southwest region, which in turns promoted

the development of CSC Chongging.

CSC Chongging is now in operation, and covers industries such as small
commodities, hardware and machinery, hotel supplies, building and
decoration materials, textiles and clothing, automobile and parts, lightings
and lamps, outlets, metals, cultural tourism, etc., on its trade centre
premises. Four functional areas of CSC Chongqing include exhibition and
trading area, central park commercial and leisure area, facilities for living
area and logistics and warehousing, providing a tremendous momentum
for the development of logistics and trading industry in Southwest Region.

There are Southwest University CSC Primary School and CSC Junior High
School established on CSC Chongging to cope with the on-site demand
in course of development. With the opening of the schools, apart from
attracting the flow of people to CSC Chongging, it drives the need
of various facilities for living, which in turn further accelerates pace of

development on the project.

CSC Chongging has a total planned net land area of approximately 5.90
million sg. m. with a total GFA of approximately 13.10 million sq. m..
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CHAIRMEN'S STATEMENT
ERHRE

On behalf of the Board of the Company, together with its subsidiaries,
we are pleased to report the unaudited consolidated interim results of the
Group for the six months ended 30 September 2022 (“1H FY2022/23" or
the “Reporting Period”).

Market, operational and financial review

In the first three quarters of 2022, China’s GDP grew by 3% year-on-
year, representing a significant decline from the 9.8% growth for the
same period of last year. Since the beginning of the year, the COVID-19
virus continued to mutate, the global pandemic remained prevalent, and
new cases continued to emerge in China, leading to significant slowdown
in economic growth. In addition, global crises and conflicts continued
during the year, including the escalating conflict between Russia and
Ukraine, the sanctions imposed on Russia by western countries led by
the United States, and continued high inflation in developed economies
such as Europe and the United States, making the international situation
more complex and challenging than last year. Under the impact of various
factors, China’s real estate market faced considerable downward pressure,
with significant slowdown in housing sales, sluggish investment intentions
by enterprises, a continuously tightening financing environment, stagnant
domestic and foreign financing and significantly higher financing costs.
As a leader in integrated commercial logistics industry, the Group is also
subject to the ongoing impact of the domestic and external financing
environment and the market downturn, which has increased operational
difficulties and uncertainties in its future development.

During the Reporting Period, the resurgence of pandemic in China also
continued to affect the operation of the Group. The pandemic prevention
and control led to disruptions in logistics, transportation and supply chain,
and the implementation of controlling measures in various places posed
serious challenges to the Group’s cross-border e-commerce business.
In response to the economic impact of the pandemic, governmental
authorities also introduced several rounds of policies to boost the
economy, which stabilized and rebounded in June 2022. Facing various
unfavourable factors, the management and all staff of the Company rose
to the challenges, adjusted the operational strategies in a timely manner,
insisted on improving quality, reducing costs and enhancing efficiency,
and maintained stable cash flow, so as to minimize the adverse impact
while achieving stable, high-quality and sustainable development of the
Company in the long run.

BPRBRRARFEZTERHBRAR  SHAEEEH
2202299 A30H 1E/EA (12022238 FE £+
F ok AR R ) REEIZNG AP RS -

s - BEERMKEEE

R2022F g =FE - FEGDPRELER3I% @ HEE
FRIHA9.8% K118 IR AR RAR S o FHIDAZR » #1E
RENERBERE  2HEBNENRITES  BR
ERETE IR - KBS RBERE o o FA
PIEHME R - RESERBFEREAL - ER
BENTEFBRRERBEREHEHE  BESRECE
BRERRR  ERFERAFTEAEMERE TR
ZHAEHE T  PEEETSEBRE AN NTE

N EEHEEREMRR  EERREBREX  BER
BRERE  RAIBREIHBRERER - BEKA

NARERES - ARBERAGEABHENYRERZNES
% EETZIREAIBERE LG T RO

BRE ELBENA ARBERTEEERRIE
% o
WEMA - BARBRENMEAEBELDEER—

H

EFE - REGZEERYR  ERMNHERETE %
WEREE - $ NS BRI 5R T R RS R AR Bk
B oo MERBHEEHERNTE  BUAFHBMATHA
TEWmRBEEHNBER - 12022F6 A KB RRE
e EEEZENTEAR  ARAEBRERE RO
f - RESRESRE RIS RERAEY - R
RERSR  ERAREREAFNZENRE  BR
RARERRE 24  TEHEEE -

China South City Holdings Limited ZERGIHIER B IR A 7



Chairmen’s Statement (Continued)

EFEHRE (E)

During the Reporting Period, SZCDG officially became the single largest
shareholder of the Group upon the completion of its equity investment
in China South City. Following the state-owned equity investment,
while maintaining the management team, market-oriented operation
mechanism and industry positioning and development direction of China
South City, SZCDG fully utilized its advantages as a state-owned enterprise
to facilitate the Group to achieve “Three Changes”: firstly, to improve
the credit level and enhance capital liquidity; secondly, to optimize the
asset structure and reduce asset-liability ratio effectively; thirdly, to
strengthen the import of resources and realize industrial transformation
and upgrading. With the full support of SZCDG, the Group has achieved
the implementation and cooperation of a number of high-quality resource
projects and successfully resolved certain short-term liquidity problems.
For example, on 31 March 2022, China South City reached a cooperation
agreement with Shenzhen International Holdings Limited to effectively
revitalize its assets and further strengthen its cash flow by transferring its
Qianlong Logistics” two high-standard logistics and warehousing projects
in Zhengzhou and Hefei. On 24 August 2022, SZCDG invested RMB1.257
billion in cash in First Asia Pacific Property Management, a subsidiary
of China South City, which not only further improved the Group’s cash
flow, but also enhanced the overall value of First Asia Pacific Property
Management, thereby enabling synergistic enhancement of its brand,
property resources and services. In addition, with the active support of
the “Keepwell Deed” of SZCDG, China South City obtained the consent
of over 96% of the Holders of the Notes and successfully completed the
amendment of the terms of five offshore Senior Notes with an aggregate
amount of US$1,565.5 million.

Facing the continuous downward trend of the prevailing market
environment, the Group insisted on reducing costs and increasing
efficiency, and vigorously promoted asset disposal and accelerated capital
recovery while stabilizing the operation of logistics parks. During the
Reporting Period, the Group achieved positive results in strengthening
merchants recruitment and operation and optimizing its staffing
structure. Currently, the asset-liability ratio of the Group decreased to
62.3% and net assets per share was approximately HK$3.71. In terms
of organizational structure, on 16 June 2022, SZCDG appointed or
nominated senior management personnel with extensive experience in
operation and management, investment and financing, internal control
and management to serve as Executive Director and Vice President,
Executive Director and Chief Financial Officer, Independent Non-Executive
Director and other important positions of the Group. On 23 September
2022, Mr. Li Wenxiong, the chairman of SZCDG, started to serve as
the Group’s Co-Chairman, which greatly enhanced the capabilities of
the Group's integrated management team. With SZCDG's diversified
professional experience in the China market, we believe that in the future,
the Group will be able to further complement the strengths of SZCDG in
all aspects to achieve mutual benefits.
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Chairmen’s Statement (Continued)

EFEHRE (E)

In terms of merchants recruitment and operation, the Group actively
adapted to the development trend of the industry and each city,
and continuously introduced emerging industries and new business
models that are in line with the future development trend based on the
characteristics of local development of different cities. For example, CSC
Shenzhen introduced leading companies in the hotel supplies industry to
create a one-stop procurement centre for hotel supplies and equipment,
and introduced a new retail platform for cars to create a car theme park
and car culture industry chain. CSC Nanchang achieved breakthrough in
new business models and new consumption trend by focusing on two
national bases. Qianlong Logistics, a subsidiary of the Group, actively
developed its cold chain business and joined hands with strategic investors
to explore more development opportunities and create new area of
business growth.

In terms of transportation infrastructure, the overall regional advantages
of the Group'’s key projects in terms of transportation gradually emerged.
Currently, there have been more than 20 metro stations in the CSC Parks
across the country, and metro stations in CSC Hefei and CSC Nanning
are under construction. In addition, the Group also continued to develop
its quality resource projects in Shenzhen such as the first phase of the
urban renewal project of CSC Shenzhen, which is progressing steadily.
China South City has entered into a strategic cooperation agreement with
Shenzhen Planning Institute, a subsidiary of the SZCDG, and both parties
will have all-round cooperation of project sites planning and design, urban
renewal planning and architectural design. This project will become an
important area of value growth for the Group in the future.

During the Reporting Period, affected by a combination of factors such as
the economic downturn and resurgence of pandemic in various regions,
revenue decreased by 47.1% to HK$3,259.6 million, of which recurring
income decreased by 4.3% to HK$1,610.1 million.

Net profit attributable to owners of the parent decreased by 60.9% to
HK$256.8 million, while core net profit attributable to owners of the
parent (excluding fair value gains on investment properties and certain tax
effects, etc.) decreased by 62.7% to HK$242.1 million. Basic earnings per
share decreased to HK2.42 cents.
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Chairmen’s Statement (Continued)

EFEHRE (E)

As a leading developer and operator of large-scale integrated logistics
and trade centres in China, facing a series of crises and impacts in China
and abroad, the Group actively explored opportunities amidst the crises,
kept abreast of market changes and steadily improved the level of
merchants recruitment and operation. In addition, the Group also sought
changes through innovation, continuously promoted transformation and
upgrading, introduced new industries, and strived to achieve collaborative
development of multiple businesses while leveraging on the strong brand
advantages of the Group’s businesses to further enhance the Group’s
profitability.

During the Reporting Period, affected by the pandemic and the downward
trend in real estate industry, the overall performance of the properties
development business was under pressure, with revenue for the first
half of the financial year decreasing by 63.2% to HK$1,650 million as
compared to the same period of last year. The properties development
business will continue to promote refined management, optimize its
organizational structure, strive for stable operations and continuously
decrease financial leverage and speed up disposal of assets.

During the Reporting Period, the Business Management division continued
to integrate its resources and introduce high-quality businesses and
tenants, further improving its merchants recruitment and operation
capabilities, and won numerous industry commendations and market
recognition. In August 2022, CSC Shenzhen was awarded the title of
“Shenzhen Famous Brand” by the Federation of Shenzhen Industries
for the sixth consecutive year. In September 2022, China South City
E-Commerce Industrial Park was recognized as one of the “Top
Ten” national e-commerce demonstration bases for its outstanding
performance in comprehensive assessment. In addition, based on the
“National E-Commerce Demonstration Base” and “National Business
Incubation Demonstration Base”, CSC Nanchang focused on quality,
improved its services and welcomed the Jiangxi Tea Trading Service
Centre, thereby achieving breakthrough in new business models and
new consumption trend. CSC Chongging successfully established a well-
known local hospitality market cluster, and CSC Nanning shifted its focus
to sports industry, which further improved the business ecosystem of the
projects.
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Chairmen’s Statement (Continued)

EFEHRE (E)

During the Reporting Period, Qianlong Logistics actively developed its
cold chain business and invested in the construction of a 50,000-tonne
capacity cryogenic freezer in Shenzhen, a key city in the Greater Bay Area.
By upgrading and optimizing the value of projects, transferring projects
to revitalize assets and strengthen cash flow, Qianlong Logistics has laid
a foundation for exploring more commercial logistics business models by
focusing on its main business and future development.

Huasheng Outlet organized a series of activities such as the “Benefits
for All Businesses” campaign to promote the concept of “high-quality
products at affordable prices” and actively tried new online marketing
models such as Douyin group purchase, and strived to overcome the
adverse impact of the pandemic, thus achieving customer inflow and
performance growth to a certain extent.

Prudent Financial Management

During the Reporting Period, the Group strived to overcome the adverse
impact of the external environment and effectively reduced its interest-
bearing debts while ensuring smooth operations of the Company. In April
and August 2022, the Group paid the principal and interest of RMB2,150
million in full in accordance with the terms and conditions of the notes.
In August 2022, the Group successfully completed the amendment of the
terms of five offshore Senior Notes with a total size of US$1,565.5 million
or approximately RMB11.0 billion, reducing the Group’s short-term debt
pressure. In October 2022, SZCDG granted a 3-year loan of RMB200
million to the Group. In the future, the Group will continue to adhere to
prudent financial management strategy and strengthen asset deleverage
to further reduce interest-bearing debts.
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Chairmen’s Statement (Continued)

EFEHRE (E)

Future Prospects

Looking ahead to the second half of the fiscal year, with a complex and
volatile external environment and uncertainty over the development of
the pandemic, the Company will continue to face huge challenges in
its development. China South City will pay close attention to the overall
environment and the development direction of the industry, adjust its
development strategy when appropriate, and insist on improving quality,
reducing costs and enhancing efficiency, so as to achieve long-term and
steady development of the Group.

With the successful completion of state-owned SZCDG's share
subscription, the Group will join hands with SZCDG in the future to
carry out comprehensive cooperation in development and construction,
park operation, financing resources and urban renewal, so as to gather
momentum and empower high-quality sustainable development. At the
same time, the Group will also further optimize its organizational structure
and increase its efforts in de-stocking to maintain a safe and sound cash
flow. We will build a stable and sustainable management team and
management mechanism by integrating marketing centres, clarifying
responsible entities for assessment, and improving system construction
and business practices to lay a solid foundation for future development.
With the equity investment from SZCDG, the Group will also deepen
cooperation with more state-owned enterprises, fully enhance its
development confidence, revitalize its resources, introduce new business
models and implement compliance management, so as to continuously
create new growth.

Last but not least, on behalf of the Board, we wish to express our deepest
gratitude to our honourable shareholders, customers and business
partners for their consistent trust and support to the Group. We would
also like to thank the management and all staff members for their
dedication and wholehearted commitment, which have helped China
South City grow from strength to strength.

Li Wenxiong and Cheng Chung Hing
Co-Chairmen

Hong Kong, 28 November 2022
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MANAGEMENT DISCUSSION AND ANALYSIS

BEER R DT

Business Review

Collaborative Development in Various Areas
by Leveraging on the Strengths of Substantial
Shareholder

1H FY2022/23 was characterized by a complex and volatile international
environment, resurgence of pandemic in various places in China and
ongoing impact from tightened prevention and control measures.
According to data released by the National Bureau of Statistics, in the
first three quarters of this year, China’s gross domestic product (GDP)
grew by 3% year-on-year, representing a significant decline in growth
as compared to the same period of last year. China’s Manufacturing
Purchasing Managers Index (PMI) was 49.2% in October 2022, falling
back into contraction range again, with economy still under considerable
downward pressure. For capital markets, the domestic and international
financing environment remained challenging, with the liquidity crisis
gradually spreading across leading industry players and depressed
consumer confidence in the market. As many real industries endured a
downturn, industries such as trade and logistics were also affected with
recurring pandemic and increased uncertainty in future development,
posing challenges to the Group’s overall operation.

Facing the complex and volatile internal and external situations as well
as the difficulties arising from continuous economic downturn, the
management and all staff of the Company reviewed the current situation,
timely adjusted the operation strategy based on market conditions
and strived to improve the operation and management performance.
Leveraging on the advantages of state-owned investment, the Group
fully facilitated asset disposal and increased the liquidity of the Company;
meanwhile, it insisted on cost reduction and efficiency enhancement,
continuously optimized the staff structure and maintained safe and stable
operations; on this basis, the Group actively explored more new industries
and businesses and strived to create new value growth.
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Management Discussion and Analysis (Continued)

EEE W R (&)

During the Reporting Period, SZCDG became the single largest
shareholder of the Group upon the completion of its equity investment
in China South City. Established in 2011, SZCDG is a wholly state-owned
enterprise under the Shenzhen State-owned Assets Supervision and
Administration Commission, with strong resource advantages in the fields
of infrastructure investment, construction and operation, development,
construction and operation of industrial park and strategic emerging
industry investment. With the support of our substantial shareholder,
the Group successfully completed the amendment of the terms of five
offshore Senior Notes with a total amount of US$1,565.5 million and
secured new credit facilities of RMB5.03 billion from domestic banks
during the Reporting Period. In addition, the Group also recovered
RMB1.7 billion in a single transaction through a logistics asset transfer
cooperation, which further reduced its overall debt level, maintained
its short-term liquidity and significantly enhanced its overall financial
strength.

In terms of organizational structure, the Group achieved positive results in
strengthening its management team and optimizing its staff structure. The
Group built a stable and sustainable management team and management
mechanism by integrating marketing centres, clarifying responsible entities
for assessment, and improving system construction and business practices.
In addition, SZCDG appointed or nominated senior management
personnel with extensive experience in operation and management,
investment and financing, internal control and management to serve
as Executive Director and Vice President, Executive Director and Chief
Financial Officer, Independent Non-Executive Director and other important
positions of the Group, and the chairman of SZCDG also served as a co-
chairman of the Group, which further enhanced the capabilities of the
Group’s management team.
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Management Discussion and Analysis (Continued)

EEE W R (&)

Leveraging on the advantages of the state-owned enterprise platform
of SZCDG, the Group continued to facilitate asset disposal and, on
the basis of stabilizing logistics park operations, actively explored more
new industries and businesses to achieve collaborative multi-industry
development through continuous improvement of operation and
management. For example, on 3 March 2022, China South City and the
Shenzhen Planning Institute, a subsidiary of the SZCDG, entered into a
strategic cooperation agreement and, after several rounds of discussions
at a later stage, have agreed on a preliminary direction for the first
phase of urban redevelopment of CSC Shenzhen. On 31 March 2022,
China South City entered into a cooperation agreement with Shenzhen
International Holdings Limited to transfer its Qianlong Logistics’ two high-
standard logistics and warehousing projects in Zhengzhou and Hefei,
which further strengthened its cash flow. In addition, the Group’s smart
parking project in cooperation with Jieshun, a subsidiary of SZCDG,
has completed the renovation of 51 ramps in CSC Shenzhen; the
transformation of the fire monitoring system in the park has entered in-
depth implementation stage; and the Group has reached cooperation with
SZCDG on the equity interest of First Asia Pacific Property Management
and has started the negotiation on taking over the management of three
properties of SZCDG.

During the Reporting Period, the total revenue of the Group decreased
by 47.1% to HK$3,259.6 million (1H FY2021/22: HK$6,166.3 million).
Its recurring income decreased by 4.3% year-on-year from HK$1,683.1
million in 1H FY2021/22 to HK$1,610.1 million in the Reporting Period,
accounting for 49.4% of the total revenue (1H FY2021/22: 27.3%). Gross
profit margin was 30.0% (1H FY2021/22: 36.6%). Net profit attributable
to owners of the parent was HK$256.8 million (1H FY2021/22: HK$656.7
million). Basic earnings per share amounted to HK2.42 cents (1H
FY2021/22: HK8.12 cents).
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Management Discussion and Analysis (Continued)
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Project Investment and Development

The investment and development division mainly focuses on the Group’s
project investment, development and construction, laying a solid
foundation for subsequent merchant recruitment and project operations.
To meet local demands of projects in different places, the Group has
developed various types of commercial complexes in a number of
projects. Multi-purpose commercial properties and auxiliary facilities have
been developed in various places such as Zhengzhou, Xi‘an, Nanchang
and Shenzhen. Furthermore, government service centres, science and
education industries, sports industries and e-commerce industries have
been introduced in certain projects. In the previous fiscal year, the
investment and development division further promoted cost reduction
and efficiency improvement, carried out de-stocking, de-leveraging
and optimized the staffing structure thus creating a stable corporate
development environment.

CSC Shenzhen

As of 30 September 2022, construction of a GFA of approximately 2.39
million sg.m. was completed in CSC Shenzhen, and planned construction
of a GFA of approximately 250,000 sg.m. was underway.

CSC Nanchang

As of 30 September 2022, construction of a GFA of approximately 2.40
million sq.m. was completed in CSC Nanchang, and planned construction
of a GFA of approximately 710,000 sg.m. was underway.

CSC Nanning

As of 30 September 2022, construction of a GFA of approximately 1.95
million sq.m. was completed in CSC Nanning, and planned construction
of a GFA of approximately 150,000 sg.m. was underway.

CSC Xi'an

As of 30 September 2022, the development of CSC Xi'an is well
underway with construction of a GFA of approximately 2.41 million sq.m.
completed, and planned construction of a GFA of approximately 760,000
sg.m. was underway.

CSC Harbin

As of 30 September 2022, the development of CSC Harbin is well
underway with construction of a GFA of approximately 2.09 million sq.m.
completed, and planned construction of a GFA of approximately 710,000
sg.m. was underway.
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Management Discussion and Analysis (Continued)
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CSC Zhengzhou

As of 30 September 2022, the development of CSC Zhengzhou is well
underway with construction of a GFA of approximately 5.21 million sg.m.
completed, and planned construction of a GFA of approximately 2.11
million sg.m. was underway.

CSC Hefei

As of 30 September 2022, the development of CSC Hefei is well
underway with construction of a GFA of approximately 3.68 million sg.m.
completed, and planned construction of a GFA of approximately 640,000
sg.m. was underway.

CSC Chongging

As of 30 September 2022, the development of CSC Chongging is well
underway with construction of a GFA of approximately 2.33 million sg.m.
completed, and planned construction of a GFA of approximately 500,000
sg.m. was underway.

