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CHAIRMAN'S STATEMENT
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BUSINESS REVIEW

In the first half of 2023, Top Spring International Holdings Limited (the
“Company”) and its subsidiaries (together, the “Group”) recorded an
aggregate of pre-sales of properties and car park units of approximately
HK$421.7 million (corresponding period of 2022: approximately HK$558.1
million), pre-sold saleable gross floor area (“GFA") of 4,962 sq.m.
(corresponding period of 2022: 5,821 sg.m.) and gross profit margin of the
recognised sales of approximately 13.0% (corresponding period of 2022:
approximately 10.3%).

In the first half of 2023, the Group’s rental income from investment properties
was approximately HK$105.9 million (corresponding period of 2022:
approximately HK$105.7 million), representing an increase of approximately
0.2%. As at 30 June 2023, the overall occupancy rate of the Group’s
investment properties was approximately 79.1%. As at 30 June 2023, the
total leasable GFA of the operating investment property portfolio was 304,789
sg.m.. In addition, as at 30 June 2023, the accumulated total area of properties
managed by the Group amounted to approximately 16,012,000 sq.m., of
which approximately 11,372,000 sq.m. was not developed by the Group and
approximately 208,000 sg.m. was commercial property management projects.

As at 30 June 2023, the land bank (i.e. the net saleable/leasable GFA) of 20
projects of the Group was approximately 445,348 sg.m.. In terms of our land
bank strategy, the Group will primarily focus on the Guangdong-Hong Kong-
Macao Greater Bay Area (the “Greater Bay Area”) and the first-tier cities in
the People’s Republic of China (the “PRC” or “China”), such as Shenzhen,
Shanghai and Hong Kong.

BUSINESS ANALYSIS

During the first half of 2023, China’s relaxation on pandemic control policies
drove the recovery of its consumer market and its macro-economy. However,
amid trade frictions and geopolitical risks, the global macro-economy recovered
relatively slowly with an unstable foundation. As a pillar industry of the
national economy, the real estate industry plays an increasingly important role
in stabilizing the macroeconomy. While the government reduces the reserve
requirement ratio and interest rates from a financial perspective, it also supports
residential credit and real estate enterprise financing. In the first half of the
year, more than 300 policies for optimizing real estate regulation and control
were implemented in over one hundred provinces and cities and currently,
most cities have fundamentally lifted their respective real estate regulation and
control policies.
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In facing the current substantial industry changes, the Group has continuously
been maintaining its business strategy of seeking progress amidst stability.
While paying close attention to international economic and trade exchanges
and global economic trends, we closely track industry policies to assess
economic and market situation, so as to withstand industry downturn risks. We
progressed steadily and actively in business development in an orderly manner
to sustain our corporate development resilience.

For our urban industrial community business, Shanghai Top Spring
International Centre (with a GFA of approximately 100,000 sq.m.) integrated
comprehensively into the construction of the “Knowledge Innovation
Community” in Yangpu District, Shanghai, contributing to the setting up of
the “1+2+3+4" innovative and modernized industrial system. By continuously
optimizing industrial carriers, services and ecosystems, it built the urban
industrial community into a lifestyle innovation park with a comprehensive set
of industrial, commercial, cultural, financial and residential functions. It also
leveraged the advantages conferred by artificial intelligence and big data (cloud
computing) industries and regional resources and focused on the industries in
the digital economy and artificial intelligence. It continued to attract influential
and innovative enterprises, including Huawei, Henkel (China), TianYu Eco-
Environment, Rox, Xiding Technology and other companies to station at
the Shanghai Top Spring International Centre. Such efforts have effectively
enhanced the standard of industrial concentration and integration in the
community.

For our urban renewal projects in Mainland China, the Group focused on
promoting the Jishengchang Project in Longgang District, Shenzhen. Currently,
in accordance with the draft of the "Shenzhen Land Consolidation and Benefit
Coordination Measures" (& JI T £ b B 45 Fl 25 5 & 9% )5) ) that has been
released for consulting the public opinion, the project will be submitted to the
district government for approval as a residential land project and is expected
to be approved in the fourth quarter of 2023. For the transformation work
of the old factories in Nansha District, Guangzhou, 52.5 mu of land has been
included in the Annual Plan of Urban Renewal Projects of Guangzhou City in
2022 (CEEINTI 2022 49 B ¥ 1E B F E 51 81)). After the Adjustment Plan
for the Control Regulations (1% #3 #8 % 75 &) ) of the planning units where
the land parcels are located is reviewed and approved by Nansha District, the
Group will initiate the entering into an agreement on land acquisition with the
government of Nansha District.
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For the projects under construction in Mainland China, the Shenzhen
Upper Residence, a high-end residential apartment project with a GFA of
approximately 77,800 sq.m. and a total value of approximately RMB2.5
billion, commenced its sales at the end of September 2020 with approximately
RMB1.8 billion sold by the end of June 2023. Shenzhen Topspring International
Mansion and Shenzhen Jianshang Commercial Building in Shenzhen, with a
GFA of approximately 101,700 sg.m. are scheduled for sale in the third quarter
of 2023. The districts of the two projects, located within the core business circle
of Hongshan, Longhua District, have been included in the urban core area of
Shenzhen. With the concentration of mid-to-high-end business brands and the
further improvement of the ancillary facilities in the business circle, the value of
the two projects will be further enhanced.