Logistics and Warehousing Services

Qianlong Logistics, a subsidiary of the Group, is an integrated modern
logistics enterprise. As a professional operator of e-commerce, logistics
and information industrial parks, it adopted the “Internet + Logistics
Parks” operation mode to realize the integration of information and
resources between transportation, warehousing, distribution and
other logistics services providers and production, manufacturing, sales,
e-commerce and other cargo owners across the country through the
platform and focused on the establishment of the integrated CSC logistics
network. Qianlong Logistics has vigorously expanded its comprehensive
third-party logistics services of warehousing and distribution. It actively
developed its cold chain business and invested in the construction of a
50,000-tonne capacity cryogenic freezer in Shenzhen, a key city in the
Greater Bay Area, and set up subsidiaries in 16 core cities in China and
vigorously developed logistics resources in the Greater Bay Area and
Yangtze River Delta. It has built more than 1 million sg.m. of standardized
and modernized e-commerce logistics industrial parks that are already
in operation adopting various technical means and applications such
as big data, artificial intelligence, automated equipment, visualization,
sensors etc., striving to transform and upgrade itself to intelligent and
digital modern logistics in all aspects. During the Reporting Period,
Qianlong Logistics upgraded, optimized and enhanced the value of its
projects and recovered over RMB1.7 billion through project transfer and
asset revitalization, which further strengthened its cash flow and laid a
foundation for exploring more commercial logistics business models by
focusing on its main business and future development.
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Management Discussion and Analysis (Continued)
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Outlet Operations

Huasheng Outlet, a subsidiary of the Group, is specialized in outlet
development and operation, and increasingly enhances its commercial
value through professional and effective commercial asset management.
During the Reporting Period, Huasheng Outlet organized a series of
activities such as the “Autumn Carnival” campaign to promote the
concept of “High-quality Products at Affordable Prices” and actively
tried new online marketing models such as Douyin group purchase, and
strived to overcome the adverse impact of the pandemic, thus achieving
customer inflow and performance growth.

Active Merchants recruitment and Operation and
Positive Results in Innovative Breakthrough

The Business Management team is mainly dedicated to the Group’s
project tenant recruitment and operation management providing
professional operation and management services for all links of China
South City, including development, investing and financing. The business
scope includes trade centres, logistics parks, hotels, comprehensive
business centres, commercial blocks, community centres, residential,
multi-functional properties etc.

During the Reporting Period, with the repeated outbreak of the pandemic,
some exhibition and marketing activities were reduced, visitor flow
decreased and operating costs further increased. In response to various
unfavourable factors, the Business Management division of China South
City assisted merchants to maintain stable operation, and improved the
operating environment and service quality by standardizing its operation
system and ensuring satisfactory customer services. Meanwhile, adhering
to the investment strategy of “Recruiting Big and Good Merchants”
and the service spirit of “Go Out and Invite In”, it promoted change
in merchant recruitment from quantity to quality through external
cooperation and internal and external interactions, thus making new
breakthroughs in merchant recruitment. In August 2022, CSC Shenzhen
was awarded the honorary title of “Shenzhen Famous Brand” by the
Federation of Shenzhen Industries for the sixth consecutive year. In
September 2022, China South City E-Commerce Industrial Park was
recognized as one of the “Top Ten” national e-commerce demonstration
bases for its outstanding performance in comprehensive assessment. In
addition, CSC Nanchang achieved breakthrough in new business models
and new consumption trend by focusing on two national industrial bases;
CSC Chongging successfully established a well-known local market
cluster for hotel supplies; and CSC Nanning achieved favourable results in
merchants recruitment in sports and other industries.
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Management Discussion and Analysis (Continued)

In addition, the Group continued to cooperate with various cities to
proceed with merchants recruitment. We visited various e-commerce
associations, hardware and machinery chambers of commerce, home
building materials associations, automobile and motorcycle associations,
second hand car industry associations, Chaoshan Chamber of Commerce
and other business associations, invited national industry associations and
famous enterprises to pay field visits, and organized various activities,
such as “Facilitating Intelligent Development of Industries and Cities
through Digitalization”
event, Huasheng Outlet Autumn Carnival and “2022 China E-Commerce
Industry Alliance Live Conference on Innovative Development and Cross-
border E-Commerce Policy Explanation”, and further implemented the
concept of “Stabilizing Business and Supporting Merchants” to promote

salon, “Warm Gathering” merchants networking

collaborative development of various industries.

During the Reporting Period, the overall layout of China South City
highly adheres to major national development strategies such as the
"Guangdong-Hong Kong-Macao Greater Bay Area” and “Accelerated
Push for Building a National Unified Market” which focuses on optimizing
the trade and logistics infrastructure vigorously developing the third-party
logistics system. Under the top-level design and strategic deployment
of the central government for the reform, China South City will seize
the opportunities from introduction of state capital and expand and
strengthen its trading and logistics industry in close compliance with
industrial policies of the central government and local governments to
build a special consumption centre in the Greater Bay Area.
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Management Discussion and Analysis (Continued)
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Property Leasing and Property Management

The Group implements diversified property management mode. As a
leading developer and operator of large-scale integrated commercial
logistics and trade centres in China, China South City has developed
diversified and flexible property management and ancillary services model
to ensure stable revenue sources and sustainable development in the
future. Residential facilities, shopping malls, wholesale markets, as well
as conference and exhibition are developed to create synergy. Business
is tuned and optimized according to local market demands. After years
of development, First Asia Pacific Property Management, a subsidiary of
China South City, has gained National First-Class Property Management
Qualification. It was one of the few integrated property management
enterprises capable of managing both trade centre premises and
residential properties in China. During the Reporting Period, China South
City was awarded the “Shenzhen Famous Brand”, “National E-Commerce
Demonstration Base with Outstanding Performance in Comprehensive
Assessment in 2022, “2021 Advanced Unit in Combating Pandemic in
the Property Management Industry of Guangdong Province” and other
awards. In July 2022, the Group and SZCDG entered into an agreement
to dispose of 50% equity interest in Shenzhen First Asia Pacific Property
Management Company Limited to SZCDG. In the future, the Group
will join hands with SZCDG for a win-win cooperation to expand and
strengthen the property management business.

As the projects in various cities matured over time, the Group continuously
seeks to add multiple streams of income to improve its operation,
including advertising and exhibitions, temporary space leasing and parking
charge. Meanwhile, the Group continued to strengthen digitalization on
its property management through the application of intelligent digital
service systems such as mobile payment, online payment, electronic
invoicing and smart device control, and accelerated the upgrade of
intelligent parking systems and fire monitoring systems in logistics parks
to enhance the overall level of digitalization.
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Management Discussion and Analysis (Continued)
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Exhibitions and Events

During the Reporting Period, the development of various exhibition
activities was adversely affected due to the recurring pandemic and
the consequential requirements for pandemic prevention and control.
The Group organized several large-scale exhibitions and events while
actively implementing the pandemic prevention requirements of local
governments.

In July 2022, hosted by China South City Group and China South City
E-Commerce Industry Alliance, the 2022 China E-Commerce Industry
Alliance Live Conference on Innovative Development and Cross-border
E-Commerce Policy Explanation” was held simultaneously in eight cities
covered by China South City.

In August 2022, the 14th product selection session — “Gifts and
Household Goods” by the Qianyu Cross-border E-Commerce Product
Selection Base of China South City was held at the No. 1 Trading Square
of CSC Shenzhen, where more than 30 source factories gathered to
empower brands to go to overseas.

In September 2022, the “Facilitating Intelligent Development of Industries
and Cities through Digitalization” salon was held at China South City to
facilitate enhancement of service efficiency and empower the enterprises
in the park to jointly promote digital transformation.

In September 2022, China South City held a series of activities for the
"Benefits for All Businesses” campaign featuring a number of events such
as merchants recruitment conference, contract signing, innovation and
start-up service platform, shop sales, merchant evaluation and networking
dinner.

In addition, China South City also held various marketing campaigns and
small-scale exhibitions across its various projects to attract more customer
flows and expand its brand influence.
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Management Discussion and Analysis (Continued)
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Land Bank
Adapting a unique and flexible business model, the Group intends to
retain commercial properties including logistics and warehousing facilities

and hotels as well as certain trade centre units for self-use or long-term

leasing purposes in order to generate stable recurring income and achieve
asset appreciation. The remaining certain trade centre units and residential
properties will be listed for sale to generate cash flow for the Group's
development. The Group’s current land bank is mainly for residential and

commercial purposes.
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HEFAETAENARER - AEERREDR
BE&E  BESAXRMELRETHERRSF 0
WIERBERRMLERS - WESRERHELK
NREBEEEE  MHTETERZSHOEERE
ME ARERBELHE  RASEERREERS
BEm - AEBERB LIOHE  ZFLHRAERIA

Properties
planned
for future
Properties development Total
under on GFA planned Planned GFA for
Completed propertiest development acquired® GFA® acquired land
REMERR
_ RENCH arg
Projects EH ERINEY REDHE IHEFER? EBEFERY CEILRIEEER
Saleable
and in

(in'sq. m.) Sold operation Estimated Estimated (% to total planned GFA)®
(FAK) BE AEREE SiH B (BRREIREEREESL)Y
CSC Shenzhen YR 923,100 1,469,200 248800 66,200 2,707,300 2,707,300 100%
CSC Nanchang rHEEE 1,408,500 992,400 710,700 1,682,800 6,866,000 4,794,400 70%
CSC Nanning HEEEN 695,100 1,258,000 154,800 372,100 4,880,000 2,480,000 51%
CSC Xian RLEBH 1,713,800 698,700 761,500 995000 17,500,000 4,169,000 24%
CSC Harbin PR AER 867,900 1,221,400 706,400 2,980,400 12,000,000 5,776,100 48%
CSC Zhengzhou R 3,179,500 2,030,500 2,111,200 2,871,000 12,000,000 10,192,200 85%
&%@. BRERR 2,449,700 1,226,500 641,200 1,675,600 12,000,000 5,993,000 50%
CSC Chongging BREEY 925,400 1,408,800 495,400 3,672,200 13,100,000 6,501,800 50%
Total @it 12,163,000 10,305,500 5,830,000 14315300 81,053,300 42,613,800 53%
Notes: G
(1) Represents the GFA for which the construction of all various types (1)  REKREFTHRERMNSAE M ENFEERE - BIEHE

)

(©)

)

of buildings had been completed, including properties held for sales,
warehouses, multi-purpose commercial properties, hotels and trade centres
held for rental purpose as well as self-use properties.

Represents the remaining GFA after deducting the completed properties and
properties under development from the total planned GFA for acquired land.

Represents the planned GFA upon establishment of the projects. The actual
land and GFA to be acquired or built are subject to different factors and may
vary subsequently.

Represents the planned GFA for the land acquired including completed
properties, properties under development and properties planned for future
development. The actual GFA may vary subsequently according to needs of
the Group.
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Management Discussion and Analysis (Continued)
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Financial Review

The main objective of the Group’s financial management is to pursue
long-run sustainable growth while maintaining financial health through a
strong and stable capital base.

The Group proactively adjusts its business development strategies, the
pace of land acquisition and other capital expenditures in concurrence
with its cash flows from operating and financing activities, in order to
maintain liquidity while uphold growth momentum.

The Group actively manages its financing structure through various
financing channels, from onshore and offshore bank loans to different
interbank and capital market instruments, in order to achieve an optimal
capital structure and maturity profile. As at 30 September 2022, the
total interest-bearing debts of the Group were HK$32,160.7 million (31
March 2022: HK$35,975.4 million). The gearing ratio was 66.3% (31
March 2022: 69.4%). Furthermore, as at 30 September 2022, cash and
bank balances were HK$4,039.9 million (31 March 2022: HK$4,681.1
million) and the Group had unused banking facilities of approximately
HK$13,076.3 million.

Comparing with the same period last year, the revenue of the Group
decreased by 47.1% to HK$3,259.6 million (1H FY2021/22: HK$6,166.3
million). Net profit attributable to owners of the parent decreased by
60.9% to HK$256.8 million (1H FY2021/22: HK$656.7 million) and the
basic earnings per share decreased to HK2.42 cents (1H FY2021/22:
HK8.12 cents). The decrease in net profit attributable to owners of the
parent and basic earnings per share are mainly due to (i) the decline in
delivery of properties and hence decline in revenue from properties sales
during the period as the COVID-19 pandemic continued to repeat and
depressed macro market environment; and (ii) the decline in average
selling price of properties delivered during the period, resulting in the
decrease in the gross profit margin.
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Management Discussion and Analysis (Continued)
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Revenue N

Revenue for the Reporting Period decreased by 47.1% to HK$3,259.6 B EFRHEILLE @ AREHREAWM AR P 47.1%E
million (1H FY2021/22: 6,166.3 million) comparing with the same period  32.596/&8 7T (2021/22 4 R EE[& F4F : 61.663185
last year. The decrease was mainly attributable to less properties were sold ~ 7©) » JH A X BERE 2 BN AR AR R DB X
and delivered during the Reporting Period. & NZAFTE -

For the six months
ended 30 September

BZE9A30HIE<EA
2022 2021 Change
20225 20214 B0
HK$°000 HK$'000 %
FERT FAT %
Sale of properties and finance YIEEE RRERERA
lease income 1,649,530 4,483,186 -63.2
Recurring income &I A 1,610,100 1,683,065 -4.3
Property leasing and LETiikn
management service income o =B AR FEUG A 950,259 875,653 8.5
Other recurring revenue H g A 659,841 807,412 -18.3
3,259,630 6,166,251 -47 .1

Interim Report 2022/23 FREA¥R &



Management Discussion and Analysis (Continued)
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Sales of Properties and Finance Lease income

Revenue from sale of properties decreased by 57.7% to HK$1,649.5
million (1H FY2021/22: HK$3,895.8 million). The decrease was mainly
attributable to less sales and delivery of properties during the Reporting
Period.

No finance lease income was derived from the leasing of office buildings
during the Reporting Period (1H FY2021/22: HK$587.4 million) whereas
the revenue of last year was primarily attributable to finance lease income
from office building at CSC Shenzhen.

Property Leasing and Management Service Income
The Group intends to retain certain of trade centre units for self-use or
rental purposes. Meanwhile, the Group also provide property management
services for its trade centres, shops and residential properties delivered
and in use. Given the diversity of its property types and industries in China
South City projects, the Group’s business management division continued
to provide diversified leasing and property management services, to cater
the needs of different property types and industries across respective
projects during the Reporting Period. Property leasing and management
service income will become an important component of the recurring
income of the Group in the long run. CSC Shenzhen, being the more
mature project in the Group’s portfolio, contributed a substantial part
of the property leasing and property management service income.
During the Reporting Period, property leasing and property management
service income of the Group increased by 8.5% to HK$950.3 million (1H
FY2021/22: HK$875.7 million) comparing with the same period of last
fiscal year.

Other Recurring Revenue

Other recurring revenue decreased by 18.3% to HK$659.8 million (1H
FY2021/22: HK$807.4 million). As part of the asset has been sold last
year, revenue from logistics and warehousing services decreased 31.1%
to HK$157.6 million (1H FY2021/22: HK$228.7 million) during the
Reporting Period. Due to the continuous and direct impact of the novel
coronavirus outbreak, the revenue from outlet operations decreased
46.1% to HK$124.1 million (1H FY2021/22: HK$230.2 million), which in
turn affected the growth rate in the Group'’s overall recurring income.

Cost of Sales

The Group's cost of sales mainly includes construction costs, borrowing
costs and land costs of properties sold and properties sold under finance
lease, and operating costs of recurring business. During the Reporting
Period, the cost of sales decreased by 41.6% to HK$2,282.6 million (1H
FY2021/22: HK$3,908.0 million). The decrease in cost of sales was in line
with the decrease of total recognised sales during the Reporting Period.
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Management Discussion and Analysis (Continued)

Gross Profit
Gross profit decreased by 56.7% to HK$977.0 million (1H FY2021/22:
HK$2,258.2 million). During the Reporting Period, gross profit margin
decreased to 30.0% (1H FY2021/22: 36.6%), which was mainly due to
the decrease in average selling price of properties sold and increase of
construction cost.

Other Income and Gains

During the Reporting Period, other income decreased by 61.6% to
HK$50.4 million (1H FY2021/22: HK$131.3 million), which was mainly
attributable to the decrease in interest income. In addition, during the
Reporting Period, other gains turned from HK$12.8 million gains for the
corresponding period of last year to other losses of HK$16.0 million,
which was mainly attributable to the fair value losses on financial assets at
fair value through profit or loss and losses on exchanges.

Fair Value Gains on Investment Properties

The fair value gains on investment properties amount to HK$19.6 million
(TH FY2021/22: HK$10.0 million). During the Period, the fair value gain
mainly comes from logistics and warehousing assets.

For each of the interim and annual financial reporting date, the Group
appoints an independent professional qualified valuer to determine the
fair value of our investment properties. The change in fair value of our
investment properties may be affected by a variety of internal and external
factors, such as rental area, rental rate, market prices of comparable
properties.

Based on our business model, the Group may have new additions of
investment properties every year that generate fair value gains. The fair
value gains/(losses) may fluctuate with time due to the change in the
volume of the investment properties, the change in market conditions and
different construction phrases of our projects. Therefore, the amount of
fair value gains/(losses) will also fluctuate accordingly.
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Management Discussion and Analysis (Continued)
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Selling and Distribution Expenses

The Group’s selling and distribution expenses decreased by 61.9%
to HK$63.8 million (1H FY2021/22: HK$167.5 million). The decrease
was mainly attributable to the implementation of effective cost control
measures over marketing activities on the sales of properties during the
Reporting Period, and certain property sales are directly sold by the Group
to end customers rather than through intermediaries.

Administrative Expenses

Administrative expenses decreased by 7.7% to HK$469.2 million (1H
FY2021/22: HK$508.2 million). The decrease was primarily due to actions
taken by the Group to streamline human resources and the effective
control of administrative costs.

Other Expenses

Other expenses increased to HK$108.9 million (1H FY2021/22: HK$9.1
million), which was mainly attributable to the impairment of trade
receivables.

Finance Costs

Finance costs decreased by 10.7% to HK$282.0 million (1H FY2021/22:
HK$315.8 million). Due to the change in capital market conditions, the
Group's weighted average financing cost decreased to 8.4% as at 30
September 2022 (31 March 2022: 9.0%).

The average financing cost of bank and other borrowings and senior
notes are 8.0% and 9.0% respectively as at 30 September 2022 (31
March 2022: 8.2% and 10.5%).

Tax

Income tax expenses recorded a credit of HK$148.9 million (1H
FY2021/22: expenses of HK$755.4 million). The credit in income tax
expenses was mainly due to the deferred taxation for the Reporting
Period.
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Management Discussion and Analysis (Continued)

Liquidity and Financial Resources

The Group finances its development and operations primarily through
internally generated funds, bank and other borrowings, and the issuance
of different types of bonds and notes on the onshore and offshore
market, which includes but not limited to senior notes, short-term notes,
medium-term notes, corporate bonds and domestic company bonds. The
Group will continue to explore different financing means and to extend its
financing channels.

Cash and Bank Balances

As at 30 September 2022, the Group had HK$4,039.9 million cash and
bank balances (31 March 2022: HK$4,681.1 million). The Group's cash
and bank balances were primarily denominated in Renminbi, HK dollars
and US dollars.

Borrowing and Charges on the Group’s Assets

As at 30 September 2022, the total interest-bearing debts of the Group
were HK$32,160.7 million (31 March 2022: HK$35,975.4 million). The
details of borrowings and charges on the Group's assets are set out
below.

Interest-bearing bank and other borrowings

The Group had aggregated interest-bearing bank and other borrowings
of HK$19,992.0 million as at 30 September 2022 (31 March 2022:
HK$21,083.6 million), of which HK$12,062.8 million is repayable within
one year or on demand, HK$1,780.4 million will be repayable in the
second year, HK$2,402.5 million will be repayable in the third to fifth
years and HK$3,746.3 million will be repayable after five years. As at 30
September 2022, the Group's interest-bearing bank and other borrowings
of approximately HK$19,647.4 million were secured by certain buildings,
investment properties, properties under development, properties held
for finance lease, properties held for sales and bank deposits with a total
carrying value of approximately HK$47,056.2 million.

All interest-bearing bank and other borrowings of the Group were
denominated in HK dollars, Renminbi or US dollars with interest rates
range from 2.80% to 15.00% (31 March 2022: 3.75% to 15.00%) per
annum. Furthermore, as at 30 September 2022, the Group had unused
banking facilities of approximately HK$13,076.3 million. The Group will,
depending on the needs of project development and working capital
status, utilize these banking facilities as appropriate.
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Management Discussion and Analysis (Continued)
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Issuance of Notes
Senior Notes

During the Reporting Period, the Company has obtained the consent from
the note holders that the maturity dates of 11.5% senior notes due 2022,
10.875% senior notes due 2022, 7.25% senior notes due 2022, 10.75%
senior notes due 2023 and 11.95% senior notes due 2023 (collectively
referred as “Senior Notes”) are extended for further twenty months and
their corresponding new maturity date are 12 April 2024, 26 June 2024,
20 July 2024, 11 December 2024 and 9 October 2024 respectively. The

&)

interest rates of all Senior Notes were revised to 9%.