Our projects in Hong Kong have also reported sound progress. The price of
PENTHOUSE 128, a featured breathtaking pool-view unit (4 & X b 8 (i) of
128 WATERLOO in Hong Kong, reached a breakthrough price of over HK$240
million with HK$70,000 per sq.ft., which is also an all-time high in Kowloon in
2022. A total of 58 units have been sold, including car parking lots, and sales
volume has reached over HK$1.3 billion since opening for sale in mid-2023,
with many celebrities and professionals among its customers and its featured
housings received a popular market reception. For Yuen Long Shap Pat Heung
Road Project and Tai Tong Road Project with a GFA of approximately 250,000
sg.ft. under the cooperative development with Kerry Properties Limited, the
foundation work is completed, and superstructure work is in progress and is
expected to be completed in 2025. The Sheung Shui Ma Sik Road Project (with
a site area of approximately 142,000 sq.ft.), located in the Northern Metropolis,
is undergoing the application for conditions of exchange and land premium
payment. At the same time, an application is being made to the Town Planning
Board to increase the already approved plot ratio from 5 to 6. The Group will
capitalize on the latest housing policies to seize the development opportunities
and fully explore the development potential of the land and the project. The
Group will work actively through various channels to identify investment
opportunities in premium projects, with a view to ensuring continuous
investment and development in the Hong Kong market.
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For commercial and property management, differences are seen between the
economic expectations for the COVID-19 opening-up policy against the actual
results of the economic recovery in the first half of 2023, and the domestic
economy is still recovering slowly. While actively stabilizing the operation of
the main and key merchants in the first half year, Landmark increased the
investments to complement the shortfall while also focusing on introducing
young, fashionable, internet-celebrity businesses and brands to enhance
commercial vibrancy. As of the end of June 2023, the occupancy rate of
Landmark’s commercial projects was 91%, with some of the projects reaching
100% occupancy. For property services, we currently have properties with a
contracted area of approximately 16.01 million sq.m. under management,
including 106 property projects, of which 4 of them were awarded the
title of “Provincial Excellence Demonstration Community under Property
Management” and 7 of them were honored the title of “City Excellent
Demonstration Community under Property Management”. In the second half
of the year, the commercial business will focus on the effective improvement
of occupancy rate, rental yields and commercial brands. As for the property
business, while advancing the residential service development, it will actively
promote the market development of non-residential segments to enhance scale
concentration and build brand reputation.

For our education business, the population of Hong Kong is close to 7.5 million
in mid-2023, representing a rebound from a drop when compared with mid-
2022. Hong Kong is speeding up its economic recovery in the post-pandemic
period. We closely followed the pace of our country and government in the
development of the regional economy and education and have strengthened
the foundation of our education business. We took various proactive and
pragmatic approaches to increase student enrollment and through multi-
channel promotion and publicity, as well as organizing thematic seminars,
we aim to let more students and parents understand our quality education
resources and services. In terms of improving education service quality, through
creating innovative curricula and teaching modes, we enable students to
master knowledge in an enjoyable and diversified learning environment. We
have completed a number of projects in curriculum development, teacher
training, academic exchanges, family education, community services and other
educational businesses. Especially in curriculum development, we promote
the all-round development of students by compiling teaching materials with
an international vision based on “school-based integration”. In the future, we
will continue to commit to “seeking progress with stability, and striving for
innovation”, and proactively expanding cooperation in education projects under
an asset-light model.
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FUTURE OUTLOOK

In the first half of 2023, the economy of the Greater Bay Area realised
gradual improvement, characterized by innovation leadership, high openness,
development concentration and a conducive living and business environment,
among others. These characteristics helped the Greater Bay Area to maintain
its resilience and continue its high-quality development momentum. With the
advancement of a series of mega-projects in the Greater Bay Area, industrial
cooperation across regions has been accelerating. In close alignment with the
development planning and priorities of the construction of the Greater Bay
Area, the Group will highly focus on core cities such as Hong Kong, Shenzhen
and Guangzhou, and leverage its own advantages and capabilities to explore
project opportunities, so as to realise the development strategy of the Group.

Commercial and office properties are highly resistant to periodicity. Steady
increase in rental income is a key component of the Company’s stable
cash flow. In the future, the Group hopes to continue to hold and operate
premium properties with its sound asset management capabilities, to further
increase rental income and profit while achieving property preservation and
appreciation.
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The Group has always been optimistic about the important role and position of
Hong Kong in the construction of the Greater Bay Area, as well as development
opportunities in the Northern Metropolis of Hong Kong. With the full relaxation
of pandemic-related control policies, Hong Kong's advantages as a financial,
shipping and trading centre were highlighted by the reopening of borders and
the return of foreigners and white-collar workers. The Group remains optimistic
about and attaches importance to investment opportunities in Hong Kong, and
will leverage its capabilities and advantages in developing high-end boutique
properties to further invest in the Hong Kong market and actively explore
opportunities for premium projects.

We will continue to monitor market and industry changes and focus on new
economic development opportunities. In line with the actual development
needs of the Group, we will integrate resources and make prudent investments,
so as to seek opportunities in business breakthroughs and growth and
achieving the synergistic development of diversified businesses alongside the
real estate business.
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BUSINESS REVIEW FOR THE SIX MONTHS ENDED
30 JUNE 2023

(1) Pre-sales

For the six months ended 30 June 2023, the Group recorded an aggregate
of pre-sales of properties and car park units of approximately HK$421.7
million (of which approximately HK$419.4 million was from pre-sales of
properties), representing a decrease of approximately 24.4% as compared
to the figure recorded in the corresponding period of 2022. The Group’s
total pre-sold GFA was approximately 4,962 sg.m., representing a
decrease of approximately 14.8% from approximately 5,821 sg.m. for the
six months ended 30 June 2022. The average selling price (“ASP") of the
Group's pre-sales of properties for the six months ended 30 June 2023
were approximately HK$84,522.4 per sq.m. (for the six months ended 30
June 2022: approximately HK$92,733.2 per sg.m.). In addition, the Group
recorded pre-sales of car park units of approximately HK$2.3 million from
18 car park units for the six months ended 30 June 2023.

A breakdown of the total pre-sales of the Group during the six months
ended 30 June 2023 is set out as follows:

EHEEREER RBE REFHEE

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

FAHxK BEBT BT/ FHAK

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

XZ Tianjin REFSH Tianjin Le Leman City 3,081 62.1 34.6 8.2 11,230.1
- % - residential

#II Shenzhen  RYIKHIE ERE  Shenzhen Upper Residence 784 15.8 489 11.7 62,372.4
- £ ~ residential

&% HongKong &/ 128 WATERLOO Hong Kong 128 WATERLOO 1,097 22.1 3359 80.1 306,198.7
- =% - residential

4,962 100.0 419.4 100.0 84,522.4

Project

T Nanjing KEGH — AR

The Sunny Land -

EREFENHA

Number of pre-sold

BE
car park units Pre-sales
6] BEAT
unit HK$ million

RETHERE
Pre-sales ASP
T,/ M
HK$/unit
Nanjing 100.0 23

100.0 127,777.8
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(2) Projects delivered and booked for the six months ended

30 June 2023

For the six months ended 30 June 2023, the Group's property
development business in Tianjin, Shenzhen and Hong Kong achieved
revenue from sale of properties (excluding sale of car park units) of
approximately HK$236.0 million with saleable GFA of approximately
3,038 sq.m.. The recognised ASP of the Group’s sale of properties was
approximately HK$77,682.7 per sq.m. for the six months ended 30 June
2023.

For the six months ended 30 June 2023, the Group delivered and
recognised sale of car park units of approximately HK$1.9 million from
the sale of 16 car park units.

Details of sale of properties recognised by the Group during the six
months ended 30 June 2023 are listed below:

[EPN (=%
AHE MEHE 28R
BERR Sale of FHER
Saleable GFA properties Recognised
HE REEE Project and type of project booked recognised ASP
IR BEBT AL/ EARK
sg.m. HK$ million HK$/sg.m.
RE Tianjin REFRSH — FE Tianjin Le Leman City - residential 1,573 15.7 9,980.9
w Shenzhen FIKHE FRE — % Shenzhen Upper Residence - residential 867 457 52,710.5
B Hong Kong %75 128 WATERLOO — £ Hong Kong 128 WATERLOO - residential 598 174.6 291,973.2
Mt Total 3,038 236.0 77,682.7

REERBE T _=FXA=1THIE
NE AR REMEEFBIIRMAT

AR Nanjing KB — B

Details of sale of car park units recognised by the Group during the six
months ended 30 June 2023 are listed below:

2 AR 5+
FEUHE FEUME BER
Number of Sale of FHER
Recognised
recognised ASP

carpark  car park units
Project units booked

i BEAT B/
unit HK$ million HK$/unit

The Sunny Land — Nanjing 16 1.9 118,750.0
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In addition to the sale of properties developed by the Group, the Group
has also leased out or expects to lease out its investment property
portfolio, which mainly comprises shopping malls, community commercial
centres, retail shops, serviced apartments and car park units in The Spring
Land — Shenzhen, Changzhou Fashion Mark, Dongguan Landmark,
Hangzhou Landmark, Shenzhen Water Flower Garden, Chengdu Fashion
Mark, Shanghai Shama Century Park, Shanghai Bay Valley and Kunming
Dianchi Lakeside Peninsula in Mainland China and Kowloon Tong
Rutland Quadrant Project in Hong Kong. As at 30 June 2023, the total
fair value of the investment properties (inclusive of investment properties
classified as held for sale) of the Group was approximately HK$7,992.5
million, representing approximately 38.0% of the Group's total asset
value. The Group’s investment property portfolio had a total leasable
GFA of approximately 304,789 sq.m.. The Group recorded a gain of
approximately HK$35.2 million (for the six months ended 30 June 2022:
approximately HK$35.6 million) in fair value of its investment properties
for the six months ended 30 June 2023.