Details of movement is set out below:

RE2BT

B%
WEHR  AR2FERSEEEFEAREMTLI1.5%
2022F BIHARE R EE © 10.875% 2022F R HA &
PR - 7.25% 2022 FEIHIMEB AR = - 10.75%
2023F 2| HIR B S =K I 11.95% 2023F | HIME 5T
ZE(HEEAZE DR T20EA - EHENHE
HIH DRI A2024F4 8128 ~ 20246 826H ~ 2024
F£7H208 - 2024512 A1 BH2024F1089H « &

=
=

ST o=

GREFES LR IRS R R

BHHERIINT -

Dec 2019 and Feb and Nov 2017 Sep 2020 and Mar 2021

Jan2020 11.5%  Jun 2020 10.875% 7.25%  Jan202110.75% 11.95%

Senior Notes Senior Notes Senior Notes Senior Notes Senior Notes

due 2022 (9.0% due 2022 (9.0% due 2022 (9.0% due 2023 (9.0% due 2023 (9.0%

Senior Notes Senior Notes Senior Notes Senior Notes Senior Notes

due Apr 2024) due Jun 2024) due Jul 2024) due Dec 2024) due Oct 2024)

20198128R 2020528 & 20175118 2020698 % 2021534

2020F1811.5% 6410.875% 7.25%  2021%1810.75% 11.95%

2025382 02538 20225582 2023552 20235 EH2

BEZE9.0% BERE(9.0% BARE(9.0% BERE(9.0% BERE(9.0%

0454R8 8z 204F6RFE 2z 202457888z 04512888z 2024510882

Issued Date RTAE BEEE) BEREE) BREE) BREE) BREE)
ISIN X52085883119 X52120092882 X51720216388 X52227909640 X52238030162
US$'000 US$'000 US$'000 US$'000 US§'000

TET TET TET FEx TET

Issued nominal value BTEE 350,000 350,000 300,000 370,000 225,000
As at 1 April 2022 R2022F4718 348,000 346,000 276,500 370,000 225,000
Redeemed upon maturity 3| R B (17,400) - - - -
As at 30 September 2022 2022594 30A 330,600 346,000 276,500 370,000 225,000

All of the notes above are listed and traded on the Singapore Stock

Exchange.

As at 30 September 2022, the carrying value of Senior Notes were
HK$12,168.7 million (31 March 2022: HK$12,295.2 million). The Senior
Notes are jointly guaranteed by certain subsidiaries and part of the Senior

Notes are secured by pledges of share of certain subsidiaries.

AR SRR R DN S

RAELZ D EEIRIER -

XS LETREE -

120229 A30H F BEEBRMNIREEA121.6871%
BT (202293 A31H 12295288 7T) - BAZE
BETHBARRRER - SMNELREHE THE
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Management Discussion and Analysis (Continued)

Medium-Term Notes

In April 2019, China South International Industrial Materials City
(Shenzhen) Company Limited (“China South International”) issued the
first tranche of the medium-term notes of 2019 with a total principal
amount of RMB600 million with a maximum maturity period of 3 years
and at an interest rate of 8.5% per annum. The amount was fully settled
in April 2022.

Domestic Company Bonds

In August 2019, China South International issued the first and second
tranche of the domestic company bonds of 2019 with an aggregate
principal amount of RMB1.4 billion with a maximum maturity period of 3
years and at an interest rate of 8% per annum. In July 2021, the principal
amount of RMB12 million of domestic company bonds were sold back to
China South International and then the outstanding principal balance of
RMB1.388 billion was fully settled in August 2022.

Gearing Ratio
The Group's gearing ratio (net debt divided by total equity) was 66.3% as
at 30 September 2022 (31 March 2022: 69.4%).

Net Current Assets and Current Ratio

As at 30 September 2022, the Group had net current assets of
HK$13,670.9 million (31 March 2022: HK$6,426.6 million) and a current
ratio of 1.33 (31 March 2022: 1.12).

Contingent Liabilities

The Group has provided guarantees mainly with respect to banking
facilities granted by certain banks in connection with mortgage loans
made by purchasers of the Group’s trade centres and residential
properties, and bank loans made by lessees of the Group’s residential and
commercial properties. The guarantees granted to purchasers of trade
centres and residential properties will be released when the purchasers
obtain building ownership certificates, which will then be pledged to the
banks. For leased residential and commercial properties, the guarantees
will be released accordingly when the lessees repaid the loan. Further
details to the above and other matters will be set out in notes to the
financial statements.
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Management Discussion and Analysis (Continued)
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Commitments

As at 30 September 2022, the Group had future capital expenditure
contracted but not yet provided for amounting to HK$11,521.8 million (31
March 2022: HK$13,512.5 million).

Acquisition and Disposal of Subsidiary and
Associated Companies

Except for the disposal of 50% equity interest in Shenzhen First Asia
Pacific Property Management Company Limited announced on 18 July
2022 and 28 July 2022, the Group had no material acquisitions and
disposals of subsidiaries and associated companies during the Reporting
Period.

Foreign Exchange Risk

The Group conducts its business primarily in Renminbi. The income and
bank deposits of the Group were substantially denominated in Renminbi
to meet the Group’s development and operation needs in the PRC. Other
than the bank deposits, bank borrowings and senior notes denominated
in foreign currency, the Group does not have any other material exposure
to foreign exchange risk.

The Group continues to adopt a proactive approach to closely monitor
the foreign currency market and explore the domestic capital market for
financing opportunities. Other hedging arrangements will be made if such
need arises.

IR

72022F9F30H « AEBEWEFTAERGHEEERN
RKBARZ S E A115.2181878 7T (202243 A 31
B :135.125(8%87T) °

WiER HENB AR REE QT

202247 A18H }20224F7 A28 B A& HE#E
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Management Discussion and Analysis (Continued)

EEE W R (&)

Economic, Commercial and Other Risks

The Group may be exposed to the risk of negative developments in
national and regional economies, property and financial markets. It may
result in reductions in sales and selling prices of the properties, rental
rates and occupancy rates of properties, and demand for ancillary services
and facilities it provides. It may also result in recession, inflation, deflation
and currency fluctuations as well as restrictions in the availability of
credit, increases in financing and other operating costs. The development
of the Group’s projects may subject to market risks as it usually takes
time to complete. Though the Group appoints quality partners for the
development of its projects, it may still be subject to associated risk of the
quality and safety of the products and services provided to the Group.
The Group may also be subject to a number of regulatory environments
in the territories in which it operates. Changes in the regulatory approach
to such matters as ownership of assets and businesses, regulations
related to development and operations, exchange controls, tax rules and
employment legislation may impact the business of the Group. Changes
in the policy environment in such territories may also affect the business
of the Group. The management of the Group will keep abreast of the
environment and policy changes and make the necessary adjustments
in response to such changes, if any. Further steps taken by the Group to
manage the financial risk can be read in conjunction with note 43 to the
financial statements as set out in the Company’s 2021/22 Annual Report.
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Management Discussion and Analysis (Continued)
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Land for Projects and Restriction on Sales

The Group enters into project agreements with local governments prior
to the development of all projects in order to outline the long-term
blueprints of relevant projects. These agreements generally set out the
size and use of lands and the related development plans. However, the
actual acquisition of lands, land area and terms and conditions of such
acquisition are subject to the relevant regulations and local governments’
requirements, the Group'’s development plans and the results of the
relevant public tender, auction and listing. Since the development of each
of these projects may last for more than ten years, the Group and the
local government may discuss to adjust the details of these agreements to
align with the actual needs of developments.

The pace of the land acquisition and project development depends on the
progress of the Group’s planning, as well as the procedural formalities
as determined by the local government departments. As the procedures
and requirements set by different local governments vary, the Group may
adjust the development of each project according to relevant conditions.
In view of its substantial land bank and flexibility in project planning, the
Group believes such circumstances will not have material impact on its
development as a whole.

Pursuant to certain project and land related contracts and documents,
some of the land acquired by the Group may have sales restrictions on
properties built on it. According to the Group’s business model, the Group
intends to hold certain trade centres and commercial facilities for leasing
and self-use, the related sales restrictions will not have significant impact
on the Group.

Human Resources

As at 30 September 2022, the Group had a workforce of 2,671
employees. The Group aims to optimize the organizational structure and
talent structure to further reduce operating costs, remunerations and
other benefits of employees are reviewed annually in response to both
market conditions and trends, and are based on qualifications, experience,
responsibilities and performance. In addition to basic salaries and other
staff benefits, discretionary bonuses and share options may be awarded
to employees who display outstanding performance and contributions to
the Group. During the Reporting Period, SZCDG has appointed two senior
management to join the Group as Executive Directors of the Board, and
the Chairman of SZCDG also serves as Co-Chairman of the Group.
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DISCLOSURE OF INTERESTS

o E

Directors’ and Chief Executive’s Interests in Securities

As at 30 September 2022, the interests and short positions of the
Directors in the shares of the Company (the “Shares”), underlying Shares
and debentures of the Company or any of its associated corporations

(within the meaning of Part XV of the Securities and Futures Ordinance (the

“SFO")) as recorded in the register maintained by the Company under

section 352 of the SFO or as notified to the Company and the Hong Kong

Stock Exchange pursuant to the Model Code for Securities Transactions by

Directors of Listed Issuers (the “Model Code"”) were as follows:

Long position in the Shares and Underlying Shares

of the Company

EERFETHAERBSFNES
M202299A30R  EFRA N F K E AR EE
(EERFHLHAGKRO(FZH LSRG ])EXVED)
HIARRFIRG ([R ]) - BERG RIEEEPHEESH
ARRNEIMRIBEEF LA E GO E32EETFENE
offt - IR EMBEITAZESETESFR HHIZEST
B(MZESFR ) BN AR T REBH TR R
KEWT

RAERXRARG REEARGHTRE

Number of Shares held
FsERBHE

Approximate

percentage of

the Company’s

Corporate Personal Family Share total number of

Name of Directors Class of Shares interest interest interest Options Total  issued Shares®
L]
BRTROAH
Bspg BRAER NERR BARR FhER BiRE &zt R

Cheng Chung Hing Ordinary Shares 2,306,553,7910 - - - 2,306,553,791 20.16%
LN LR

Cheng Tai Po Ordinary Shares 588,984,145@ 4,936,000 - - 593,920,145 5.19%
BRE LR

Geng Mei Share Options - - - 30,000,000 30,000,000 0.26%
15 Bl

Cheng Ka Man Carman Share Options - - - 7,800,000 7,800,000 0.07%
LIED B

Li Wai Keung Share Options - - - 2,000,000 2,000,000 0.02%
E2EE B

Leung Kwan Yuen Andrew Share Options - - - 2,000,000 2,000,000 0.02%
REE Bl

Hui Chiu Chung Share Options - - - 2,000,000 2,000,000 0.02%
AR e
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Disclosure of Interests (Continued)
FERWE (E)

Notes:

(1) Mr. Cheng Chung Hing is interested in 100% of the issued share capital of
Accurate Gain Developments Limited which in turn holds 2,306,553,791
Shares and is therefore deemed to be interested in the aforesaid
2,306,553,791 Shares. He is the father of Ms. Cheng Ka Man Carman and
the younger brother of Mr. Cheng Tai Po.

(2) Mr. Cheng Tai Po is interested in 100% of the issued share capital of
Proficient Success Limited which in turn holds 588,984,145 Shares and is
therefore deemed to be interested in the aforesaid 588,984,145 Shares. He is
the elder brother of Mr. Cheng Chung Hing and the uncle of Ms. Cheng Ka
Man Carman.

(3) The relevant interests are share options granted to Ms. Geng Mei and Ms.
Cheng Ka Man Carman pursuant to the Company’s 2019 Share Option
Scheme adopted on 13 September 2019. Further details of the 2019 Share
Option Scheme are set out in the section headed “Share Option Scheme” in
this report.

(4) The relevant interests are share options granted to Mr. Leung Kwan Yuen
Andrew, Mr. Li Wai Keung and Mr. Hui Chiu Chung pursuant to the
Company’s 2009 Share Option Scheme adopted on 4 September 2009.
Further details of the 2009 Share Option Scheme are set out in the section
headed “Share Option Scheme" in this report.

(5) The percentage shareholding is calculated on the basis of 11,441,892,848
Shares issued as at 30 September 2022.

Save as disclosed above, as at 30 September 2022, to the knowledge of
the Directors, none of the Directors or chief executive of the Company
had any interests or short positions in the Shares, underlying Shares
and debentures of the Company or any of its associated corporations
(within the meaning of Part XV of the SFO) which were required to be: (i)
notified to the Company and The Hong Kong Stock Exchange pursuant
to Divisions 7 and 8 of Part XV of the SFO (including interests and short
positions which the Directors and chief executive were taken or deemed
to have under such provisions of the SFO); (i) entered in the register kept
by the Company pursuant to Section 352 of the SFO; or (iii) notified to
the Company and The Hong Kong Stock Exchange pursuant to the Model
Code.

G

(1) F 70 BF A B %5 A % 7 Accurate Gain Developments
Limited 2 B /TR AR 100% AR D4 2+ M2 A A3
H2,306,553,791 i tn - MERSE AWK BIFAE L
2,306,553,791i& &0 2 # % o M RE R T2 RHE
PN e v L

() i A BB K 2R 5t 4 8 & Proficient Success Limited 2 317
IR B9 100% & 15 #E 2= + T 7% 2 7145 /A 588,984,145
MR tn - BUED SR A4 4R A3 H 3l588,984, 145 AR AR
M2 o B ASMELE BN KRBT
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Disclosure of Interests (Continued)
FERWE (E)

Substantial Shareholders’ Interests in Securities

As at 30 September 2022, to the knowledge of the Directors, the
following persons (other than a Director or chief executive of the
Company) had or were deemed or taken to have interests or short
position in the Shares or underlying Shares which were required to be
disclosed to the Company under the provisions of Divisions 2 and 3 of

Part XV of the SFO, or which were recorded in the register kept by the & :

Company pursuant to Section 336 of the SFO:

FERRREBSFHER
M2022F9H30H - BEFMA - LTAT(ESHK
RRAREZTHAERIN RIRMDSABERD P #ES
SR ANEERBIRIEESF RBAEGROIEXVIBE2
K3DEGEAMAREHEEE - AR RRIRIEE
% B E 50153361472 TR B /& L e s 5ok

Long Position in the Shares RERAFRNIFE
Approximate
Number of percentage of
Shares or  the Company’s
underlying total number of
Name Nature of interest Shares held issued Shares®
AR RARE AT
FrRERAD IRAPEEE
W ET M BB B E BATES o
SZCDG Deemed interest in controlled corporation 33,500,000,000 29.28%
(el L BWARER I H =B
SEZCDHK Deemed interest in controlled corporation 33,500,000,000M 29.28%
RHREEEE WRER A E R
SEZCDIH Beneficial owner 33,500,000,000@ 29.28%
R EmEB A
Accurate Gain Developments Limited Beneficial owner 2,306,553,791® 20.16%
Emfia A
Tencent Holdings Limited Deemed interest in controlled corporation 955,936,666@ 8.35%
BRIZERER AR WARIEZ I H A B
THL H Limited Beneficial owner 955,936,666 8.35%
E=EEA
Proficient Success Limited Beneficial owner 588,984,1450 5.15%
BEmEAA

Notes:

Q) SEZ Construction & Development International (Hong Kong) LIMITED is (1)

wholly owned by SZCDG (“SEZCDHK").

(2)  SEZ Construction & Development Investment Holding LIMITED is wholly — (2)

owned by SEZCDHK (“SEZCDIH").

(3)  Mr. Cheng Chung Hing owns 100% of the issued share capital of Accurate  (3)

Gain Developments Limited.

(4)  THL H Limited is wholly owned by Tencent Holdings Limited. 4)

(5 Mr. Cheng Tai Po owns 100% of the issued share capital of Proficient  (5)

Success Limited.

(6) The percentage shareholding is calculated on the basis of 11,441,892,848 (6)

Shares issued as at 30 September 2022.

Interim Report 2022/23 A AR &

GEE

BHA(IBaEssE]) -

wEe(FagErE)) -

ZREI100% MDA e

M100% R o

11,441,892, 848/ A% (7 51 & ©

FRERERER(FE)ARATNOFREREES

FREREREEEBRERAAMFREEEELE

ELFA L S A 3 5 Accurate Gain Developments 2 357 T%

THLH Limited B IZIRBIR A B2 EHA -

BB K 3R 5 A= 8 8 Proficient Success Limited B 27T B A

BEARE D T IRE R 20224983088 #1727



Disclosure of Interests (Continued)
FERWE (E)

Save as disclosed above, as at 30 September 2022, to the knowledge of
the Directors or chief executive of the Company, no other person (other
than a Director or chief executive of the Company) had, or were deemed
or taken to have interest or short position in the Shares or underlying
Shares which were required to be disclosed to the Company under the
provisions of Divisions 2 and 3 of Part XV of the SFO, or which were
recorded in the register kept by the Company pursuant to Section 336 of
the SFO.

Information on Share Options

Share Option Scheme

The share option scheme adopted by the Company on 4 September 2009
became effective on 30 September 2009 and expired on 29 September
2019 (the “2009 Share Option Scheme”). In light of the expiration of the
2009 Share Option Scheme, a new share option scheme was adopted by
the shareholders at the annual general meeting of the Company held on
13 September 2019, after which the Company obtained a conditional
listing approval for such new share option scheme from The Hong Kong
Stock Exchange (the “2019 Share Option Scheme”).

No options can further be granted under the 2009 Share Option Scheme
which expired on 13 September 2019. However, for the outstanding
50,000,000 share options granted and yet to be exercised under the 2009
Share Option Scheme remain valid and exercisable in accordance with
the terms of the 2009 Share Option Scheme, representing approximately
0.44% of the total number of issued Shares of the Company as at the
date of this report.

2009 Share Option Scheme
The major terms of the 2009 Share Option Scheme were summarized as
follows:

1. The purpose of the Share Option Scheme was to provide incentives
to eligible persons for their contribution to the Company and to
enable the Company to recruit high-calibre employees and attract
human resources that are valuable to the Group.

2. The Board may at its discretion grant options to Directors,
employees, officers, agents, consultants or representatives of the
Group.

B PRI FEE SN - M20229F9A308 © BEERA
RRAEBITHRABHA  BEEMAT(EEHAR
BIEBITERA BRRIN) BB sk A RA AR 19 44 A s
RAESWEERBRBEES LS EHIEXVEBE2 X3
DEEARARNRBIRE - SREFFRBEEME
336(6E AR R RIIFE B M 2 ERSgAR -

ERERENER

iE AR T8

A RR200949 A4 B AR RE AR 5T 21 (120094
BEARERTE] 1) R 2009F9 A308 A% W A201949
F29H B - 82009 AR R AT B HR - IR R
20199 A13HRITHARRIRRBF RNSRMNIE
MRS EBRARARESHE BB ARSI ZHT
BERSHE AT 2 B A IR TR (12019 B R =1
2l) -

7201999138 © 2009F B R iR BIE 42 1E - I E
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BB R H I M AR 1T H950,000,000% B B AE 4 E S
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The total number of Shares which may be issued upon exercise of
all share options granted and yet to be exercised under the Share
Option Scheme must not exceed 30% of the Shares in issue from
time to time. The total number of Shares in respect of options which
granted under the Share Option Scheme was not permitted to
exceed 10% in nominal amount of the issued Shares as at the date
of commencement of the listing of Shares on The Hong Kong Stock
Exchange unless with the prior approval from the Shareholders.
The Share Option Scheme limit was refreshed at the annual general
meeting of the Company held on 21 August 2013. At the date of
this report, the maximum number of the Shares available for issue
upon exercise of all share option which are granted under the Share
Option Scheme is 50,000,000 Shares, representing approximately
0.44% of the total number of issued shares of the Company as at
the date of this report.

The total number of Shares issued upon the exercise of share
options granted under the Share Option Scheme (including
exercised, cancelled and outstanding share options) to each grantee
in any 12-month period up to the date of grant should not exceed
1% of the issued share capital of the Company as at the date of
grant. Any further grant of share options in excess of this limit is
subject to approval of the Shareholders.

The period during which a share option may be exercised would be
determined by the Directors at their absolute discretion, save that
no share option may be exercised more than 10 years after grant.

The consideration paid by each grantee for each grant of options is
HK$1.