The Group carefully plans and selects tenants based on factors such as
the project’s overall positioning, market demand in surrounding areas,
market rent and development needs of tenants. The Group attracts large-
scale anchor tenants which assist in enhancing the value of its projects.
The Group enters into longer-term and more favourable lease contracts
with such anchor and reputable tenants which include well-known
brands, chain cinema operators, reputable restaurants and top operators
of catering businesses. As at 30 June 2023, the GFA taken up by these
anchor and reputable tenants, whose leased GFA was over 10.0% of the
total leasable GFA of a single investment property, made up approximately
29.6% (as at 31 December 2022: approximately 29.5%) of the Group’s
total leasable GFA in its investment properties under operation.

The Group generated rental income of approximately HK$105.9 million
for the six months ended 30 June 2023, representing an increase of
approximately 0.2% from approximately HK$105.7 million for the six
months ended 30 June 2022. The average monthly rental income of the
Group's investment properties under operation for the six months ended
30 June 2023 was approximately HK$70.1 per sq.m. (for the six months
ended 30 June 2022: approximately HK$71.3 per sg.m.). The decrease
in the average monthly rental income was mainly attributable to a
decrease in rental rate of the Group’s existing investment properties under
operation during the six months ended 30 June 2023.
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AEBR-_ZE-_=FA=THNEE Details of the Group’s major investment properties as at 30 June 2023 and
REMERAEBREEZE_T-_=FA the Group’s rental income for the six months ended 30 June 2023 are set
=T BIEREANESMAFEERSIAT out as follows:
BE-8-=%
AR=tAHLE
BE-2-=F AEANSTHEX
R=B==% AB=tHLE AHESWA R=B==%
AAZTEN A% AMEAKBELKA  Average monthly AAZ+AM
THEREER Rental income rental income el
Investment Properties Leasable forthe  persq.m.forthe  Occupancy rate
RENE (inclusive of investment properties GFAasat  Fairvalueasat six months ended six months as at
(BRIBARFHENRENR) dlassified as held for sale) 30 June 2023 30 June 2023 30June 2023 ended30June2023 30 June 2023
(i)
(Note)
FHXK AEAT BT B/ FHK
sq.m. HK$ million HK$ million HK$/sq.m.
EETHRENFE Investment properties under operation
BNEESE—HBR_4 Changzhou Fashion Mark Phases 1 and 2
(BEsREEN) (Shopping mall and car park units) 80,771 13135 137 358 78.9
KEEX—FI (EE5) The Spring Land - Shenzhen
(Shopping mall) 33,454 1,383.5 25.0 152.0 82.0
KEFEZHNE (BEsREEL) Chengdu Fashion Mark
(Shopping mall and car park units) 38,285 745.0 137 63.7 93.6
LigEa Shanghai Bay Valley 97,854 28375 28 57.8 67.0
Mg R-E-_=F"A=THOUHEEREER Note: The leasable GFA as at 30 June 2023 excluded car park units.

B BREEEN -
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(4) Land bank as at 30 June 2023

RIEFEEIH

— Tianjin Le Leman City

_ NBIER-FER
The Spring Land - Nanjing

EMRESEHE
Changzhou Fashion Mark

LEERER
LB HHERE

A DIAES E el

WM -
Hangzhou®™ ¥ Z % Ningbo [ Hangzhou Landmark

J & -Fuzhou

BFg Xiamen  esmmmuni

¥5 Dongguan [ Dongguan Landmark

?f %i# Hong Kong

&M
% Guangzhou
Nanning

#3 Shenzhen

20 property projects YK BHEER

AR AL

H20fE¥ %18 B as at 30 June 2023
® % TIFH Completed projects
® ERIER Projects under development

® BERRBRACITH
Y6 T 08 B o IE 75 PR Ak
+ibARMER

RE =R E BT

=R R

KEER - I

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

in land use

Major city with high speed
railway
High speed railway

Shenzhen Water Flower Garden
Shenzhen Hidden Valley

The Spring Land - Shenzhen
HYIESRERERE

Shenzhen Topspring
International Mansion
YIS LR KA

Shenzhen Jianshang
Commercial Building
FYIKEGE ERE

Shenzhen Upper Residence

&8 LKFERIEE
Hong Kong Sheung Shui
Ma Sik Road Project
ERTH T N\MBERER
Hong Kong Yuen Long

15

Shanghai Bay Valley Project

Shanghai Shama Century Park

Shap Pat Heung Road Project

BHRTHAARKER
Hong Kong Yuen Long
Tai Tong Road Project

#7128 WATERLOO

BRNEREEREEE

Rutland Quadrant Project

Hong Kong 128 WATERLOO

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

As at 30 June 2023, the Group had a total of 20 projects over 10 cities
in various stages of development, including an estimated net saleable/
leasable GFA of completed projects of approximately 348,002 sq.m., an
estimated net saleable/leasable GFA of projects under development of
approximately 90,849 sg.m., and an estimated net saleable/leasable GFA
of projects contracted to be acquired or under application for change in
land use of approximately 6,497 sq.m., totalling an estimated net saleable/
leasable GFA of approximately 445,348 sg.m., the details of which are as
follows:

fEEFAHE/ REH
BH AHEEEER 3y £
w5 Estimated Interest
Project net saleable/ attributable
no. W City Project Type of project leasable GFA to the Group

sg.m. %
BIEAR
Completed Projects
1 w3 Shenzhen R 1L Shenzhen Hidden Valley [E2] Residential 4,015 100.0
2 A Shenzhen  KEIEXR — R The Spring Land - Shenzhen % Commerdial 33,454 100.0
3 w3 Shenzhen R TEHD Shenzhen Water Flower Garden 7% Commercial 4,992 100.0
4 M Changzhou  BMES#HE Changzhou Fashion Mark ES Commerdial 82,490 100.0
5 R Dongguan ~ REHEHEHL Dongguan Landmark [EES Commerdial 20,172 100.0
6 UM Hangzhou — MMBESEES L Hangzhou Landmark [SES Commercial 26,182 100.0
7 g Chengdu KBEEEE Chengdu Fashion Mark [SE Commercial 38,285 100.0
8 s Shanghai EESHTHEAR Shanghai Shama Century Park ~ fRE=XAE  Serviced apartments 298 70.0
9 Rz Tianjin KRR Tianjin Le Lemen City F%=/B%¥  Residential/Commercial 21,130 58.0
10 AR Nanjing KEE K — BR The Spring Land — Nanjing [EES Commerdial 717 100.0
1 i Shanghai FEEAEE Bay Valley Project [SES Commercial 97,526 70.0
12 B HongKong & NEEREEREEE  Hong Kong Kowloon Tong % Campus 574 100.0
Rutland Quadrant Project
13 = Kunming ERHEMHELS Kunming Dianchi Lakeside P Commercial 1,415 100.0
Peninsula

14 R Shenzhen  RIIKHZE FRE Shenzhen Upper Residence F%=/%%¥  Residential/Commercial 12,300 100.0
15 BB Hong Kong %% 128 WATERLOO Hong Kong 128 WATERLOO = Residential 4,452 60.0
it Sub-total 348,002

HEER
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I BUHE rEE
EHE AHAEREEE PEfhRER
FoLd Estimated Interest
Project net saleable/ attributable

no. Hm Project Type of project leasable GFA to the Group

sg.m. %

Projects under Development

16 E Shenzhen  FIIHKZEBEAE Shenzhen Topspring GES Commercial 58,294 100.0
International Mansion

17 3l Shenzhen RIS R AR Shenzhen Jianshang [SE Commercial 9,518 100.0
Commercial Building

18 EE HongKong  &ETEA+/\#EEIEE  Hong Kong Yuen Long FE Residential 20,050 10.0
Shap Pat Heung Road Project

19 & HongKong BB TAAREKIER Hong Kong Yuen Long FE Residential 2,987 10.0

Tai Tong Road Project

Nt Sub-total 90,849

BANKTRESEERBRE L ARNER

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

20 B HongKong &% EKBEBKIER Hong Kong Sheung Shui FE Residential 6,497 50.0
Ma Sik Road Project

NeE Sub-total 6,497

st Total 445,348
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Details of land bank in major cities are set out below:

HEERIHE
AHEEEER
Estimated

net saleable/

Region/City leasable GFA

K
sg.m.

RN EZES (BERR) Shenzhen and surrounding regions (including Dongguan) 142,745
labis Shanghai 97,824
2B Nanjing 717
AR Chengdu 38,285
LM Hangzhou 26,182
R Tianjin 21,130
M Changzhou 82,490
EEBH Kunming 1,415
BB Hong Kong 34,560
#at Total 445,348

AEBEREBEBRELR  EFNEER
TEEARITEFIERFERE
B L YWBEXKEEIBR
ERREEERETERN LI oL
AEEBREBNDBRRAR, LR
SNFEMEEENLEBERERE D
wEEEFLHIRR  LERXNER (2
BER FIRRR)RLE -

The Group intends to continue leveraging its experience in identifying
land parcels in and/or outside the PRC with investment potential at
advantageous times and acquiring land reserves which are or will be
well connected with transportation and infrastructure developments.
Moreover, the Group intends to continue acquiring new land parcels or
projects in locations in and/or outside the PRC with vibrant economies
and strong growth potential, in particular, the Greater Bay Area (including
Hong Kong, Shenzhen and Dongguan) and Shanghai.
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FINANCIAL REVIEW

For the six months ended 30 June 2023, Group’s total revenue and income from
sales of properties were approximately HK$98.7 million and HK$237.9 million,
respectively, decreased by approximately 82.7% and 90.9%, respectively,
as compared with the corresponding period of 2022. The Group recorded a
profit attributable to equity shareholders of the Company of approximately
HK$23.4 million as compared with approximately HK$6.3 million recorded in
the corresponding period of 2022. For the six months ended 30 June 2023, the
Group had a basic earnings per ordinary share (the “Share(s)”) of HK1.5 cents,
compared with HKO.4 cent in the corresponding period of 2022. Net assets per
Share attributable to equity shareholders of the Company and holders of bonus
perpetual subordinated convertible securities (“PCSs”) were approximately
HK$5.8 as at 30 June 2023 and approximately HK$6.0 as at 31 December
2022.