The exercise price in relation to each share option would be
determined by the Directors at their absolute discretion and should
not be less than the highest of: (i) the official closing price of the
Shares as stated in the daily quotation sheet of The Hong Kong
Stock Exchange on the date of grant; (ii) the average closing price of
the Shares as stated in the daily quotation sheets of The Hong Kong
Stock Exchange for the five business days immediately preceding
the date of grant; and (iii) the nominal value of the Shares on the
date of grant.
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The table below summarized the details of the movements in the share  AZN#RE HIRI MR 820094 B AR REST 235 H B IR E R
options granted pursuant to the 2009 Share Option Scheme during the — ZB)FFIERESEN TR ZA ¢
Reporting Period:

Number of Share Options
BREHE
As at
As at 30 September
1 April 2022 Cancelled/ 2022 Exercise Exercisable
Name Date of Grant  Vesting Period #2022 Granted  Exercised lapsed  M2022% Price Period
£ RHAH EEA 4R1A BRI B BHE/ AR 9A308  fkE T8
HK$
s
Directors
£z
Leung Kwan Yuen Andrew  13/4/2018 - 1,000,000 - - - 1,000,000 1.81 13/412018-12/412023
REE 13/412018-12/4/2019 1,000,000 - - - 1,000,000 1.81 13/412019-12/412024
Li Wai Keung 13/4/2018 - 1,000,000 - - - 1,000,000 181 13/412018-12/412023
TE% 13/42018-12/412019 1,000,000 - - - 1,000,000 181 13/4/2019-12/412024
Hui Chiu Chung 13/4/2018 - 1,000,000 - - - 1,000,000 181 13/412018-12/412023
iR 13/412018-12/4/2019 1,000,000 - - - 1,000,000 1.81° 13/412019-12/412024
Advisers 371201700 - 40,000,000 - - (40,000,000) - 152 3/712017-2/712022
B 3/712017-2/712018 40,000,000 - - - 40,000,000 152 3/712018-2/712023
13/4/2018 - 1,000,000 - - - 1,000,000 181 13/4/2018-12/4/2023
13/4/2018-12/4/2019 1,000,000 - - - 1,000,000 181 13/4/2019-12/4/2024
Employees 22182016 22/8/2016-21/8-2017 6,250,000 - - (5,000,000) - 175 22/8/2017-21/8/2022
EE 22/8/2016-21/8/2018 2,000,000 - - - 2,000,000 175 22/8/2018-21/8/2023
95,000,000 - - (45,000,000 50,000,000
Notes: Fi5E

1. Mr. Fung Sing Hong Stephen resigned as Vice Chairman of the Group and 1. BEMELEE20209F4 71 HREHEE BRI L/FFRANT
Executive Director and has been appointed as Senior Advisor of the Group EE  WERZERANKEZ ERER -
with effect from 1 April 2020.

2. Mr. Yung Wing Ki Samuel retired as Independent Non-Executive Director and 2. AKETEEF2020F9 822 ARRAEBILIFHITE
has been appointed as Honourable Advisor of the Group with effect from 22 FURZTARAEZLEBM -
September 2020.

3. Details of the Share Option Scheme are set out in note 24 to the financial 3. PEARAERT BI FFIR SN I 515 B M sE24 -
information.
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2019 Share Option Scheme
The major terms of the 2019 Share Option Scheme are summarized as
follows:

1. The purpose of the Share Option Scheme is to provide incentives to
eligible participants to contribute to the Company, and to enable
the Group to recruit high-calibre employees and attract human
resources that are valuable to the Group.

2. The Board may at its discretion grant options to Directors (including
executive and non-executive Directors), employees, officers, agents
or consultants of the Company or any subsidiary.

3. The total number of Shares which may be issued upon exercise of
all share options granted and yet to be exercised under the Share
Option Scheme and all outstanding options must not exceed 30%
of the Shares in issue from time to time. The total number of Shares
in respect of options which may be granted under the Share Option
Scheme is not permitted to exceed 10% of the issued Shares on
adoption date that is 810,722,884 Shares. At the date of this
report, the maximum number of the Shares available for issue upon
exercise of all share options which may be granted under the Share
Option Scheme is 719,422,884 Shares, representing approximately
6.29% of the total number of issued shares of the Company as at
the date of this report.

4. The total number of Shares issued and to be issued upon the
exercise of share options granted under the Share Option Scheme
(including exercised, cancelled and outstanding share options) to
each grantee in any 12-month period up to the date of grant shall
not exceed 1% of the number of shares in issue of the Company as
at the date of grant. Any further grant of share options in excess of
this limit is subject to approval of the Shareholders.

5. The period during which a share option may be exercised will be
determined by the Directors at their absolute discretion, save that
no share option may be exercised more than 10 years after grant.

6.  The consideration paid by each grantee for each grant of options is
HK$1.

7. The exercise price in relation to each share option will be
determined by the Directors at their absolute discretion and shall be
at least the highest of: (a) the closing price of the Shares as stated
in the daily quotation sheets of The Hong Kong Stock Exchange
on the date of grant, which must be a business day; and (b) the
average closing price of the Shares as stated in the daily quotation
sheets of The Hong Kong Stock Exchange for the five business days
immediately preceding the date of grant.

8. No further options will be granted under the Share Option Scheme
after the date of expiration. In respect of the options granted and
accepted prior to the date of expiration and not then exercised,
they shall continue to be valid and exercisable subject to and in
accordance with the Share Option Scheme.
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The table below summarized the details of the movements in the share ARSI MR 201 9F B ARREST 203% H B IR E S
options granted pursuant to the 2019 Share Option Scheme during the — ZB)FFIERSEN TR ZA ¢
Reporting Period:

Number of Share Options
BREHA
As at
As at 30 September
1 April 2022 Cancelled/ 2022 Exercise Exercisable
Name Date of Grant ~ Vesting Period #2022 Granted  Exercised lapsed  M2022% Price Period
£ RHAH BEE 4318 [&5:4 BT BEHE/ 4N 9A30A & [
HK$
BT
Directors
Bz
Geng Mei 29/6/2021 29/06/2021-28/6/2022 10,000,000 - - - 10,000,000 1.00 29/06/2022-28/6/2026
s 29/06/2021-28/6/2023 10,000,000 - - - 10,000,000 1.00 29/06/2023-28/6/2026
29/06/2021-28/6/2024 10,000,000 - - - 10,000,000 1.00 29/06/2024-28/6/2026
Cheng Ka Man Carman 71212020 712/2020-6/2/2021 2,600,000 - - - 2,600,000 100 7/212021-6/2/2025
gEX 71212020-6/2/2022 2,600,000 - - - 2,600,000 100 7/202022-6/212025
71212020-6/2/2023 2,600,000 - - - 2,600,000 100 7/2/2023-6/2/2025
Employees 7212020 7/212020-6/2/2021 10,500,000 - - - 10,500,000 100 7/2/2021-6/2/2025
EE 7/2/2020-6/2/2022 10,500,000 - - - 10,500,000 100 7/2/2022-6/2/2025
7/2/2020-6/2/2023 10,500,000 - - (3,000,000) 7,500,000 1.00  7/2/2023-6/2/2025
29/6/2021 29/06/2021-30/3/2022 25,000,000 - - - 25,000,000 1.00 31/3/2022-30/3/2026
94,300,000 - - - 91,300,000

Note: Details of the Share Option Scheme are set out in note 24 to the financial ~ BKi&E @ BEARHEATEIM BN I (= 2 M5E24 -
information.
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CORPORATE GOVERNANCE AND OTHER INFORMATION
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Code on Corporate Governance Practices

During the Reporting Period, the Company has complied with the
applicable code provisions of the Corporate Governance Code (the “"CG
Code”) as set out in Appendix 14 of the Rules Governing the Listing of
Securities on the Hong Kong Stock Exchange (the “Listing Rules”).

Model Code for Securities Transactions by Directors
The Company has adopted the Model Code for Securities Transactions by
Directors of the Listed Issuers (the “Model Code”) as set out in Appendix
10 to the Listing Rules as the guidelines for the directors’ dealing in the
securities of the Company. Upon specific enquiries of all the Directors,
each of them confirmed that they have complied with the required
standards set out in the Model Code throughout the six months ended 30
September 2022.

Change in Information of Directors

The change in the information of directors since the publication of the
2021/22 annual report up to the date of this interim report is set out
below pursuant to Rule 13.51(B)(1) of the Listing Rules:

o Mr. Hui Chiu Chung has been appointed as independent non-
executive director of HK Acquisition Corporation with effect from
18 May 2022, the shares of which were listed on the main board
of The Hong Kong Stock Exchange on 15 August 2022 (stock code:
7841).

o Mr. Li Wenxiong has been appointed as Co-Chairman and Non-
Executive Director with effect from 23 September 2022.

o Mr. Cheng Chung Hing has been re-designated from Chairman to
Co-Chairman and will continue to serve as Executive Director with
effect from 23 September 2022.

Audit Committee

The Audit Committee is responsible for the review and supervision of
the Group's financial reporting process, risk management and internal
controls system and review of the Company’s financial statements. Their
written terms of reference are in line with the provisions under the CG
Code and the roles and responsibilities delegated to the Audit Committee
by the Board.

The Audit Committee consists of Mr. Li Wai Keung as chairman, Mr.
Leung Kwan Yuen Andrew, Mr. Hui Chiu Chung and Ms. Shen Lifeng.
All of the Audit Committee members are independent non-executive
Directors.
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Corporate Governance and Other Information (Continued)

EREBREMER (F)

Review of Interim Results

The unaudited interim results of the Company and its subsidiaries for the
six months ended 30 September 2022 have been reviewed and approved
by the Audit Committee.

Event after the Reporting Period

On 20 October 2022, China South International entered into the entrusted
loan agreement with SZCDG and the bank, pursuant to which SZCDG has
entrusted the bank to provide the loan to the China South International
in the maximum principal amount of RMB200 million. In connection with
the entrusted loan agreement, on the same date, Chongging CSC entered
into the security agreement with SZCDG, pursuant to which Chongging
CSC agreed to pledge certain properties to SZCDG.

Purchase, Sale or Redemption of Listed Securities
During the Reporting Period, the Company redeemed part of the senior
notes with an aggregated principal amount of US$17.4 million from the
open market. Details are set out in the section headed Senior Notes and
note 20 the financial information.

Save as disclosed above, neither the Company nor any of its subsidiaries
had purchased, sold or redeemed any of the Company’s listed securities.

Interim Dividend
The Board resolved not to declare any interim dividend for the six months
ended 30 September 2022 (30 September 2021: Nil).
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INTERIM CONDENSED CONSOLIDATED STATEMENT OF PROFIT OR LOSS
TSRS Em K

For the six months ended 30 September 2022 &= 202249 A30H 1-751E A

For the six months
ended 30 September

BZE9H30H1EAEA
2022 2021
20224 20214
Notes HK$'000 HK$'000
M5 FET FHET
(Unaudited) (Unaudited)
(REEZ) (REEZ)
REVENUE A 5 3,259,630 6,166,251
Cost of sales SHE A (2,282,622) (3,908,027)
Gross profit EN 977,008 2,258,224
Other income and gains E A A iz 34,410 144,029
Fair value gains on investment properties &Y% N FE U 19,644 10,041
Selling and distribution expenses SHE D IEAX (63,836) (167,455)
Administrative expenses ITHAX (469,230) (508,159)
Other expenses Hp (108,909) (9,107)
Finance costs BhE KR 6 (282,021) (315,832)
PROFIT BEFORE TAX B A7 F)HE 7 107,066 1,411,741
Income tax credit/(expenses) FEEiEE (Fx) 8 148,943 (755,395)
PROFIT FOR THE PERIOD HA A 256,009 656,346
Attributable to: OISR
Owners of the parent [SYNSIEZEPN 256,821 656,721
Non-controlling interests JEIEAR RS (812) (375)
256,009 656,346
EARNINGS PER SHARE ATTRIBUTABLE SERBARZERER
TO ORDINARY EQUITY HOLDERS OF BEAZBREF
THE PARENT 9
Basic AR
— For profit for the period - BRI A HK2.42 cents &l HK8.12 cents #5111
Diluted e
— For profit for the period - BRI FI) A HK2.42 cents &l HK8.12 cents 71
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INTERIM CONDENSED CONSOLIDATED STATEMENT OF COMPREHENSIVE INCOME

FHIF RSS2 EWE R

For the six months ended 30 September 2022 &= 202249 A30H 1-751E A

For the six months
ended 30 September

HZ9H30H LB A
2022 2021
2022F 20214
HK$'000 HK$'000
FERT FAT
(Unaudited) (Unaudited)
(RBER) (REEEZ)
PROFIT FOR THE PERIOD HA A F 256,009 656,346
OTHER COMPREHENSIVE (LOSS)/INCOME Hat2m(EE), WA
Other comprehensive (loss)/income that BREZEEAER EEDEERIB
may be reclassified to profit or loss WEMEE(EE), WA -
in subsequent periods:
Exchange differences on translation of BMEGINERFHIEN =58
foreign operations (4,841,063) 562,916
OTHER COMPREHENSIVE (LOSS)/INCOME HAKRBEEMEE(ER) WA
FOR THE PERIOD, NET OF TAX (4,841,063) 562,916
TOTAL COMPREHENSIVE (LOSS)/INCOME HRAZE(EE) kA
FOR THE PERIOD (4,585,054) 1,219,262
Attributable to: THE T RE, -
Owners of the parent ISYNSIEZEPN (4,583,182) 1,219,239
Non-controlling interests EISl g iy (1,872) 23
(4,585,054) 1,219,262

China South City Holdings Limited ZERGIHIER B IR A 7



INTERIM CONDENSED CONSOLIDATED STATEMENT OF FINANCIAL POSITION
TR AR S M AR R

As at 30 September 2022 7202249 A30H

30 September 31 March
2022 2022
20224 20224
9A30H 3A31H
Notes HK$'000 HK$'000
B5E FET FET
(Unaudited) (Audited)
(REBER) (fEE%)
NON-CURRENT ASSETS FRBEE
Property, plant and equipment ME - R NMRE 1 704,853 817,380
Investment properties "EME 12 51,530,706 57,767,160
Right-of-use assets CREEE 477,057 543,937
Properties under development BRAYE 13 1,340,586 1,578,157
Financial assets at fair value through BBEBEAATFENERZ
profit or loss TREE 16 2,334 3,325
Other long-term receivables Hih REIEWK I 210,358 560,758
Deferred tax assets IR IR & B 3,354,241 3,684,246
Total non-current assets EMBEERE 57,620,135 64,954,963
CURRENT ASSETS REEE
Properties held for finance lease FEREHEY X 14 121,287 135,251
Properties held for sale BEEHEME 14 43,778,874 46,693,652
Inventories FE 42,361 51,353
Trade receivables FEWE 5 BER 15 1,648,907 2,351,409
Prepayments, other receivables and TERTFIE « H eI
other assets MEMEE 5,193,076 5,519,728
Cash and bank balances R RIRITER 17 4,039,928 4,681,068
Total current assets MEVEERE 54,824,433 59,432,461
CURRENT LIABILITIES mEAE
Trade and other payables B 5 REAMERFIE 18 12,110,735 12,049,373
Contract liabilities S ON=E 11,744,082 15,543,565
Interest-bearing bank and other borrowings 5T ERITREMEE 19 12,062,828 8,530,761
Senior notes BEEE 20 1,108,684 9,622,708
Medium-term notes ISR 21 = 799,382
Domestic company bonds BAARIES 22 - 1,797,258
Financial liabilities at fair value through FBRBEEARFEYEZ
profit or loss AR 16 5,738 14,231
Tax payables FEFH1E 4,121,459 4,648,572
Total current liabilities mENBERRE 41,153,526 53,005,850
NET CURRENT ASSETS REBEEFRE 13,670,907 6,426,611
TOTAL ASSETS LESS CURRENT LIABILITIES EELZLERTHAERE 71,291,042 71,381,574
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Interim Condensed Consolidated Statement of Financial Position (Continued)

T EIRRR AR S B R 3k (4R)

As at 30 September 2022 7202249 A30H

30 September 31 March
2022 2022
20224 20224
9A30H 3H31H
Notes HK$'000 HK$'000
B5E FET FHET
(Unaudited) (Audited)
(REEZ) (fEE%)
NON-CURRENT LIABILITIES FRBEE
Interest-bearing bank and other borrowings SESRTREMEE 19 7,929,193 12,552,811
Senior notes BREER 20 11,060,040 2,672,456
Other long-term payables HibREAER R 17,529 15,413
Deferred tax liabilities FIENIEEE 9,869,315 11,050,922
Total non-current liabilities RS RERE 28,876,077 26,291,602
Net assets EEFE 42,414,965 45,089,972
EQUITY xR
Equity attributable to owners of the parent BATIHA A ER
Share capital &N 23 9,131,812 7,222,312
Other reserves HE A 33,268,797 37,851,432
42,400,609 45,073,744
Non-controlling interests FEEAR A 14,356 16,228
Total equity TSR 42,414,965 45,089,972
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INTERIM CONDENSED CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

IS ERRGR S R

4=4
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Bk

For the six months ended 30 September 2022 & 2202249 A30H 17~ A

Attributable to owners of the parent

BRTREARR
Statutory Share Exchange Non-
Share surplus option ~fluctuation Copital~ Revaluation Retained controlling Total
capital reserve Teserve Teserve Teserve Tesenve profits Total Interests equity
E Ed FiER
b BHGR  ERERE e E1RE T REHH a5t & ERaE
Notes HK$'000 HK$ 000 HK$'000 HK$000 HKS'000 HK$ 000 HK$000 HK$'000 HK$'000 HK$ 000
i3 T Th T Tin Thn T Tin Thn Thn TR
At 1 April 2021 (audited) R E4R18(EEH) 122312 3,248,766 61,807 (93,102) (250537) 864% 30803179 41278881 17669 41,296,550
Profitoss) for the perod TR/ (5E) - - - - - - 656,721 656,721 (379) 656,346
Other comprehensive income~~~ SIRERZERA -
for the period:
Eichange differences on trandlation ;8712754
of foreign operations EiZE - - - 562,518 - - - 562518 3% 562916
Total comprehensive income g - - - 562,518 - - 656,721 1219239 B 121926
Disposal of subsidiaries RENELR - - - 1449 - - - 1449 - 1,449
Equity-setted share option WEREEOERERE W
anangement - - 2510 - - - - 2510 - 2510
Transfer of share option BRERIANM
reserve upon the forfiture ERREGR
orlapse of share options - - (5,047) - - - 5,047 - - -
final 202021 diidend 2001 7R E - - - - - - (242,757) (242,757) - (242.757)
At 30 September 2021 021594308
(unaudited) (Fg2h) 7202312 3,048,766 59,270 470,865 (250,537) 8645 31222190 42259322 17692 4277014
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Interim Condensed Consolidated Statement of Changes in Equity (Continued)

HHIRRGR SRS ER (E)

For the six months ended 30 September 2022 & 2202249 A30H 17~ A

Attributable to owners of the parent

BARBEARL
Statutory Share  Exchange Non-
Share surplus option fluctuation Capital ~ Revaluation Retained controlling Total
capital reserve reserve reserve reserve reserve profits Total interests equity
£ Ed FER
e BHERE  BREER RBRE  EARBE  ERER REWR &3t B# BEAE
Notes HKS'000 HKS'000 HKS'000 HKS'000 HKS'000 HKS'000 HKS'000 HKS'000 HKS'000 HKS'000
ik TR ThR TR TR TER THR ThR ThR ThR TER
At 1 April 2022 (audited) RANER1B(TER) 122312 3,500,666 48,086 3,171,562 (250,537) 286,45 31,089,199 45,073,744 16,228 45089972
Profitlos) for the period BRiE/ (5E) - - - - - - 256,821 256,821 (812 256,009
Other comprehensie loss BnEhRERE:
for the period:
Eichange differences on trandlation ;8712754
of foreign operations EizE = - - (4840003) - - - (4840003) (1,060 (4,841,063)
Total comprehensive loss PEEELE = = - (4840,003) - - 256,821 (4,583,182) (1872)  (4585,054)
Issuance of new shares kisitilol B 1909500 - - - - - - 1,909,500 - 1,909500
Equity-setted share option WERHENERERE W
arangement = = 547 = = = = 547 = 547
Transfer of share option BREREAHM
reserve upon the forfiture ERREGR
orlapse of share options - - (16,858) - - - 16,858 - - -
At 30 September 2022 022594308
(unaudited) (RE2h) 9131812 3,500,666 3T75F (1662441 (250537)  286,456F 31362878+ 42400609 14356 42,414,965
* These reserve accounts comprise the consolidated other reserves of — * ZERBREEPHEBREE Y BERRRIENLE

HK$33,268,797,000 (31 March 2022: HK$37,851,432,000) in the interim
condensed consolidated statement of financial position.