No interim dividend is declared for the six months ended 30 June 2023 (for the
six months ended 30 June 2022: Nil).

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

The Group’s revenue decreased by approximately 82.7% to approximately
HK$498.7 million for the six months ended 30 June 2023 from approximately
HK$2,883.7 million for the six months ended 30 June 2022. This decrease
was primarily due to a decrease in sales of properties. The Group recognised
property sales of approximately HK$237.9 million, representing approximately
47.7% of the revenue for the six months ended 30 June 2023. The remaining
approximately 52.3% represented rental income, property management
and related services income and income from education related services and
products.

Revenue from the Group’s rental income and property management and related
services income decreased by approximately 3.0% for the six months ended 30
June 2023 as compared with the corresponding period of 2022 primarily due to
the decrease in exchange rate.
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The principal component of direct costs is the cost of completed properties
sold, which consists of land premium, construction and other development
costs, capitalised borrowing costs during the construction period, the cost of
rental income, the cost of property management and related services and the
cost of education related services. The Group recognises the cost of completed
properties sold for a given period to the extent that revenue from such
properties has been recognised in that period.

The Group’s direct costs decreased to approximately HK$338.1 million for the
six months ended 30 June 2023 from approximately HK$2,483.1 million for the
six months ended 30 June 2022. Such decrease was primarily attributable to a
decrease in sales of properties for the six months ended 30 June 2023.

The Group's gross profit decreased by approximately 59.9% to approximately
HK$160.6 million for the six months ended 30 June 2023 from approximately
HK$400.6 million for the six months ended 30 June 2022. The Group recorded
a gross profit margin of approximately 32.2% for the six months ended 30
June 2023 as compared with approximately 13.9% for the six months ended
30 June 2022. The increase in gross profit margin was primarily due to the
decrease in sales of properties which have lower profit margins.

Other revenue decreased by approximately HK$33.5 million, or approximately
34.8%, to approximately HK$62.9 million for the six months ended 30 June
2023 from approximately HK$96.4 million for the six months ended 30 June
2022. The decrease was primarily attributable to the decrease in bank and
other interest income.

Other net income/(loss) increased significantly by approximately 720.6% to an
income of approximately HK$78.2 million for the six months ended 30 June
2023 from a loss of approximately HK$12.6 million for the six months ended 30
June 2022, mainly due to the additional compensation income received from
the Hong Kong government for the land parcels in Yuen Long.
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Selling and marketing expenses decreased by approximately 37.3% to
approximately HK$41.8 million for the six months ended 30 June 2023 from
approximately HK$66.7 million for the six months ended 30 June 2022, which
was consistent with the decrease in the sale of properties.

Administrative expenses decreased by approximately 19.3% to approximately
HK$108.0 million for the six months ended 30 June 2023 from approximately
HK$133.9 million for the six months ended 30 June 2022 due to the decrease
in staff costs incurred.

Valuation gains on investment properties was approximately HK$35.2
million for the six months ended 30 June 2023 (for the six months ended
30 June 2022: approximately HK$35.6 million), representing a decrease of
approximately 1.1%.

Finance costs decreased by approximately 24.8% to approximately HK$119.1
million for the six months ended 30 June 2023 from approximately HK$158.3
million for the corresponding period of 2022. The decrease was primarily
attributable to the repayment of loan and bonds payable.

Income tax expenses decreased by approximately 64.3% to approximately
HK$52.8 million for the six months ended 30 June 2023 from approximately
HK$147.9 million for the six months ended 30 June 2022. The income tax
expenses for the period was consistent with the decrease in the sale of
properties.

The loss attributable to non-controlling interests was approximately HK$19.1
million for the six months ended 30 June 2023 as compared with approximately
HK$2.1 million in the corresponding period of 2022.
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LIQUIDITY, FINANCIAL AND CAPITAL RESOURCES

As at 30 June 2023, the carrying amount of the Group’s cash and bank deposits
was approximately HK$2,665.4 million (as at 31 December 2022: approximately
HK$2,637.4 million), representing an increase of approximately 1.1%.

The Group had an aggregate borrowings (including bank and other borrowings
and lease liabilities) as at 30 June 2023 of approximately HK$7,652.0 million,
of which approximately HK$2,871.9 million is repayable within one year,
approximately HK$4,131.0 million is repayable after one year but within five
years and approximately HK$649.1 million is repayable after five years.

As at 30 June 2023, the Group’s bank loans of approximately HK$6,848.6
million (as at 31 December 2022: approximately HK$6,902.2 million) were
secured by certain investment properties, property, plant and equipment,
leasehold land held for development for sale, properties under development for
sale, completed properties for sale, pledged deposits and rental receivables of
the Group with total carrying values of approximately HK$13,421.8 million (as
at 31 December 2022: approximately HK$12,972.2 million).

The carrying amounts of all the Group’s bank loans and other borrowings were
denominated in RMB except for certain borrowings with an aggregate amount
of approximately HK$2,104.4 million (as at 31 December 2022: approximately
HK$2,141.8 million) and HK$983.0 million (as at 31 December 2022:
approximately HK$979.3 million) as at 30 June 2023 which were denominated
in Hong Kong dollars and US dollars, respectively.
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The Group's annualised average cost of borrowings (calculated by dividing total
interest expenses expensed and capitalised by average borrowings, during the
period) was approximately 6.6% for the six months ended 30 June 2023 (for
the six months ended 30 June 2022: approximately 5.6%).

The net gearing ratio is calculated by dividing the Group’s net borrowings
(aggregate borrowings net of cash and cash equivalents and restricted and
pledged deposits) by the total equity. The Group’s net gearing ratios as at 30
June 2023 and 31 December 2022 were approximately 55.7% and 54.7%,
respectively. The rise in net gearing ratio was mainly attributable to the
depreciation of the exchange rate during the six months ended 30 June 2023.

As at 30 June 2023, the Group had cash balances denominated in RMB of
approximately RMB2,080.7 million (equivalent to approximately HK$2,249.2
million), in US dollars of approximately US$0.5 million (equivalent to
approximately HK$3.8 million) and in Australian dollars of approximately
AUD2.4 million (equivalent to approximately HK$12.4 million).

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

Net assets per Share of the Company as at 30 June 2023 and 31 December
2022 are calculated as follows:

N-ZE——
+t=A=+—H
As at

31 December
2022

Net assets attributable to equity shareholders

EAEGEEEFE(TAT) of the Company and the holders of PCSs
(HK$'000) 8,920,128 9,223,880

BETEAREE (TR Number of issued ordinary Shares ('000) 1,412,733 1,412,733
MARITEE K A PIHRE S E B (FAX) Number of outstanding PCSs ('000) 116,553 116,553
REtEEREEFENRO A Number of Shares for the calculation of

(F) net assets per Share ('000) 1,529,286 1,529,286
NAREERE KA #ARES  Net assets per Share attributable to equity

HEANELEBREEFE(GET) shareholders of the Company and the

(FF5E) holders of PCSs (HK$) (Note) 5.8 6.0

MisE ADRIESBERKAATRBRELSFE ARES
REEFERKAATRBRIFFTEARST =
FXNA=t+EHR=-E-_-—F+=-A=+—HEH
KA AT RIRFHFARDETE -

RAREE

RZZBEZ=FA=1H BRABTFTEEEY
XEXRNZBERBE MR EERELD
264,800,000 (R _—F+=-A=+—
H : #9462,400,000% 7T ) FELR I 2N & B 37 £
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EEXELERYE  AIRBRITAAERH
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Note: The net assets per Share attributable to equity shareholders of the Company and the
holders of PCSs is calculated as if the holders of PCSs have converted the PCSs into Shares
as at 30 June 2023 and 31 December 2022

CONTINGENT LIABILITIES

As at 30 June 2023, save for the guarantees of approximately HK$264.8 million
(as at 31 December 2022: approximately HK$462.4 million) given to financial
institutions for mortgage loan facilities granted to purchasers of the Group’s
properties, the Group had no other material contingent liabilities.

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

As at 30 June 2023, the Group employed a total of 807 employees (as at
31 December 2022: 883 employees) in Mainland China and Hong Kong, of
which, 50 were under the headquarters team, 105 were under the property
development division, 649 were under the retail operation and property
management division and 3 were under the education division. For the six
months ended 30 June 2023, the total staff cost incurred was approximately
HK$111.5 million (for the six months ended 30 June 2022: approximately
HK$110.5 million). The remuneration of the employees was based on their
performance, work experience, skills, knowledge and the prevailing market
wage level. The Group remunerated the employees by means of basic salaries,
cash bonuses and equity settled share-based payments.

The Company adopted a post-IPO share option scheme on 28 February 2011
for the purpose of recognising and acknowledging the contribution that eligible
employees have made or may make to the Group. On 26 June 2012, 20 June
2013, 28 April 2015, 8 September 2015, 23 October 2015 and 5 December
2016, the Group granted 15,720,000 share options (Lot 1), 14,000,000 share
options (Lot 2), 82,650,000 share options (Lot 3), 3,000,000 share options
(Lot 4), 10,000,000 share options (Lot 5) and 31,000,000 share options (Lot
6), respectively, under the post-IPO share option scheme at the exercise prices
of HK$2.264 per Share (adjusted), HK$4.14 per Share, HK$3.3 per Share,
HK$3.65 per Share, HK$3.45 per Share and HK$2.796 per Share, respectively,
to certain Directors, senior management and selected employees of the Group.
The post-IPO share option scheme expired on 27 February 2021. While no
new share option can be granted, all outstanding share options granted prior
to the expiration of the scheme shall continue to be valid and exercisable in
accordance with the rules of the post-IPO share option scheme.
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EMPLOYEES AND REMUNERATION POLICY (Continued)

A new share option scheme of the Company was adopted by the shareholders
of the Company at the annual general meeting held on 8 June 2022 (the “New
Share Option Scheme”) to enable the Company to grant share options to
eligible participants as incentive or rewards for their contribution to the Group.
The New Share Option Scheme has a term of 10 years commencing on the
effective date of the scheme, that is, 8 June 2022. For the six months ended 30
June 2023, no share option was granted under the New Share Option Scheme.