A H b ##33,268,797,000/8 7T (20223 A318
37,851,432,00087T) °
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INTERIM CONDENSED CONSOLIDATED STATEMENT OF CASH FLOWS
HHIESEAAR S IR ERER

For the six months ended 30 September 2022 &= 202249 A30H 1-751E A

For the six months ended
30 September

BZE9A30HLEAEA
2022 2021
2022F 20214F
Notes HK$°000 HK$'000
g FER FAT
(Unaudited) (Unaudited)
(REER) (REEEZ)
CASH FLOWS FROM OPERATING ACTIVITIES E&ZEBHRERE
Profit before tax BT AR 107,066 1,411,741
Adjustments for: FEE
Finance costs &R A 6 282,021 315,832
Interest income FLEMA (9,922) (108,666)
(Gain)/loss on disposal of property, plant and HEME - BEMEREZ
equipment (Wz),/E5E 7 (54) 29,233
Depreciation of property, plant and equipment ME - BMENMREZITE 7 55,401 68,093
Depreciation of right-of-use assets FREEERE 7 11,700 59,525
Changes in fair value of investment properties REMENTEELE 5 (19,644) (10,041)
Impairment/(written back) of trade receivables FEUE ZEEFCRE, (hE]) 7 55,358 (30,619)
Impairment of financial assets included in FTATERFUE - H b EUREIE
prepayments, other receivables and other R B & A I HoAth = BRI
assets and other long-term receivables REZEMEERE 7 - 27,802
Fair value losses on financial assets/liabilities at BBREZARFEYEZ
fair value through profit or loss, net CMEE/BENATE
Eia - FE 5 11,744 3,929
Gains on disposal of subsidiaries EEMBAR K 5 - (5,894)
Equity-settled share option expense LA A E MR 547 2,510
494,217 1,763,445
Change in properties held for finance lease FHEREHRERIHEMZE 2 E1
and sale (268,607) 881,321
Change in inventories FEZ 8t 3,690 (7,530)
Change in trade receivables FEWE SRR 2 B 509,170 (2,408,025)
Change in other long-term receivables Hh = B W sRE 2 B 317,496 608,763
Change in prepayments, other receivables and TERTFIE ~ Eofth FEUERIE K
other assets Hih&E 2 &1k 2,771 (1,189,836)
Change in restricted cash ZREIEE 2 E (805,379) 895,129
Change in contract liabilities aHaEzE (1,501,970) 847,071
Change in pledged time deposits in connection  EE&{EIE B /8RR 2 BT H
with cooperation projects TRzt - 660,220
Change in trade and other payables 5 RHEMERFRIBZ 1t 1,845,059 3,159,574
Cash generated from operations KEFSMIRS 596,447 5,210,132
Taxes paid EHIA (45,730) (270,041)
Net cash flows from operating activities KETRESIREMAFE 550,717 4,940,091
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Interim Condensed Consolidated Statement of Cash Flows (Continued)

FHIERRSRSRER (A)

For the six months ended 30 September 2022 &= 202249 A30H 1-751E A

For the six months ended

30 September

BZE9A30RLLKEA
2022 2021
20225 20214
Notes HK$°000 HK$'000
FEE FERT FAT
(Unaudited) (Unaudited)
(REBER) (CREEEZ)
CASH FLOWS FROM INVESTING ACTIVITIES REFBHHEERE
Purchases of property, plant and equipment HBEYE  WENLKRE (21,425) (4,280)
Proceeds from disposal of property, plant and HEWE « BE MRETSIUE
equipment 690 17,280
Net cash outflow on purchase/disposal of financial B & EFEiRE=IAATES
assets at fair value through profit or loss I eMEERSRITFRE - (13,034)
Cash inflow from disposal of BEEMBARIRSFREM
subsidiaries, net = 65,458
Additions of right-of-use assets FREEERE - (5,404)
Additions to properties under development ERAMENE (4,001) (511,263)
Interests received =R &IPS 9,922 108,666
Decrease in time deposits with maturity of more 5488 = & A B H3 &0 & BifE 2%
than three months 243,254 129,644
Net cash flows from/(used in) investing activities ~ #REEEIRERA S GRH ) F5E 228,440 (212,933)
CASH FLOWS FROM FINANCING ACTIVITIES METBHRERE
Issue of senior notes BITEATEE = 7,654
Payment of interests FERF (1,740,135) (1,637,569)
Proceeds from issuance of new shares BATHR TS RIA 23 1,909,500 -
Repayment of medium-term notes BEPHER 21 (694,200) -
Repayment of domestic company bonds EERERNQGE 22 (1,605,916) (14,480)
Repayment of senior notes BEELERE 20 (135,720) (4,023,958)
New bank and other borrowings FiaiRITREMER 4,630,705 8,287,641
Repayment of bank and other borrowings ERIRITREMERK (3,862,460) (5,255,428)
Principal portion of lease payments S RHEER ARSI (8.669) (41,648)
Net cash flows used in financing activities &SRS TR RRE (1,506,895) (2,677,788)
NET (DECREASE)/INCREASE IN CASH AND RERBLEEYWORD), 1B
CASH EQUIVALENTS HEE (727,738) 2,049,370
Cash and cash equivalents at beginning of period Hi¥IHVIR & KR &S5 EY 1,554,913 3,447,947
Effect of foreign exchange rate changes, net MR B B R (152,770) (294,846)
CASH AND CASH EQUIVALENTS AT END OF HANEERESEEY
PERIOD 17 674,405 5,202,471
ANALYSIS OF BALANCES OF CASH AND RERREEENERIN
CASH EQUIVALENTS
Cash and cash equivalents He RIBESEEY 17 674,405 5,202,471
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NOTES TO INTERIM CONDENSED CONSOLIDATED FINANCIAL INFORMATION
TSR S M B E R MR

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

Corporate Information

China South City Holdings Limited (the “Company”) is a limited
liability company incorporated in Hong Kong. The registered office
of the Company is located at Suites 3306-08, 33/F., Tower 5,
The Gateway, 15 Canton Road, Tsim Sha Tsui, Kowloon, Hong
Kong. The principal activities of the Company and its subsidiaries
(collectively referred to as the “Group”) are described in note 4.

Basis of Preparation and Other Information
Basis of Preparation

The interim condensed consolidated financial information for
the six months ended 30 September 2022 has been prepared in
accordance with Hong Kong Accounting Standard (“HKAS") 34
Interim Financial Reporting.

The interim condensed consolidated financial information does not
include all the information and disclosures required in the annual
financial statements, and should be read in conjunction with the
Group’s annual consolidated financial statements for the year
ended 31 March 2022.

Other Information

The financial information relating to the year ended 31 March 2022
that is included in the interim condensed consolidated statement of
financial position as comparative information does not constitute
the Company’s statutory annual consolidated financial statements
for that year but is derived from those financial statements. Further
information relating to these statutory financial statements required
to be disclosed in accordance with section 436 of the Hong Kong
Companies Ordinance is as follows:

The Company has delivered the financial statements for the year
ended 31 March 2022 to the Registrar of Companies as required
by section 662(3) of, and Part 3 of Schedule 6 to, the Hong Kong
Companies Ordinance.

The Company’s auditor has reported on those financial statements
for the year ended 31 March 2022. The auditor’s report was
unqualified; included a reference to a matter to which the auditor
drew attention by way of emphasis without qualifying its report in
relation to a material uncertainty about going concern; and did not
contain a statement under sections 406(2), 407(2) or 407(3) of the
Hong Kong Companies Ordinance.

The interim condensed consolidated financial information has not
been audited, but has been reviewed by the Company’s audit
committee.

Interim Report 2022/23 A AR &
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For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

Basis of Preparation and Other Information
(Continued)

Going Concern Basis

As at 30 September 2022, the Group’s current portion of interest-
bearing debts amounted to HK$13,171.5 million, while its cash
and bank balances amounted to HK$4,039.9 million. In view of
the prevailing slow-down of the property market, coupled with the
limited source of financing from the capital market, the Group may
take longer time than expected to realise cash from the sale of its
properties and/or have the cash from external financing to meet its
loan repayment obligations.

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

(i) On 15 July 2022, the Company, Shenzhen SEZ Construction
and Development Group Co., Ltd. (“SZCDG") and First Asia
Pacific Group Company Limited, an indirect wholly-owned
subsidiary of the Company, entered into the equity transfer
agreement to dispose 50% equity interest of Shenzhen
First Asia Pacific Property Management Company Limited
at the consideration of RMB1,256,600,000 (equivalent to
approximately HK$1,457,656,000) and will expect to be
completed by current fiscal year, improving the liquidity of
the Group;

Notes to Interim Condensed Consolidated Financial Information (Continued)
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Notes to Interim Condensed Consolidated Financial Information (Continued)

AT ER R S B I B IR ()

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

2. Basis of Preparation and Other Information
(Continued)
Going Concern Basis (Continued)
(i) The Group has obtained back-up facilities of HK$13,076.3
million from the banks;

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

(iv)  The Group is actively reviewing its debt structure and looking
for funding opportunities. In August 2022, the Group
successfully completed the amendment of the terms of five
offshore senior notes with a total size of US$1,565.5 million,
reducing the Group's short-term debt pressure. In addition,
the Group is actively negotiating with several financial
institutions to obtain new loans at a reasonable cost;

(v)  The Group has identified targeted buyers for the disposal
of the Group’s equity interest in certain property projects to
raise the level of liquid funds; and

(vi)  The Group will continue to take active measures to control

administrative costs and maintain containment of capital
expenditures.

Interim Report 2022/23 A AR &
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Notes to Interim Condensed Consolidated Financial Information (Continued)

IR BRAR S IS E R ()

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

68

Basis of Preparation and Other Information
(Continued)

Going Concern Basis (Continued)

The board of directors have reviewed the Group’s cash flow
projections prepared by management, which cover a period of not
less than twelve months from 30 September 2022. They are of
the opinion that, taking into account the above-mentioned plans
and measures, the Group will have sufficient working capital to
finance its operations and to meet its financial obligations as and
when they fall due within twelve months from 30 September 2022.
Accordingly, the directors are satisfied that it is appropriate to
prepare the interim condensed consolidated financial statements for
the six month ended 30 September 2022 on a going concern basis.

Notwithstanding the above, significant uncertainties exist as to
whether the Group is able to achieve its plans and measures as
described above. Whether the Group will be able to continue as a
going concern would depend upon the following:

(i) the successful and timely implementation of the plans
to accelerate the pre-sales and sales of properties under
development and completed properties, speed up the
collection of outstanding sales proceeds and other
receivables, and control costs and capital expenditure so as to
generate adequate net cash inflows; and

(i) the successful obtaining continuous support by the banks and
the Group's creditors.

Should the Group be unable to achieve the above-mentioned plans
and measures and operate as a going concern, adjustments would
have to be made to write down the carrying values of the Group's
assets to their recoverable amounts, to provide for any further
liabilities which might arise, and to reclassify non-current assets
and non-current liabilities as current assets and current liabilities,
respectively. The effects of these adjustments have not been
reflected in these consolidated financial statements.
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Notes to Interim Condensed Consolidated Financial Information (Continued)

IR BRAR S IS E R ()

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

3. Changes in Accounting Policies and Disclosures
The accounting policies adopted in the preparation of the interim
condensed consolidated financial information are consistent with
those applied in the preparation of the Group’s annual consolidated
financial statements for the year ended 31 March 2022, except
for the adoption of the following revised Hong Kong Financial
Reporting Standards (“HKFRSs") for the first time for the current
period’s financial information.

Amendments to HKFRS 3 Reference to the Conceptual

Framework
Amendments to HKAS 16 Property, Plant and Equipment:
Proceeds before Intended Use

Amendments to HKAS 37 Onerous Contracts — Cost of

Fulfilling a Contract

Amendments to HKFRS 1,
HKFRS 9, lllustrative Examples
accompanying HKFRS 16,
and HKAS 41

Annual Improvements to
HKFRSs 2018-2020

Interim Report 2022/23 A AR &
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Notes to Interim Condensed Consolidated Financial Information (Continued)

IR BRAR S IS E R ()

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

3. Changes in Accounting Policies and Disclosures
(Continued)
The nature and impact of the revised HKFRSs are described below:

(a)

Amendments to HKFRS 3 replace a reference to the previous
Framework for the Preparation and Presentation of Financial
Statements with a reference to the Conceptual Framework
for Financial Reporting issued in June 2018 without
significantly changing its requirements. The amendments also
add to HKFRS 3 an exception to its recognition principle for
an entity to refer to the Conceptual Framework to determine
what constitutes an asset or a liability. The exception specifies
that, for liabilities and contingent liabilities that would be
within the scope of HKAS 37 or HK(IFRIC)-Int 21 if they
were incurred separately rather than assumed in a business
combination, an entity applying HKFRS 3 should refer to
HKAS 37 or HK(IFRIC)-Int 21 respectively instead of the
Conceptual Framework. Furthermore, the amendments clarify
that contingent assets do not qualify for recognition at the
acquisition date. The Group has applied the amendments
prospectively to business combinations that occurred on
or after 1 April 2022. As there were no contingent assets,
liabilities and contingent liabilities within the scope of the
amendments arising in the business combination that
occurred during the period, the amendments did not have
any impact on the financial position and performance of the
Group.
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Notes to Interim Condensed Consolidated Financial Information (Continued)

IR BRAR S IS E R ()

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

3. Changes in Accounting Policies and Disclosures
(Continued)

(b)

()

Amendments to HKAS 16 prohibit an entity from deducting
from the cost of an item of property, plant and equipment
any proceeds from selling items produced while bringing
that asset to the location and condition necessary for it
to be capable of operating in the manner intended by
management. Instead, an entity recognises the proceeds
from selling any such items, and the cost of those items,
in profit or loss. The Group has applied the amendments
retrospectively to items of property, plant and equipment
made available for use on or after 1 April 2021. Since there
was no sale of items produced while making property, plant
and equipment available for use on or after 1 April 2021,
the amendments did not have any impact on the financial
position or performance of the Group.

Amendments to HKAS 37 clarify that for the purpose of
assessing whether a contract is onerous under HKAS 37, the
cost of fulfilling the contract comprises the costs that relate
directly to the contract. Costs that relate directly to a contract
include both the incremental costs of fulfilling that contract
(e.g., direct labour and materials) and an allocation of other
costs that relate directly to fulfilling that contract (e.g., an
allocation of the depreciation charge for an item of property,
plant and equipment used in fulfilling the contract as well
as contract management and supervision costs). General
and administrative costs do not relate directly to a contract
and are excluded unless they are explicitly chargeable to the
counterparty under the contract. The Group has applied the
amendments prospectively to contracts for which it has not
yet fulfilled all its obligations at 1 April 2022 and no onerous
contracts were identified. Therefore, the amendments did not
have any impact on the financial position or performance of
the Group.
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Notes to Interim Condensed Consolidated Financial Information (Continued)

IR BRAR S IS E R ()

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

3. Changes in Accounting Policies and Disclosures

(Continued)

Annual Improvements to HKFRS 2018-2020 sets out
amendments to HKFRS 1, HKFRS 9, lllustrative Examples
accompanying HKFRS 16, and HKAS 41. Details of the
amendments that are applicable to the Group are as follows:

(d)

HKFRS 9 Financial Instruments: clarifies the fees that
an entity includes when assessing whether the terms
of a new or modified financial liability are substantially
different from the terms of the original financial
liability. These fees include only those paid or received
between the borrower and the lender, including fees
paid or received by either the borrower or lender on the
other’s behalf. The Group has applied the amendment
prospectively to financial liabilities that are modified or
exchanged on or after 1 January 2022. As there was no
modification of the Group’s financial liabilities during
the period, the amendment did not have any impact on
the financial position or performance of the Group.

HKFRS 16 Leases: removes the illustration of payments
from the lessor relating to leasehold improvements in
lllustrative Example 13 accompanying HKFRS 16. This
removes potential confusion regarding the treatment
of lease incentives when applying HKFRS 16.
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For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

Operating Segment Information

For management purposes, the Group is organized into business
units based on their products and services and has three reportable
operating segments as follows:

(i) the property development segment engages in the
development of integrated logistics and trade centres and
residential and commercial ancillary facilities;

(i) the property investment and management segment invests
in integrated logistics and trade centres and residential and
commercial ancillary facilities and provision of property
management services; and

(i) the "others” segment comprises, principally, the provision of
logistics and warehousing services, outlet operations, micro-
credit services, E-commerce services and other services.

Management monitors the results of the Group’s operating
segments separately for the purpose of making decisions about
resource allocation and performance assessment. Segment
performance is evaluated based on reportable segment profit/loss,
which is a measure of adjusted profit/loss before tax. The adjusted
profit/loss before tax is measured consistently with the Group's
profit before tax except that interest income, finance costs, fair
value gains/losses on financial assets/liabilities at fair value through
profit or loss, unallocated head office and corporate expenses,
unallocated income and gains and unallocated cost of sales are
excluded from this measurement.

Segment assets exclude cash and bank balances and other
unallocated head office and corporate assets as these assets are
managed on a group basis.

Segment liabilities exclude interest-bearing bank and other
borrowings, senior notes, medium-term notes, domestic company
bonds, tax payables and other unallocated head office and
corporate liabilities as these liabilities are managed on a group basis.
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Notes to Interim Condensed Consolidated Financial Information (Continued)

IR AR S M E R ()

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

Operating Segment Information (Continued)
No geographical segment analysis is presented as the majority of
the assets and operations of the Group are located in the People’s
Republic of China (“PRC"), which is considered as one geographical
location in an economic environment with similar risks and returns.

4, REFWER
AN S B ) A SR BB R AT

BRI ER R & B3R

LR B (4
RBEREMN—(E

WIRME) - AEEWEZ5HIRDFDT o

Property

Property investment and

Six months ended HZ2202259A30A development  management Others Total
30 September 2022 IEAEA WERR NEREREE Hith @t
HK$'000 HK$°000 HK$'000 HK$'000
FET FET TET THET
(Unaudited) (Unaudited) (Unaudited) (Unaudited)
(REER) (REER) (REER) (REER)
Segment revenue: DEBA
Sales to external customers YINPRFHE 1,649,530 950,259 659,841 3,259,630
Segment results before increase in fair value of & YE A FEEZM
investment properties R 25,515 644,725 323,383 993,623
Increase in fair value of investment properties REMERNTEEN - 19,644 - 19,644
Segment results after increase in fair value of RENEATEEM
investment properties BnEbEE 25,515 664,369 323,383 1,013,267
Unallocated cost of sales AP BSHERA (16,615)
Interest income FISUA 9,922
Fair value losses on financial assets/liabilities at BRBRAATEYEZ
fair value through profit or loss, net SREE/BBENATE
BB ¥ (11,744)
Unallocated income and gains A BMA RNz 36,232
Unallocated expenses APEFRL (641,975)
Finance costs BARAK (282,021)
Profit before tax AT 107,066
As at 30 September 2022 #202269A30A
Segment assets IPBEE 52,433,366 48,781,089 1,952,410 103,166,865
Reconciliation: i
Unallocated assets KOMERE 9,277,703
Total assets BERE 112,444,568
Segment liabilities AHEE 18,481,488 8,175,118 900,228 27,556,834
Reconciliation: i
Unallocated liabilities ol =Y 42,472,769
Total liabilities BEEE 70,029,603
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Notes to Interim Condensed Consolidated Financial Information (Continued)

IR AR S M E R ()

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

4.

Operating Segment Information (Continued)

4, REFTWERE)

Property
Property  investment and
Six months ended BZE20219F9H30H development management Others Total
30 September 2021 1EAEA MEER NERERER Het @t
HK$'000 HK$'000 HK$'000 HK$'000
FET TET THT THT
(Unaudited) (Unaudited) (Unaudited) (Unaudited)
(REEZ) (REER) (REER) (REERZ)
Segment revenue: YA
Sales to external customers HINPRPHE 4,483,186 875,653 807,412 6,166,251
Segment results before increase in fair value o~ #HEYE A FEEM
investment properties AR EPES 1,447,701 533,993 312,150 2,293,844
Increase in fair value of investment properties BEMEATEEN - 10,041 - 10,041
Segment results after increase in fair value of BEMERTEEMN
investment properties BOHER 1,447,701 544,034 312,150 2,303,885
Unallocated cost of sales RO ER AR (35,620)
Interest income FBHA 108,666
Fair value losses on financial assets/liabilities at EBBEUDFETIE
fair value through profit or loss, net SREE/BENATE
s - FE (3,929)
Unallocated income and gains AABEWA RS 39,292
Unallocated expenses APERZ (684,721)
Finance costs BAR K (315,832)
Profit before tax IRV 1,411,741
As at 31 March 2022 (Audited) 2022538310 (BER%)
Segment assets PTHEE 60,605,630 51,091,732 2,434,582 114,131,944
Reconciliation: i
Unallocated assets XOBEE 10,255,480
Total assets BE®E 124,387,424
Segment liabilities PHEE 19,909,661 9,400,575 2,041,657 31,351,893
Reconciliation: i
Unallocated liabilities *oEERE 47,945,559
Total liabilities BEe%E 79,297,452
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Notes to Interim Condensed Consolidated Financial Information (Continued)

IR AR S M E R ()

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

5.

Revenue, Other Income and Gains/(Losses), Fair
Value Gains on Investment Properties
An analysis of revenue is as follows:

5. WA~ HtpA R WK (FE)
REWELFERE
WASHIT :

For the six months ended

30 September

B Z9A30R 1EXEA
2022 2021
202245 20214
HK$'000 HK$'000
FHET FHET
(Unaudited) (Unaudited)
(REEZ) (RE&EZ)
Revenue from contracts with customers ZF&4KA 2,550,920 4,886,774

Revenue from other sources B KFPA

Rental Income HERA 556,885 509,722
Finance lease income REREWA - 587,352
Others Hih 151,825 182,403
708,710 1,279,477
3,259,630 6,166,251

Above include amounts of HK$124,075,000 (six months ended 30
September 2021: HK$230,175,000) related to income from outlet
operations and HK$157,566,000 (six months ended 30 September
2021: HK$228,749,000) related to income from logistics and
warehousing services.

LA_E BB IE RIS AT E 2 U 124,075,000 7T
(B Z=2021F9730H L7518 A ¢ 230,175,000
BIT) Ryt AR U A 157,566,000/% 7T
(H=2021F9A30H (L7518 A : 228,749,000
BIT) e
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Notes to Interim Condensed Consolidated Financial Information (Co

IR AR S M E R ()

For the six months ended 30 September 2022 & Z 202299 H30H |E/~1E A

5. Revenue, Other Income and Gains/(Losses), Fair 5.
Value Gains on Investment Properties (Continued)
Disaggregated revenue information for
revenue from contracts with customers

ntinued)

WA~ Et AR KR (EE)
BREYEIAFEBZR B
BEEEGHBANDBRAER

For the six months ended 30 September 2022 B £2022F9H30H L <EA
Property
investment
Property and
development management Others Total
MERE
Segments 2 MERR kE® Hitr @et
HK$000 HK$'000 HK$'000 HK$'000
THERT THERT THERT THERT
(Unaudited) (Unaudited) (Unaudited) (Unaudited)
(REER) (RBEX) (REERK) (REER)
Timing of revenue recognition WA TR EEE
Revenue recognised at a pointin time £ ¥ —ERERUA 1,649,530 - 468,966 2,118,496
Revenue recognised over time R—EREEARERBA - 393,374 39,050 432,424
Total revenue from contracts with BEPEHIA
customers 1,649,530 393,374 508,016 2,550,920

For the six months ended 30 September 2021

HZE2021F9H308 1E~EA

Property
investment
Property and
development  management Others Total
WERE
Segments D MEER RER Hith Fo
HK$'000 HK$'000 HK$'000 HK$'000
TERT THET FET FET
(Unaudited) (Unaudited) (Unaudited) (Unaudited)
(REEER) (REEZ) (CRfE&EZ) (REEER)
Timing of revenue recognition WA RS
Revenue recognised at a point in time & — RSB RERRULA 3,895,834 - 513,650 4,409,484
Revenue recognised over time R—ERE B RER LA - 365,931 111,359 477,290
Total revenue from contracts with BEFELWA
customers 3,895,834 365,931 625,009 4,886,774
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Notes to Interim Condensed Consolidated Financial Information (Continued)

IR AR S M E R ()

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

5. Revenue, Other Income and Gains/(Losses), Fair 5. UWA -~ E AR WE (BE)

Value Gains on Investment Properties (Continued) REMELTFEWER 5
An analysis of other income and (losses)/gains is as follows: EMWA R (EE) WESoimaT

For the six months ended

78

30 September
BZE9A30RLLKEA
2022 2021
2022F 20214F
HK$'000 HK$'000
FERT FAT
(Unaudited) (Unaudited)
(REER) (REEEZ)
Other income Heibg A
Interest income FlEUA 9,922 108,666
Government grants* BT RL* 5,181 6,654
Others Hib 35,323 15,939
50,426 131,259
(Losses)/gains (E18) W
Fair value losses on financial BRBRUATEEZ CREE,/
assets/liabilities at fair value through BENATEERE  F58
profit or loss, net (11,744) (3,929)
Gains on disposal of subsidiaries BEWB AT 2 W = 5,894
Exchange (losses)/gains, net BN (E18),Was - 55 (4,272) 10,805
(16,016) 12,770
34,410 144,029
Fair value gains on investment REWMELNFEKE
properties 19,644 10,041
* Various government grants have been received from the relevant * ETHBRA®HAABEBNSBIGS TASE - U

government authorities to foster and support the development of
the relevant projects of the Group in Mainland China. There are no

unfulfilled conditions or contingencies relating to these grants.

BERKBALENPEAREERENER - %
ERWAEARBII IR RIREM -
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Notes to Interim Condensed Consolidated Financial Information (Continued)

IR AR S M E R ()

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

6. Finance Costs

An analysis of finance costs is as follows:

Interest on bank and other borrowings
(including senior notes, medium-term
notes and domestic company bonds)

Interest on lease liabilities

Less: Interest capitalised

Total

RITREMEERNE
(BRELRE  THREE
REARBES)

HERABHNE

B BAMERE

mst

Profit Before Tax

7.

The Group’s profit before tax is arrived at after charging/(crediting):

RE S
BB Z HITIAT -
For the six months ended
30 September
HZ9H30HIEREA
2022 2021
20224 20214
HK$'000 HK$'000
FET FAT
(Unaudited) (Unaudited)
(REEZ) (CREEEZ)
1,728,227 1,616,496
765 2,485
1,728,992 1,618,981
(1,446,971) (1,303,149)
282,021 315,832
30 R

AEENBAFBEE 0GR, (GEA) TFIEE

For the six months ended

Cost of properties sold
Cost of properties held for finance lease
Depreciation of property, plant and
equipment
Less: Depreciation capitalised in respect of
properties under development

Depreciation of right-of-use assets
Lease payments not included in the
measurement of lease liabilities
(Gain)/loss on disposal of property,

plant and equipment

Impairment/(written back) of trade receivables*

Equity-settled share option expense

Impairment of financial assets included in
prepayments, other receivables and other
assets and other long-term receivables*

EEMERA
BEREYERR
ME - BELREBZITE

o ERPVERNERMCTE

EREEENE

A ANHEBEAENHEERNK

HEYX - BB REEz (W)

W E 5 BRFORE, (R E) >

DAt s 45 MR AR R ST

FEATRNRE - b RUGRIAR
HAth B B Ko HoA = B WK 0R
TREERE"

30 September
BZE9H30B1EEA

2022 2021
20224 20214
HK$°000 HK$'000
FHET FHET
(Unaudited) (Unaudited)
(REBEZ) (REEZ)
1,624,015 2,659,884

- 375,601

55,569 68,251
(168) (158)

55,401 68,093
11,700 59,525
3,826 4,719
/B8

(54) 29,233

55,358 (30,619)

547 2,510

Z

- 27,802

*

statement of profit or loss.
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Notes to Interim Condensed Consolidated Financial Information (Continued)

IR BRAR S IS E R ()

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

80

Income Tax (Credit)/Expenses

Hong Kong profits tax has been provided at the rate of 16.5%
(six months ended 30 September 2022: 16.5%) on the estimated
assessable profits arising in Hong Kong during the period. No
provision for Hong Kong profits tax has been made as the Group
had no assessable profits arising in Hong Kong during the period (six
months ended 30 September 2022: Nil).

Taxes on profits assessable in Mainland China are calculated at the
rates of tax prevailing in the provinces in which the Group operates.

Under the relevant income tax law, the PRC subsidiaries are subject
to corporate income tax at the statutory rate of 25% (six months
ended 30 September 2022: 25%) on their respective taxable
income during the period.

Pursuant to the relevant laws and regulations in the PRC, a PRC
subsidiary of the Group obtained the High and New Technology
Enterprises qualification. Accordingly, it enjoyed a preferential
income tax rate of 15% during the period (six months ended 30
September 2022: 15%).

The PRC land appreciation tax (“LAT") is levied at progressive rates
ranging from 30% to 60% on the appreciation of land value,
being the proceeds from the sale of properties less deductible
expenditures including land cost, borrowing costs and all property
development expenditures.

Fri8fi (=) X

RAHRRE - HEFEH IREESEE NG
JESRT A1 16.5% (B £2022F9 F30H 17~
BA :16.5%) MBI ERFR - RAHEME - AR
REESEREBENERBAE - B ET
REBFGHEE(HZ2022498308 £ E
A E) o

o A A R SR RV B Ty R SR B P
A MBATRIRHE -

WBEABAMEEE  RASRE - pEHEB A
AIAMS BERRBAILETIRE25% (B =
20229 A30H LB A 1 25% ) BN RS
o

IRIE R B RE D KA - AN E—K A B
BRRESRMBMEEER - Bt - 227
RAHEZEEEEMSHE15% (B ZE202249
A30BLEAEAR - 15%) °

B+ IR E R 30% £ 60% T FH) REH X
AT EEEYEHEERSHRBERERE LK
K AEERARABEYEERAXEAN A
RIS ) IR AR -

For the six months ended

30 September
BZE9A30RLLKEA
2022 2021
2022F 20214
HK$'000 HK$'000
FERT FAET
(Unaudited) (Unaudited)
(REER) (REEEZ)
Current: BNER -
Mainland China corporate income tax PR K BE S FTIS R 43,699 428,071
LAT in Mainland China F B KB £ b E R (44,229) 399,731
Deferred: JRIE -
Mainland China corporate income tax PR R BT R (159,470) 20,744
LAT in Mainland China A B A et 3B (E Y 11,057 (99,558)
Withholding tax on dividends A% S 78 = 6,407
Total tax (credited)/charged for the period AR E (R S HsasE (148,943) 755,395
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For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

Earnings Per Share Attributable to Ordinary
Equity Holders of the Parent

The calculation of the basic earnings per share is based on the profit
for the period attributable to ordinary equity holders of the parent,
and the weighted average number of ordinary shares in issue during
the period.

No adjustment has been made to the basic earnings per share
amount presented for the six months ended 30 September 2022
and 2021 in respect of a dilution as the impact of the share options
outstanding had an anti-dilutive effect on the basic earnings per
share amounts presented.

The calculations of basic and diluted earnings per share are based
on:

Notes to Interim Condensed Consolidated Financial Information (Continued)

IR AR S M E R ()

BEERSAFEEREERAAZ
ZREFN
SREFRNDRES DT ERBERBEA
FEA BR PO R BB PO B B AT 2 R AR A0 43
Yt -

HRMATEZEBREARBEYE I E
EEEYE E2022F M 2021F9 A30H (/5
A5z BREARFSREENFE -

BRERREEBNNAELER

For the six months ended

30 September
BZE9A30RLLKEA
2022 2021
20225 20214F
HK$'000 HK$'000
FTER FET
(Unaudited) (Unaudited)
(REER) (REEEZ)
Earnings B
Profit attributable to ordinary equity holders FAREHE G EA &
of the parent, used in the basic and diluted #5825~ &2 7% @A
earnings per share calculation #HEAEMGTE 256,821 656,721

Number of shares

B
2022 2021
20224 20214F
Shares [igv)
Weighted average number of ordinary ARGTEEREARAREERF 2
shares in issue during the period used in A E TSRk
the basic and diluted earnings per share g8
calculation 10,618,122,356 8,091,892,848
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Notes to Interim Condensed Consolidated Financial Information (Continued)

IR BRAR S IS E R ()

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

10. Dividends

11.

At a meeting of the Board held on 28 November 2022, the directors
resolved not to pay an interim dividend to shareholders (six months
ended 30 September 2021: Nil).

Property, Plant and Equipment

During the six months ended 30 September 2022, the Group
acquired property, plant and equipment with an aggregate cost of
approximately HK$21,425,000 (six months ended 30 September
2021: HK$4,280,000).

Certain of the Group’s buildings with an aggregate carrying value
of approximately HK$4,924,000 as at 30 September 2022 (31
March 2022: HK$6,285,000) were pledged to secure general
banking facilities granted to the Group (note 19).

At 30 September 2022, certificates of ownership in respect of
certain buildings of the Group in the PRC with an aggregate
carrying value of approximately HK$578,684,000 (31 March
2022: HK$649,567,000) had not been issued by the relevant PRC
authorities. The Group is in the process of obtaining the relevant
certificates of ownership.

10.

11.

RE
ARRATIR2022F 11 A28 R THNEETE €&
O EERRATHBRERMNPERE(HE
20219F9A308 IL/NEA : #&) -

M BRERRE
HE2022F9R830H1ENER « NEEBEAY
¥ HE MR 2 B ANE) /21,425,000 7T
(B Z=2021F9H30H 1E/<f@ A : 4,280,000/
TT) °

M2022F9A30H r AEBEEBMAEY
4,924,000/ 7t(2022%3 A31H : 6,285,000/
TORE TEFEEBERLRSEBER —MIIBTT
&R ER(MEE19) -

202269 A30H - ASEERFTEEEAE
& £ #49578,684,0007% 7 (20223 318
649,567,000/ 7T ) &) & THEF AR IEAH 78 B
BB PR - ANEEIRIEHRIEENAER AT
BREEWFE -
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Notes to Interim Condensed Consolidated Financial Information (Continued)

IR BRAR S IS E R ()

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

12. Investment Properties 12. REWHE
30 September 31 March
2022 2022
2022F 20224
9H30H 3A31H
HK$'000 HK$'000
FER FAT
(Unaudited) (Audited)
(REER) (fEEZ)
Carrying amount at the beginning of B FIRRREE
period/year 57,767,160 55,695,354
Additions NE 9,322 142,303
Transfer from properties held for sale EE A EEEME - 1,082,820
Transfer to properties held ERERERNEHER
for finance lease and sale SHEYZE (305,605) (1,641,805)
Net gain from a fair value adjustment NP EREF W= 19,644 148,244
Exchange realignment M 3, 5 (5,959,815) 2,340,244
Carrying amount at the end of period/year  Hf, 4 RHVBREI(E 51,530,706 57,767,160

The Group's investment properties with an aggregate carrying value
of approximately HK$33,337,416,000 as at 30 September 2022 (31
March 2022: HK$37,003,006,000) were pledged to secure general
banking facilities granted to the Group (note 19).

The Group's investment properties with an aggregate carrying value
of approximately HK$44,546,442,000 as at 30 September 2022 (31
March 2022: HK$49,681,269,000), are subject to sales restrictions.

The Group’s investment properties consist of trade centres,
commercial and other ancillary facilities in Mainland China. The
Group’s investment properties were revalued on 30 September
2022 based on valuations performed by Savills Valuation and
Professional Services Limited, an independent professional qualified
valuer, at RMB46,604,600,000 (equivalent to approximately
HK$51,530,706,000) (31 March 2022: RMB46,850,900,000
(equivalent to HK$57,767,160,000)), on an open market, existing
use basis. Each year, the Group’s management decides to appoint
which external valuer to be responsible for the external valuations of
the Group's properties. Selection criteria include market knowledge,
reputation, independence and whether professional standards are
maintained. The Group’s finance department has discussions with
the valuer on the valuation assumptions and valuation results twice
a year when the valuation is performed for interim and annual
financial reporting.
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M2022%F9A30R AEEKEAEEN
33,337,416,000 7 Jr ( 2022 3 A 31 A
37,003,006,000/8 7T ) BZ & ¥ 5 B I IFIE AR
EEER—RIBITRVE IER (FIFE19) ©

R2022F9H30H r "EBEBMAEYD
44,546,442,000 7 JT (2022 £ 3 A 31 H
49,681,269,0007%8 7T ) MIE E W E X FIHER
il o

REEMBEENERBEFBRIAENRZ S H
D BERHMEERE - BRE—RBLEE
AERGEMFE-ATREREEREER
MARQABETHOGHE  AEENEENE
R2022F9A30H R ARMISIRARGEESE
HEEAAR46,604,600,000 7T (HHER L
51,530,706,0007 71 ) (202243 A31H : AR
#546,850,900,0007T (FHE 1 4957,767,160,000
EIL)) c AEENEEESFERATEIAEY
REE Y EEITINB(EE R INEGHER AE -
FRREREETISANG B2 BuM - UKk
REHREEKT - P HARFENBREE
THER - NEBMI B EMR S FR
AR FEREHEERE MEEERETRNR

R
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Notes to Interim Condensed Consolidated Financial Information (Continued)

IR AR S M E R ()

For the six months ended 30 September 2022 & Z 202299 H30H |E/~1E A

12. Investment Properties (Continued) 12. BEWE )
Fair value hierarchy N EER
The following table illustrates the fair value measurement hierarchy REEREMENATFEFTEBRHBATE

of the Group’s investment properties:

Fair value measurement
as at 30 September 2022
using significant
unobservable inputs
(Level 3)
72022694308
FERERTITEHE
WABBSEATE
(5834%)

HK$'000

TR

(Unaudited)

(RBERX)

Recurring fair value measurement for: AT SENEEERFEHE -
Trade centres, commercial and THHED  EHEN
other ancillary facilities Hib il E& it

51,530,706

During the period, there were no transfers of fair value A - B EE2N o A ERE QAT EFNE
measurements between Level 1 and Level 2 and no transfers into or HNEYR - E3RMEQATEFEEASEDL -

out of Level 3.
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Notes to Interim Condensed Consolidated Financial Information (Continued)

IR BRAR S IS E R ()

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

12. Investment Properties (Continued)

12. BEWEE)

Fair value hierarchy (Continued) N EERE)
Below is a summary of the valuation technique used and the key T AEEMHEHEMBNHEERTEEE T
inputs to the valuation of investment properties: EHE -
Valuation Significant
technique unobservable inputs Range
BRI BATUHERE g
As at As at
30 September 2022 31 March 2022
R20226F9H308  R202293A31H
Trade centres, commercial and  Income capitalisation Market unit rental rate
other ancillary facilities method (RMB/sq. m./month) 27-161 27-161
RPN BER WABREE minEfEE
Hitf B (AR /FHK/A)

13.

Capitalisation rate

BAfEER

4.00%-8.25% 4.00%-8.25%

The fair values of investment properties are determined principally
using the income capitalisation method by capitalising the rental
income derived from the existing tenancies with due provisions for
the reversionary income potential of the properties. The fair value
measurement is positively correlated to the market unit rental rate
and negatively correlated to the capitalisation rate. For the portions
which were under construction, the expended construction costs
and the costs that are expected to be expended to complete the
properties have also been taken into account in arriving at their fair
values.

Properties under Development

Certain of the Group’s properties under development with an
aggregate carrying value of approximately HK$1,285,315,000 as
at 30 September 2022 (31 March 2022: HK$1,166,998,000), were
pledged to secure general banking facilities granted to the Group
(note 19).

The government grants of approximately RMB209,996,000
(equivalent to HK$242,965,000) (six months ended 30 September
2021: RMB263,672,000 (equivalent to HK$317,646,000)),
which were provided by the local government authorities to
support infrastructure construction and development activities in
connection with the Group's property development projects and
were previously deducted from the additions of properties under
development, have been credited to the cost of properties sold
during the current period.
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BRPYE

M2022F9 A30H r A5 EEM®mEE
#91,285,315,000 & 7T (2022 3 A 31 H :
1,166,998,000/8 7T ) B E T# R A ¥ E B K
ERREBER —RIBTTREMWER(FIFE19) ©

IR T 8 B 49 A R 5 209,996,000 7T (48 & 7
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Notes to Interim Condensed Consolidated Financial Information (Continued)

IR AR S M E R ()

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

14. Properties Held for Finance Lease and Sale 14. HIEREHEREEWSE
30 September 31 March
2022 2022
202245 20224
9H30H 3H31H
HK$'000 HK$'000
TER FET
(Unaudited) (Audited)
(REER) (fE&E%)
Completed properties held for finance lease 5 {ERVETRE L T3 121,287 135,251
Completed properties held for sale BIEHERIYE 13,314,438 16,634,524
Properties under development expected FEARIER S EREHA
to be completed within the normal BT R BRI
operating cycle 30,464,436 30,059,128
Total HET 43,778,874 46,693,652
Properties under development expected FEEI% T K A[{fESHE/ 30 September 31 March
to be completed and ready for sale BREPYE 2022 2022
2022F 20224
9A30H 3A31H
HK$'000 HK$'000
FET FAT
(Unaudited) (Audited)
(REER) (F&E%)
Within one year —FNR 16,104,560 16,524,011
Beyond one year — i 14,359,876 13,535,117
Total 5t 30,464,436 30,059,128
Certain of the Group’s properties held for finance lease and RWEHR  NEENE TRHEREHED S
properties held for sale with aggregate carrying values of MIFESHE M ERE A E D 5 £57,895,0007%8
HK $57,895,000 (31 March 2022: Nil) and HK$11,264,497,000 70(20224F3 H318 © #) & 11,264,497,0005%
(31 March 2022: HK$13,227,962,000) at the end of the reporting (2022463 318 : 13,227,962,0005% 7T ) &
period, respectively, were pledged to secure general banking EIREARNEBEEER —RIRTRVE MR (K
facilities granted to the Group (note 19). 19) °
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Notes to Interim Condensed Consolidated Financial Information (Continued)

IR AR S M E R ()

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

15.

Trade Receivables

Trade receivables represent sales income, rental receivables and
service income receivables from customers which are payable on
issuance of invoices or in accordance with the terms of the related
sale and purchase agreements. The Group seeks to maintain strict
control over its outstanding receivables and closely monitors them
to minimise credit risk. Overdue balances are reviewed regularly by
senior management. In view of this and the fact that the Group’s
trade receivables relate to a large number of diversified customers,
there is no significant concentration of credit risk. The Group does
not hold any collateral or other credit enhancements over its trade
receivable balances. Trade receivables are non-interest-bearing.

An ageing analysis of the trade receivables as at 30 September
2022 and 31 March 2022 based on the payment due date, net of
loss allowance, is as follows:

15.

PR E 5 AR

FEY E SRR B AR RN B SRIE A
BEEHRAGREREFPNHELA - BEHES
R BRFEUIA A 52 BB 8 R (E E FE MR 3
FRRENZEG REENEERRREERE -
SREEESTHENADER FERILR
AEENERESERERETREFPERM
HWEBEREPEERR - AEBEWRELHE
WE SRR B TR MR E SRR -
FEWE SRR R RS ©

2022498308 &202243A318 » BB
HENHE - BWESEFINBREEESEENE
BTN

30 September 31 March

2022 2022

20224 20224

9H30H 3H31H

HK$°000 HK$'000

FTER FET

(Unaudited) (Audited)

(REER) (fezE%)

Within 3 months 3EA A 1,356,152 2,127,284
Over 3 months #31E A 292,755 224,125
Total st 1,648,907 2,351,409
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Notes to Interim Condensed Consolidated Financial Information (Continued)

IR AR S M E R ()

For the six months ended 30 September 2022 & Z 202299 H30H |E/~1E A

16. Financial Assets/Liabilities at Fair Value

Through Profit or Loss

16. ZREHEUAQAFEHIRZ2EHME

E/af

30 September 2022

20224 9H30H
Assets Liabilities
&E aE
HK$'000 HK$'000
TERT FERT
(Unaudited) (Unaudited)
(REER) (REER)
Unlisted investment I EmRE 2,334 =
Interest rate swaps | RimERZZ 5 = 5,738
Total ey 2,334 5,738
Current portion BNEAER 9 - (5,738)
Non-current portion JERNERER (D 2,334 -
31 March 2022
2022%3A31H
Assets Liabilities
AE afg
HK$'000 HK$'000
FAET FAT
(Audited) (Audited)
(f&&%) (F&E%)
Unlisted investment FELETIRE 3,325 -
Interest rate swaps FIERBHZ 5 - 14,231
Total fast 3,325 14,231
Current portion BNEAER1 - (14,237)
Non-current portion FERNEAZB 1 3,325 -

China South City Holdings Limited ZEEG 1= R AR A Al



Notes to Interim Condensed Consolidated Financial Information (Continued)

IR AR S M E R ()

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

17. Cash and Bank Balances

17. BERBITER

30 September 31 March

2022 2022

20224 20224

9A30H 3H31H

HK$'000 HK$'000

FERT FAT

(Unaudited) (Audited)

(REBER) (fEEZ)

Cash and bank balances B MIRTTER 4,039,928 4,681,068
Less: Restricted cash* B ZBREIIR e (3,365,523) (2,854,895)

Time deposits with maturity of more B iE = & A 2 H3 A E 23

than three months F - (271,260)

Cash and cash equivalents B MR EEY 674,405 1,554,913
* Restricted cash mainly comprises: (i) guarantee deposits for the ERERESETECE  (MEEREEYEZ

mortgage loan facilities granted by the banks to purchasers of the
Group's properties; (ii) guarantee funds of construction projects to
meet local authorities’ requirements; (iii) certain amounts of presale
proceeds from properties placed as guarantee deposits for the
construction of related properties; (iv) certain amounts of proceeds
from lease of properties which have been placed as guarantee
deposits for the borrowings; and (v) pledged deposits to secure

general banking facilities granted to the Group.

Interim Report 2022/23 FREA¥R &
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Notes to Interim Condensed Consolidated Financial Information (Continued)

AT ER R S B I B IR ()

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

17.

18.

Cash and Bank Balances (Continued)

At the end of the reporting period, the cash and bank balances
of the Group denominated in Renminbi (“"RMB"”) amounted
to HK$4,034,487,000 (31 March 2022: HK$4,675,315,000).
RMB is not freely convertible into other currencies, however,
under Mainland China’s Foreign Exchange Control Regulations
and Administration of Settlement, Sale and Payment of Foreign
Exchange Regulations, the Group is permitted to exchange RMB
for other currencies through banks authorized to conduct foreign
exchange business.

Cash at banks earns interest at floating rates based on daily bank
deposit rates. Short term time deposits are made for varying periods
of between one day and three months depending on the immediate
cash requirements of the Group, and earn interest at the respective
short term time deposit rates. The bank balances and restricted cash
are deposited with creditworthy banks with no recent history of
default.

Certain of the Group’s bank deposits with aggregate carrying
amount of HK$1,106,124,000 as at 30 September 2022 (31 March
2022: HK$551,203,000), were pledged to secure general banking
facilities granted to the Group (note 19).

Trade and Other Payables

RERBITER@)

RBEHR  REBUARBABEMNNIRE K
$R1717 7K3% 4,034,487,00078 7T (2022 43 A 31
H :4,675,315,000/7C) - AR 7] B H
HRHAME - A - BIEPEAKEMINE
EHNEH R AEE - JEREERTE - ANEET
LA i EETTIMNE E R IRTT AR R 1R
BEME o

FRRITZASRETRRITERN KR ZFH
FEGREA S - EBMEREFRNFRASE
NF-—RE=EAATE  BFLEENKRES
FHRMAE -+ A8 B2 5B 52 B 52 B 3R
REX - RITHEBREXRHIBSIERNEER
oF BT HA0 MB R GRACER IR TT -

M2022F9A30H r AEEEKEERES
1,106,124,000 7 7t ( 2022 3 A 31 B
551,203,000 7)) /9B T EREEKIFIEAARE
BER —RRTTRE MERFIEE19) -

B R HEMENFE

30 September 31 March

2022 2022

2022%F 20224

9A30H 3H31H

Notes HK$'000 HK$'000

g FERT FAT

(Unaudited) (Audited)

(RIBER) (fE&E%)

Other payables and accruals Bt T RRIE R FEET1E B 4,231,636 3,647,999
Notes payables ENEE (a) 2,284,945 2,378,031
Advanced rental and other receipts TEWHE & R E b FRIE 1,505,301 2,306,925
Lease liabilities HEAE 7,193 9,858
Construction fee and retention payables FENZEEBALRES (b) 4,081,660 3,706,560
Total At 12,110,735 12,049,373
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Notes to Interim Condensed Consolidated Financial Information (Continued)

IR AR S M E R ()

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

18. Trade and Other Payables (Continued)
(@  An aged analysis of the Group’s notes payables presented
based on the invoice date at the end of the reporting period is

as follows:

18.

B REMBENRIEG)

(a) MHEMARAEEERERAZENRE

HRRER DTN T -

30 September 31 March

2022 2022

20224 20224F

9A430R 38318

HK$'000 HK$'000

FHBT FAT

(Unaudited) (Audited)

(REER) (f&E%)

Within 3 months 3EAR 368,166 356,239
Over 3 months B3 1E A 1,916,779 2,021,792
Total 4aEt 2,284,945 2,378,031

All the notes payable have maturity dates within 365
days. As at 30 September 2022, notes payable of the
Group amounting to HK$2,034,488,000 (31 March 2022:
HK$1,077,642,000) were discounted by these notes holders.

(b)  An aged analysis of the construction fee and retention

FrA M EIRER3658 RNEIH] © 722022
F9H30H + N&EE/&2,034,488,000/%8
£ (202243 8318 : 1,077,642,000
TORENEEERELEEREE AR -

(b) RIMEMREMNEZEERRRE SRR

payables as at the end of the reporting period is as follows: DT -
30 September 31 March
2022 2022
2022%F 20224F
9A30H 3A31H
HK$°000 HK$’000
FERT FAT
(Unaudited) (Audited)
(REER) (F&EZ)
Within 1 year 1R 3,146,727 2,774,755
Over 1 year B1F 934,933 931,805
Total st 4,081,660 3,706,560

The construction fee and retention payables are non-interest-
bearing and repayable within the normal operating cycle or

on demand.
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Notes to Interim Condensed Consolidated Financial Information (Continued)

IR AR S M E R ()

For the six months ended 30 September 2022 & Z 202299 H30H |E/~1E A

19. Interest-Bearing Bank and Other Borrowings 19. FTESRTREMEES

30 September 2022 (Unaudited) 31 March 2022 (Audited)
2022597308 (REEH) 022538318 (85H)
Effective Effective
interest rate interest rate
(%) Maturity HK$'000 (%) Maturity HK$'000
BRAIZ ERF=
(%) L1 ThTL (%) gl FiEn
Current I
Bank and other borrowings 3T REMIEE
- unsecured —~EifA 14.60-15.00 2022-2023 291,140 6.53-15.00 2022-2023 483,289
Bank and other borrowings  $iTREMEE
- secured ~HHER 3.85-12.81 2022-2023 5,118,084 3.85-11.00 2022-2023 2,635,213
Current portion of long term ~~ RHIRITRE M EEH
bank and other borrowings:  ETERESA -
Bank and other borrowings ST REMEE
- secured -FHR 3.75-12.00 2022-2023 6,653,604 3.75-12.00 2022-2023 5,412.259
12,062,828 8,530,761
Non-current FENE
Bank and other borrowings ST REM{EE
— unsecured it 2.80 2025 54,179 - - -
Bank and other borrowings ST REMEE
- secured iR 3.75-12.00 2023-2037 7,875,014 3.90-12.00 2023-2036 12,552,811
7,929,193 12,552,811
Total fit 19,992,021 21,083,572

China South City Holdings Limited ZERIHIERER A )



Notes to Interim Condensed Consolidated Financial Information (Continued)

IR AR S M E R ()

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

19. Interest-Bearing Bank and Other Borrowings 19. 3 2#RTREMES @)
(Continued)
30 September 31 March
2022 2022
2022%F 20224
9H30H 3A31H
HK$'000 HK$'000
FET FAT
(Unaudited) (Audited)
(REEX) (f&E%)
Analyzed into: DITFN A -
Bank and other borrowings repayable: AR THREENRITREMEER :
Within one year or on demand —F RN EER 12,062,828 8,530,761
In the second year FF 1,780,428 5,941,635
In the third to fifth years, inclusive FoEFRAF(RIEEEMFLEAN) 2,402,460 2,178,202
Beyond five years hFE 3,746,305 4,432,974
19,992,021 21,083,572

Certain of the Group's bank and other borrowings are secured
by the Group's buildings, investment properties, properties under
development, properties held for finance lease and sale and bank
deposits as stated in notes 11, 12, 13, 14 and 17.

As at 30 September 2022 and 31 March 2022, all interest-bearing
bank and other borrowings of the Group were denominated in
Hong Kong dollars, RMB or US dollars.

20. Senior Notes
The Company issued the following senior notes, which are listed on
the Singapore Exchange Securities Trading Limited, in the current
and prior periods:

Interim Report 2022/23 FREA¥R &
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Notes to Interim Condensed Consolidated Financial Information (Continued)

IR BRAR S IS E R ()

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

20. Senior Notes (Continued) 20. BEAEE (»)

94

On 20 November 2017, the Company issued senior notes with
the aggregate principal amount of US$300,000,000 (the “2017
November Notes”). The 2017 November Notes carry interest at
the rate of 7.25% per annum, payable semi-annually on 20 May
and 20 November in arrears, and will mature on 20 November
2022, unless redeemed earlier. The offering price was at 97.96%
of the aggregate principal amount of the 2017 November Notes.
In August 2022, the Company obtained the consent from the note
holders that the maturity date of the 2017 November Notes has
been extended from 20 November 2022 to 20 July 2024 and the
Company may at its option redeem the 2017 November Notes,
in whole or in part, at a redemption price equal to 100% of the
principal amount of the 2017 November Notes plus the applicable
premium and accrued and unpaid interest, if any, as of (but not
including) the redemption date.

On 12 December 2019 and 21 January 2020, the Company
issued senior notes with the aggregate principal amounts of
US$150,000,000 and US$200,000,000, respectively, (collectively
known as the “2019 December Notes”). The 2019 December
Notes carry interest at the rate of 11.50% per annum, commencing
from 12 August 2020, payable semi-annually on 12 August and
12 February in arrears, and will mature on 12 February 2022,
unless redeemed earlier. The offering prices were at 97.396%
and 98.791% of the aggregate principal amounts of the 2019
December Notes of US$150,000,000 and US$200,000,000,
respectively. In January 2022, the Company obtained the consent
from the note holders that the maturity date of the 2019 December
Notes has been extended from 12 February 2022 to 12 August
2022 and in August 2022, the Company further obtained that
the maturity date of the 2019 December Notes has been further
extended to 12 April 2024. The Company may at its option redeem
the 2019 December Notes, in whole or in part, at a redemption
price equal to 100% of the principal amount of the 2019 December
Notes plus the applicable premium and accrued and unpaid
interest, if any, as of (but not including) the redemption date. In
August 2022, the Company has repaid the principal amount of
USD17,400,000.

R2017F11 208 » KRR RIET AL ERE
300,000,000 LB A FE ([2017F 11 A E
&) 2017F 11 ARBRFENET 25%FTE
FEEMNSA208 211 B208 % - R
2022F 11 A20 8 BB (BRIEIR BB M) - B &
BR217TF1NAZBEAREMETERI7.96% ° 1
2022 8AF + ARRIEEBREFBARERE
2017F 11 AZB/EIHIH 2 R2022F11 820
BIERZE2024F7 5208 KAR R AMZHEER
2017 F 1M AZEEASBEI0%MELE » 3
MEZELRBH(ETEIEZB)2017F11AE
BREAREURZFERARNFE(NE) - &
6] &3k E 5 2017F 11 B2 -

2019412 A12H %2020 15218 + &
N A9 B E 1T AN £ 4288 150,000,000 % 7T &
200,000,000 3 JT # 12 5 = 4% (4278 & [ 2019
FNAZEE]) c2009F N2 AZBRERNR
11.50% 5T 8 F B H2020F8 120 #8 -
BEENSANRBR2ANEXNM » T ER
202F2ANBEH(KRIFREER) - BE
B 5 Bl £20194 12 A 4 < 150,000,000 3
7T} 200,000,000 JT AN & A2 FE ) 97.396% K
98.791% ° 1A2022F 18 » ARRBEWNMEERE
BEREAEAREZIC2019F 12 AZEMEHAE
202262 A12AERZE202248 4128 kR
20228 H A RARIERGREH2019F12
FEZEEMNIEBBEZ2024F48128 - AR
AR AER2019F 12 A R B A £ E 5 100%
MELE  ZNEZERBH(ETEEZA)
2019%F 12 A R IE8Y#E A% B A R BT R AR F
B(A)  BEIEEEH2019F 12 AFE -
7202298 H + RRIE(EEARE17,400,000%
IT o
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Notes to Interim Condensed Consolidated Financial Information (Continued)

IR BRAR S IS E R ()

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

20.

Senior Notes (Continued)

On 26 February 2020 and 26 June 2020, the Company issued senior
notes with the aggregate principal amounts of US$225,000,000
and US$125,000,000, respectively, (collectively known as the “2020
February Notes”). The 2020 February Notes carry interest at the
rate of 10.875% per annum, commencing from 26 June 2020,
payable semi-annually on 26 June and 26 December in arrears,
and will mature on 26 June 2022, unless redeemed earlier. The
offering prices were at 97.073% and 93.092% of the aggregate
principal amounts of the 2020 February Notes of US$225,000,000
and US$125,000,000, respectively. In January 2022, the Company
obtained the consent from the note holders that the maturity date
of the 2020 February Notes has been extended from 26 June 2022
to 26 October 2022 and in August 2022, the Company further
obtained that the maturity date of the 2020 February Notes has
been further extended to 26 June 2024. The Company may at its
option redeem the 2020 February Notes, in whole or in part, at a
redemption price equal to 100% of the principal amount of the
2020 February Notes plus the applicable premium and accrued and
unpaid interest, if any, as of (but not including) the redemption
date.

On 11 September 2020 and 13 January 2021, the Company
issued senior notes with the aggregate principal amounts of
US$250,000,000 and US$120,000,000, respectively, (collectively
known as the “2020 September Notes”). The 2020 September
Notes carry interest at the rate of 10.75% per annum, commencing
from 11 April 2021, payable semi-annually on 11 April and 11
October in arrears, and will mature on 11 April 2023, unless
redeemed earlier. The offering prices were at 96.521% and
99.845% of the aggregate principal amounts of the 2020
September Notes of US$250,000,000 and US$120,000,000,
respectively. In August 2022, the Company obtained the consent
from the note holders that the maturity date of the 2020 September
Notes has been extended from 11 April 2023 to 11 December 2024
and the Company may at its option redeem the 2020 September
Notes, in whole or in part, at a redemption price equal to 100%
of the principal amount of the 2020 September Notes plus the
applicable premium and accrued and unpaid interest, if any, as of
(but not including) the redemption date.
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BEEE®)

R 20202 A 26 H %2020 6 A26H » &
A Al 5 Rl B 172K € 4858 225,000,000 3 7T K&
125,000,000 7T HYE 5 R (58 A[ 202042
BEIE]) - 20202 AR EZRFF%E10.875%
B FIB#H2020F6 526 B © BHFER
6H268 %12A26B8 % - WHHHR2022%6 A
26 AEIE(BRIEIRTEHER) - HEEH 5AE2020
2 A =% 7 225,000,000 % 7T & 125,000,000
EILALEEERI97.073% }2.93.092% ° 72022
F18 - ARFEREEEFEAREIRE2020
F2RAEEMNEIBIAHE R2022F6 H26 HIERE
2022910 A26 H & p22022F8 A + AR R E HL
BREL2020F2 AZEM R EIH BIEE2024
F6H26H - RAA A IEHEENR20206F2 8%
BASBAEI0%MELE - SINEEELA
H(BETBEZE)2020F2 AZHEMERHE
AR B RAFMFIE(E) - BEEP IS
20202 AEIE -

2020949 A1 H K20219F1 4138 © &
A a5 Bl B 17 2N € 4858 250,000,000 3 7T K&
120,000,000 st 0918 5t 215 (5578 &[ 202049
AZEIE]) © 202059 A ZBIZFFE10.75%5T
B FE#EH2021F48 1188 - §EFR4A
1MERIOANM BZN - WiKR20235F4A118
EIER(BRIEIRFIEE) - HEER2020F9AF
1% 2250,000,000% 7T } 120,000,000 JT A &
“EEARY96.521% 12 99.845% ° FA2022F8 A -
AARIENBEEIFEAREIL2020F09AE
BRI ACDH2023F4A1MBERE2024
F12A1MBRARB JZEENR2020609A8 F
BASBTEI00%MELE - SINEEERA
H(ETEEZE)2020F9 AZH M E % E
AR RAMNFE(NE) - ER 235
20209 A EE -
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Notes to Interim Condensed Consolidated Financial Information (Continued)

IR BRAR S IS E R ()

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

20. BEEE#®

20. Senior Notes (Continued)

On 9 March 2021 and 22 March 2021, the Company issued senior
notes with the aggregate principal amounts of US$175,000,000
and US$50,000,000, respectively, (collectively known as the “2021
March Notes”). The 2021 March Notes carry interest at the rate
of 11.95% per annum, commencing from 9 September 2021,
payable semiannually on 9 September and 9 March in arrears,
and will mature on 9 February 2023, unless redeemed earlier. The
offering prices were at 96.081% and 96.081% of the aggregate
principal amounts of the 2021 March Notes of US$175,000,000
and US$50,000,000, respectively. In August 2022, the Company
obtained the consent from the note holders that the maturity date
of the 2021 March Notes has been extended from 9 February 2023
to 9 October 2024 and the Company may at its option redeem the
2021 March Notes, in whole or in part, at a redemption price equal
to 100% of the principal amount of the 2021 March Notes plus the
applicable premium and accrued and unpaid interest, if any, as of
(but not including) the redemption date.

The senior notes recognised in the consolidated statement of
financial position were analyzed into:

R2021F389H &2021%F3 228 » AR E]D
RIE$ 1T R4 48%5E175,000,0003 7T 150,000,000
ETNEBAER(GBAI2021F3AEE]) -
202V E3AERBERENEI1.95%EE - FIE
#HHE2021F9 9B - FFFRIA9H K3
BOB At Wi R202342 598 2 H (B 3k
REELD) - BEEDRAB2021FIAREY
175,000,0003 7T }250,000,0003E T A 5 4258 1)
96.081% £296.081% ° 72022F8 A » KA
ERSEERFEAREIL2021F3 8 ZENE
HIHE M2023F2 A9HE R Z=2024F10H9H
BARANBAIEBER2021E3 A EH RS A5
100%MEEE - SMEEEEDAR(BETEE
ZH)2021F3ARBEMERBENR R RA
MNFE(E)  BEE2Es 52021 F3AE
& o

ERFAMBIRRARERNBEZENNING -

30 September 31 March

2022 2022

2022F 20224

9A30H 3A31H

HK$’000 HK$'000

FET FAT

(Unaudited) (Audited)

(REER) (fezE%)

Carrying amount at the end of period/year R ER/ERHBEEE 12,168,724 12,295,164
Current portion BIERER (D (1,108,684) (9,622,708)
Non-current portion FEBNEREL D 11,060,040 2,672,456

As at 30 September 2022, the fair value of the senior
notes amounted to HK$6,314,522,000 (31 March 2022:
HK$9,515,210,000). The fair value was calculated by using the
quoted market price of the senior notes on 30 September 2022.

B2022F9 8308 BEEEHQF
8 /46,314,522,000 % 7T (202263 A31H -
9,515,210,000/87T) - AFETFERELEE
72022F9 430 MIHER 2 REFTE -
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Notes to Interim Condensed Consolidated Financial Information (Continued)

AT ER R S B I B IR ()

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

21.

Medium-Term Notes
The Group has the following medium-term notes in issue in the
current and prior periods:

On 18 April 2019, China South International Industrial Materials
City (Shenzhen) Company Limited (“China South International”)
completed the issuance of the first tranche of medium-term notes
of 2019 (the “2019 First Tranche MTN") with a total principal
amount of RMB600,000,000 in the national inter-bank market of
the PRC. The 2019 First Tranche MTN carried interest at the rate of
8.5% per annum, were payable annually on 18 April in arrears, and
have a term of up to 3 years at a maximum. The amount was fully
settled in April 2022.

The medium-term notes recognised in the consolidated statement
of financial position were calculated as follows:

21.

G
REEPRAREARE R ARTEAR =B A TR E
89T -

FERERETZERE ORI BRAF ([FEEE
B2 )RA201954 18 B ek BR1TRITHIS
BIT2019F 5 — P HIZEE - AeBEAAR
#£600,000,0007C ° 2019F £ —Hi R HAZ IR &F
FERES5%  BEFRABISEXIN  HR&K
A3 o« HEHEON2022F4 28 1 -

ERERE MBI AR T MREAENT

30 September 31 March

2022 2022

2022F 20224

9A30H 3A31H

HK$'000 HK$'000

FERT FAT

(Unaudited) (Audited)

(REER) (fezE%)

Carrying amount at the beginning of H S F I BREE

period/year 799,382 765,622
Interest expenses B 3,097 63,489
Payment for interest S AFLE (59,007) (61,975)
Principal repayment BEXS (694,200) -
Exchange realignment PE 3 FHEE (49,272) 32,246
Carrying amount at the end of period/year Hf,fE RHVBREI(E - 799,382
Current portion BERER (D - (799,382)
Non-current portion FEBNEASR D - -

The fair value of the medium-term notes as at 31 March 2022
amounted to HK$797,524,000. The fair value was calculated by
using the quoted market price of the medium-term notes on 31
March 2022.

Interim Report 2022/23 A AR &

MR2022F3A31H > FBHEENAFES
797,524,000 7T - A FEIEAFHEER
2022F3 A31HMMIGER Z REFTE -
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Notes to Interim Condensed Consolidated Financial Information (Continued)

IR BRAR S IS E R ()

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

22,

Domestic Company Bonds
The Group has the following domestic company bonds in the
current and prior periods:

On 2 August 2019 and 5 August 2019, China South International
completed the issuance of the first and second tranche of domestic
company bonds of 2019 (collectively known as the “2019 First
and Second Tranche DCB") with a total principal amount of
RMB1,400,000,000 on the Shenzhen Stock Exchange. The 2019
First and Second Tranche DCB carried interest at the rate of 8.00%
per annum, were payable annually on 1 August and 5 August
in arrears respectively, and have a term of up to 3 years at a
maximum. In July 2021, China South International repurchased part

22. BARQEESH
A B EIR R A BT HIR A A T A BB
% :

FERHEE D BIFR2019F8 A2 H K201948 A5
AR RIBERSBETASALREA
AR #1,400,000,0007CH2019F 5 —HI R 5
“HHEARRRIES © 2019FF —HRE —HiE
NRABVEHEFNRKE8.00% * D RIFENRSA
ANSASHNT  HR &K A3F - BR20214F7
A EZEEBEBRAETSEEBHERNRRE
ARG A £SFAEARE12,000,0007T (FHER
14,452,000 70) - H#p T 82 1K202248A

of the domestic company bonds at an aggregate principal amount E= ST
of RMB12,000,000 (equivalent to HK$14,452,000) from the open
market. The remaining balance was fully settled in August 2022.
The domestic company bonds recognised in the consolidated ERGAMBIRAEERANERNARGELETE
statement of financial position were calculated as follows: AU
30 September 31 March
2022 2022
2022F 20224
9H30H 3H31H
HK$'000 HK$'000
THERT FET
(Unaudited) (Audited)
(REER) (&%)
Carrying amount at the beginning of B /M BREE
period/year 1,797,258 1,733,137
Repurchase Ellii - (14,452)
Interest expenses FBFxZ 47,911 142,010
Payment for interest ZASFE (128,473) (136,102)
Principal repayment BEXrS (1,605,916) -
Exchange realignment B 3, (110,780) 72,665
Carrying amount at the end of period/year  Hi, 4 REVBREI(E - 1,797,258
Current portion BNERFRD = (1,797,258)
Non-current portion FEENEREL D - -

The fair value of the domestic company bonds as at 31 March 2022
amounted to HK$1,675,964,000. The fair value was calculated by
using the quoted market price of the domestic company bonds on
31 March 2022.

M202293A31H  BARBEFNAFES
1,675,964,000/87C © AFEIIFERAERNARIE
£R2022F3A31 B TISEIR ZRETE -
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Notes to Interim Condensed Consolidated Financial Information (Continued)

IR AR S M E R ()

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

23. Share Capital 23. AR
30 September 31 March
2022 2022
2022F 20224
9A30H 3H31H
HK$'000 HK$'000
FTER FET
(Unaudited) (Audited)
(REER) (F&E%)
Issued and fully paid: BETRAT 9,131,812 7,222,312
11,441,892,848 (31 March 2022: 11,441,892,848[% (20223 A31H :
8,091,892,848) ordinary shares 8,091,892,848% ) L@ M

A summary of the movements in the Company’s share capital is as

ARANBRAZHHEWT :

follows:
Number of Share
shares in issue capital
ERTROE B
HK$'000
FHET
At 1 April 2022 202254 A1H 8,091,892,848 7,222,312
Issuance of new shares BEITEIR D 3,350,000,000 1,909,500
At 30 September 2022 F202299 A30H 11,441,892,848 9,131,812
24. Share Options 24. BRAE

The Company has adopted a share option scheme on 4 September
2009 (the “2009 Share Option Scheme”) to provide incentives
and reward to selected eligible persons which include directors,
employees, officers, agents, consultants or representatives of
the Group for their contribution or potential contribution to the
Company or its subsidiaries. The 2009 Share Option Scheme
became effective on 30 September 2009 and has expired on 13
September 2019.

Interim Report 2022/23 FREA¥R &

AARER2009%9 A4 B AR TS
([20094F M RE=TEI]) - MBI AR TS HME
NEMER BERSOBE AR TE S ER AT
(BREAEEES - EE  2ABE K2 FE
fs R ) IR L 42 E) & (B3R - 20094F BERR & 5T
£/H2009F9A30HBAERK + REM20199F9A
138 EHf -
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For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

24. Share Options (Continued)

Another share option scheme (the “2019 Share Option Scheme”)
was approved by the shareholders in annual general meetings and
became effective on 13 September 2019 and, unless otherwise
cancelled or amended, will remain in force for 10 years from that
date. Pursuant to the terms of the 2019 Share Option Scheme, the
Company may grant options at its discretion, to any eligible persons
which include executive or non-executive directors, employees,
officers, agents or consultants of the Company or any subsidiary for
their contribution or potential contribution to the Group.

The following share options were outstanding under the 2009
Share Option Scheme and 2019 Share Option Scheme during the
period:

30 September 2022

Notes to Interim Condensed Consolidated Financial Information (Continued)

IR AR S M E R ()

4. BREE

IR B ([ 2019 F BRUERT 8 ) X
REFAG LEFRERIE - AR2019569A8
13RAM - BmZBRERTF (FRIEBUE
TEHERT) » RIR2019F BEARME ST I BV 165K
ARBARER(ARBREMMBRAR 2ES
(BEHITIGENTES) - BE - 2ABE -
RIELFEE) A ERA LR TERE - Y
PEARENERKELEERS

P ER AR IR 2000 F BE AR AE 5T 81 F1201 9F BE A8
STEIMARITE Z BN T

31 March 2022

202249H30H 20223 H31H
Weighted Weighted
average average
exercise price Number of  exercise price Number of
per share options per share options
B TR
FETEE BREHE FIFTRE FERRREEL A
HK$ ‘000 HK$ ‘000
BT T4 BT F1n
At beginning of period/year izl 1.2817 189,300 1.3855 203,795
Granted during the period/year 5y SFERE N - - 1.0000 55,000
Lapsed during the period/year R 1.5456 (45,000) 1.4719 (53,495)
Forfeited during the period/year — Hi,/4E X811 1.0000 (3,000) 1.0000 (16,000)
At end of period/year FAER R 1.2037 141,300 1.2817 189,300
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Notes to Interim Condensed Consolidated Financial Information (Continued)

AT ER R S B I B IR ()

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

24. Share Options (Continued) 24. BRE®
The exercise prices and exercise periods of the share options RIMEEAR - RITEBRENITEE RITEE
outstanding as at the end of the reporting period are as follows: NN

Number of options Exercise price Exercise period
BREHE TEE T

‘000 HK$ per share

TR SRET
2,000 1.75 22-08-2018 to 21-08-2023

201848 H22HZE202358H21H

40,000 1.52 03-07-2018 to 02-07-2023
201857 A3H 202367 H2H

4,000 1.81 13-04-2018 to 12-04-2023
20185F4A13HE2023F4H12H

4,000 1.81 13-04-2019 to 12-04-2024

20195F4 A 138 E202454H12H

13,100 1.00 07-02-2021 to 06-02-2025
202152 A7HE20259F2 A6H
13,100 1.00 07-02-2022 to 06-02-2025
20222 A7H%E202592 A6H
10,100 1.00 07-02-2023 to 06-02-2025
20232 A7H%2025%2 A6H
25,000 1.00 31-03-2022 to 30-03-2026

20224F3A31HZE202653 H30H

10,000 1.00 29-06-2022 to 28-06-2026
2022F6 A29H %2026 6 H28H
10,000 1.00 29-06-2023 to 28-06-2026
2023F6 H29HE202656 H28H
10,000 1.00 29-06-2024 to 28-06-2026

2024F6 A29H £202656 H28H

141,300
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Notes to Interim Condensed Consolidated Financial Information (Continued)

AT ER R S B I B IR ()

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

24,

25.

Share Options (Continued)

The Group recognised a share option expense of HK$547,000 (six
months ended 30 September 2021: HK$2,510,000) during the six
months ended 30 September 2022.

At the end of the reporting period, the Company had 141,300,000
share options outstanding under the 2009 Share Option Scheme
and 2019 Share Option Scheme, which represented approximately
1.23% of the Company’s shares in issue as at that date. The
exercise in full of the outstanding share options would, under
the present capital structure of the Company, result in the issue
of 141,300,000 additional ordinary shares of the Company and
additional share capital of HK$170,080,000 (before issue expenses).

Contingent Liabilities
At the end of the reporting period, contingent liabilities not
provided for in the financial statements were as follows:

24,

25.

BREw

HE2022F9R830R IENER - NEEERE
&4 Sz & $£547,0007%8 7T (B 2202199 A30
Hik7<{@ A : 2,510,00057T) °

REREHIR - RIE20004F B A& #E5H 2112019
FREMKETE - AR FAE 141,300,000 15 *
EERE BERARREBEBETR
HH#I1.23% - RIBFEARRRENERNERE M
T EHBITERTEERESSEHAQA
% 17 141,300,000 f% 58 S 3= 38 M& I 58 O B AR
170,080,000/ 7T (FIKR B 1TFISZAT) ©

RAAE
RBEEF - FHEREARGREORAEME
T

30 September 31 March
2022 2022
2022F 20224
9A30H 3H31H
HK$'000 HK$'000
FTHERT FAET
(Unaudited) (Audited)
(REER) (&%)
Guarantees given to banks in connection MEZHERORET
with facilities granted to third parties* MERITIEHFER* 9,655,333 10,939,159
* The Group has provided guarantees in respect of banking facilities * AEERETRITRTAREREHEME R

granted by certain banks to the purchasers of the Group’s properties
held for sale and held for finance lease. Pursuant to the terms of the
guarantees, if there is default of the loan payments by the purchasers
and lessees, the Group is responsible for repaying the outstanding
loans together with accrued interest thereon and any penalty owed
by the defaulted purchasers and lessees to banks. The Group is then
entitled to take over the legal titles and usage rights of the related
properties. For trade centre units and residential properties sold, the
guarantee periods commence from the dates of grant of the relevant
loans and ends when the purchasers obtain the building ownership
certificates which will then be pledged to the banks. For residential
and commercial properties under finance leases, the guarantees will
be released upon the full repayment of loan principals by the lessees.

The Group did not incur any material losses during the reporting
period in respect of the guarantees provided for mortgage facilities
granted to the purchasers and lessees of the Group’s properties.
The directors consider that in case of default on payments, the net
realizable value of the related properties can cover the repayment of
the outstanding mortgage loans together with any accrued interest
and penalty, and therefore the fair value of the guarantees is not
significant.

BEAHEMENERNRITEERBER - R
BERERRER WREERMABEAERE
REF - AREEEEERNVER - ZRE
TS ARRRE R FATE AR RIRITEER]
g - Big - AREARRERRENENER
ERERERE  CEXSTOERIREEDE
FE EREEEEE TR R HEEERE
BEREMTRITNEHEEZ BHL - 3R
EMETHEEREENENS - BREGEEA
HABEERE SRS -

REERHERAL BEARAEEMENER
FoF AR ERIZIBRE IR R R MRS E
MEANEE - EFRA - MHBEBRFENE
R REYEN A ERFER A REEER
BEREREME A RER - BERZA
FELTEK -
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Notes to Interim Condensed Consolidated Financial Information (Continued)

IR AR S M E R ()

For the six months ended 30 September 2022 & Z 202299 H30H |E/~1E A

26.

27.

Commitments 26. EIE
The Group had the following commitments at the end of the RIBEER - KEBEAHUTHIE :
reporting period:
30 September 31 March
2022 2022
20225 20224
9H30H 3H31H
HK$'000 HK$'000
FERT FHT
(Unaudited) (Audited)
(REER) (F&E%)
Contracted, but not provided for: EHEMEES -
Properties under development EREAYE 11,521,762 13,512,507
Related Party Transactions 27. BEALRE
Compensation of key management personnel EEEFEEEASHH
of the Group:
For the six months ended
30 September
B Z9A30R 1L XEA
2022 2021
20224 20214F
HK$'000 HK$'000
FET FAET
(Unaudited) (Audited)
(REER) (fEZ)
Short term employee benefits 52 iR B 18 A 7,622 9,692
Post-employment benefits BEREREA 27 33
Equity-settled share option expense A= 45 B A B R R 2 890 778
Total compensation paid to key INFEFEEEAEN
management personnel HriaaER 8,539 10,503
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Notes to Interim Condensed Consolidated Financial Information (Continued)

AT ER R S B I B IR ()

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

28. Fair Value and Fair Value Hierarchy of Financial

Instruments

The carrying amounts and fair values of the Group’s financial

instruments, other than those with carrying amounts that

reasonably approximate to fair values, are as follows:

28. TRITECZAFERATFEER

AEBZ M TAZREERAHE(RRAESR
RFEBEATERINIOT -

Carrying amounts Fair values
BREE AFE

30 September 31 March 30 September 31 March
2022 2022 2022 2022
20224 20224 202245 20224
9A30H 3H31H 9H30H 3H31H
HK$'000 HK$'000 HK$'000 HK$'000
FET FAET FHET FAT
(Unaudited) (Audited)  (Unaudited) (Audited)
(REE (F&E%) (REEEZ) (F&E%)
Senior notes BEEE 12,168,724 12,295,164 6,314,522 9,515,210
Medium-term notes FRHAZE R 799,382 - 797,524
Domestic company bonds BERARIES 1,797,258 - 1,675,964
12,168,724 14,891,804 6,314,522 11,988,698

Management has assessed that the fair values of cash and bank
balances, trade receivables, financial assets included in prepayments,
other receivables and other assets, financial liabilities included in
trade and other payables and the current portion of interest-bearing
bank and other borrowings, approximate to their carrying amounts
largely due to the short term maturities of these instruments.

The Group’s management is responsible for determining the
policies and procedures for the fair value measurement of financial
instruments. The management reports directly to the directors and
the audit committee. At each reporting date, the management
analyzes the movements in the values of financial instruments and
determines the major inputs applied in the valuation. The valuation
is reviewed and approved by the directors. The valuation process
and results are discussed with the audit committee twice a year for
interim and annual financial reporting.

BEEECHEREMRITER - BEENX - 2
BEERRBNFIE  EMEYEREGBE
E 2REEeRESREMENFENGR
RITLEMEENHE D 2 AFEERESS
ZIEEERE  TERAR/ZETAREHAE

AEEEREREETERMITAQNFEFEZ
BEREREF EEREEENEENERZES
BE -NERSAH  BEEESNMEMIAZ
BEZHUBEHETERNEIRTE - HE
MEFEEZLME - HEBEIERBEXRE
BEFTFAWMK - WE2FRT B RFEY
BiE o
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Notes to Interim Condensed Consolidated Financial Information (Continued)

IR BRAR S IS E R ()

For the six months ended 30 September 2022  #ZE 202249 A30H 1E/5E A

28.

Fair Value and Fair Value Hierarchy of Financial
Instruments (Continued)

The fair values of the financial assets and liabilities are included
at the amount at which the instrument could be exchanged in a
current transaction between willing parties, other than in a forced
or liquidation sale. The following methods and assumptions were
used to estimate the fair values:

The fair values of the other long-term receivables, other long-term
payables and non-current portion of interest-bearing bank and
other borrowings have been calculated by discounting the expected
future cash flows using rates currently available for financial
instruments with similar terms, credit risk and remaining maturities.
The Group’s own non-performance risk in interest-bearing bank
and other borrowings as at 30 September 2022 was assessed to
be insignificant. The fair values of the other long-term receivables,
other long-term payables and non-current portion of interest-
bearing bank and other borrowings are not materially different
from their carrying amounts.

The fair values of senior notes were calculated by using the quoted
market prices on 30 September 2022.

As at 30 September 2022, the Group'’s financial instruments which
comprised financial assets and liabilities at fair value through
profit or loss were measured at fair value. The Group’s financial
assets and liabilities at fair value through profit or loss comprised
unlisted investments and interest rate swaps. The fair values of
the unlisted investments have been estimated using valuation
methodology according to the price of recent investments. The
Group signed interest rate swaps with banks in Mainland China.
These agreements were measured using valuation techniques
including the net present value of the cash flow model. The models
incorporate various market observable inputs including the credit
quality of the financial institution, risk-free interest rate, interest
rate and spot prices.

Interim Report 2022/23 A AR &

28.

SRMIBEZATFERAFEER®

CRMEENBENATEKLAEARE S (588
BEREERINERER P ETIHRHTA
ZERAR o A AFERSFRZTERBE
ER U N

Eth R HEAFEUGRIE - H AR EAFEI RRIB AT B
RITMEMEE 2B AFETE B
FAgA SR TAERZBITREEEM
&R - ERRB LB TREE - FTEFEERK
Be&mEmatE - R2022F9A30H » A&H
BERETERITREMMEE 2 TEL R BT
EBWTAERXN - EMEHAEKRE - Hi &
FEATFRIB RET B ERTT R H MG B IERNEAEL &Y
N EEREEMRETK

BEER 2 AFETIFER202249A308 K™
BEEZRETE -

M2022F9A30R F AEEZEMTABEE
BEZUAAFEIEZCHEERBEUAR
FEFE - AEBEZEBBEUARFEERY
CRIEENMABRIEIELMRE RF KRB
o EEMEBENRFENBERAILENE
BERGEREGBE - AEBEHEPHANHAYR
TETTHERPR S - ZEHEHEREE
BeMFRERMUNGES AR - ZSER

MABRZTHEENEEEE - ERKRF
T EXRREEERNRSKREZETSA
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For the six months ended 30 September 2022 & Z 202299 H30H |E/~1E A

28. Fair Value and Fair Value Hierarchy of Financial
Instruments (Continued)
Fair value hierarchy

The following tables illustrate the fair value measurement hierarchy

of the Group's financial instruments:

Assets measured at fair value:

Notes to Interim Condensed Consolidated Financial Information (Continued)

IR AR S M E R ()

DNFEER

28. TRTECZAFERAFEER &)

ARE2 W T RAOATEBERBATA

BAVESBZEE

Fair value
measurement using
EARATFE R
Significant
unobservable inputs
ERFAEE

WA SIS

(Level 3)

(8B38%)

HK$'000

THER

(Unaudited)
(REZ)

As at 30 September 2022

Unlisted investment

720229 A30H
JELETIRE

2,334

Fair value
measurement using
FRRAFEZ
Significant
unobservable inputs
BANAEBE

B A B

(Level 3)

(F38)

HK$'000

FHT

(Audited)

(fe&%)

As at 31 March 2022
Unlisted investment

MR2022%3/31H
EEMRE

3,325
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Notes to Interim Condensed Consolidated Financial Information (Continued)

IR AR S M E R ()

For the six months ended 30 September 2022 & Z 202299 H30H |E/~1E A

28. Fair Value and Fair Value Hierarchy of Financial 28. ¢TI A AL ERATLEER &)
Instruments (Continued)
Fair value hierarchy (Continued) AFEER
Liabilities measured at fair value: BAFENEZAE:

Fair value
measurement using
FRARAEEFE
Significant
observable inputs
ERTEHE
AR

(Level 2)

(%B24%)

HK$'000

TR

As at 30 September 2022 72022459 A430H
Interest rate swaps &= EAZZ 5) 5,738

Fair value
measurement using
EANATELE
Significant
observable inputs
BERATEE

B A\ BUE

(Level 2)

(F21)

HK$'000

FET

As at 31 March 2022 7202243 H31H
Interest rate swaps Tl EAZZ 5) 14,231
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Notes to Interim Condensed Consolidated Financial Information (Continued)

IR AR S M E R ()

For the six months ended 30 September 2022 & Z 202299 H30H |E/~1E A

28.

29.

Fair Value and Fair Value Hierarchy of Financial
Instruments (Continued)

Fair value hierarchy (Continued)

Financial liabilities for which fair values are disclosed:

As at 30 September 2022

28. TRTECZAFERAFEER &)

NS =F )
ERBEATEZSHMEHE

7202246 9H30H

Fair value
measurement using
ERARAFERE
Quoted prices

in active markets
SERT S BRE
(Level 1)

(%E14)

HK$°000

TERT
(Unaudited)
(REER)

Senior notes BEERE

6,314,522

As at 31 March 2022

72022463 H31H

Fair value
measurement using
AR LA E
Quoted prices

in active markets

RIS RIE

(Level 1)

(1)

HK$'000

FAT

(Audited)

(f&E%)

Senior notes BAEE 9,515,210
Medium-term notes FRHAZE S 797,524
Domestic company bonds BEARARES 1,675,964
11,988,698

Approval of Interim Condensed Consolidated
Financial Information

This interim condensed consolidated financial information was
approved and authorized for issue by the board of directors of the
Company on 28 November 2022.

29. HAEFHEHBESHBER

RATEESH2022F11 A28 B #b M IRHET
B Erh AR A BT FS E R o
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