CHANGES SINCE 31 DECEMBER 2022

There were no other significant changes in the Group’s financial position from
the financial position and the information disclosed under the section headed
“Management Discussion and Analysis” in the annual report for the year ended
31 December 2022.
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CORPORATE GOVERNANCE PRACTICES

In the opinion of the Directors, the Company has complied with all the
code provisions under the Corporate Governance Code (the “CG Code”)
as set out in Appendix 14 to the Rules (the “Listing Rules”) Governing
the Listing of Securities on The Stock Exchange of Hong Kong Limited (the
“Stock Exchange”) during the six months ended 30 June 2023 and, where
appropriate, adopted the recommended best practices set out in the CG Code,
except for the following deviation:

Under Code Provision C.2.1 of the CG Code, the roles of the chairman and
the chief executive should be separate and should not be performed by the
same individual. During the six months ended 30 June 2023, Mr WONG Chun
Hong performed his duties as the chairman and the chief executive officer of
the Company. The Board considers that vesting both roles in the same person
ensures consistent leadership within the Group and enables more effective
and efficient planning of long-term strategies and implementation of business
plans. The Board believes that the balance of power and authority is adequately
ensured by the operations and governance of the Board which comprises
experienced and high calibre individuals, with more than half of the Board
members being non-executive or independent non-executive Directors. The
Company will review the current structure when and as it becomes appropriate.

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

MODEL CODE FOR SECURITIES TRANSACTIONS BY

DIRECTORS

The Company has adopted the Model Code for Securities Transactions by
Directors of Listed Issuers (the “Model Code”) set out in Appendix 10 to the
Listing Rules as its code of conduct for securities transactions by the Directors.
After having made specific enquiries with all the Directors, all the Directors
have confirmed that they had complied with the required standards set out in
the Model Code and its code of conduct during the six months ended 30 June
2023.
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CHANGES IN INFORMATION OF DIRECTORS

Upon specific enquiry by the Company and based on the confirmations from
the Directors, there has been no change in the information of the Directors
required to be disclosed pursuant to Rule 13.51B(1) of the Listing Rules since
the date of the Company’s 2022 annual report.

REVIEW OF INTERIM RESULTS BY THE AUDIT
COMMITTEE

The audit committee of the Company has reviewed the accounting principles
and practice adopted by the Group and has reviewed the interim results of the
Group for the six months ended 30 June 2023. The audit committee of the
Company comprises three independent non-executive Directors, namely Mr
CHENG Yuk Wo (Chairman), Professor WU Si Zong and Mr CHAN Yee Herman.

The financial information in this interim report is unaudited and is derived from
the interim financial report for the six months ended 30 June 2023. The interim
financial report is unaudited, but has been reviewed by KPMG, the Company’s
auditor, in accordance with Hong Kong Standard on Review Engagements
2410, Review of interim financial information performed by the independent
auditor of the entity, issued by the Hong Kong Institute of Certified Public
Accountants. A review is substantially less in scope than an audit conducted in
accordance with Hong Kong Standards on Auditing and consequently does not
enable the auditor to obtain assurance that they would become aware of all
significant matters that might be identified in an audit. Accordingly, KPMG did
not express an audit opinion.

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

INVESTOR RELATIONS AND SHAREHOLDERS’
RIGHTS

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

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

The Company meets with the investment community and responds to
their inquiries about the status of the Company from time to time, so as to
strengthen the contacts and communication between the Company and its
investors.
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The Directors present the interim financial results for the six months ended 30
June 2023 of the Company.

PRINCIPAL ACTIVITIES

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

INTERIM DIVIDEND

The Board will consider the declaration of dividend at its meeting for the
approval of final results and it resolved not to declare an interim dividend for
the six months ended 30 June 2023 (for the six months ended 30 June 2022:
Nil).

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

Neither the Company nor any of its subsidiaries has purchased, sold or
redeemed any of the Company’s listed securities during the six months ended
30 June 2023.



ESHESE
DIRECTORS’ REPORT

EERFETHRAEREQTR
HEBZENRG  HEROR
BESNEERAR

R-ZF_=FX A=1TH ARAEEREE
THRABRAAR REREEE (EXRES
REE RO (185 RIME KRG FXVER) MR
0 HERORESTEBOREESLER
BOIEXVEE7 R8N B EME AR R A R EBER
Fr(BREERBES AR KRINZFHRX
I BN T A S FOAR) ¢ KR
B E 5 R EE GBI 5 352 R 72 72 80 2z IR DI T
EERM i RE R BT E R E T A
BHEANRRBRANER AR

() REQXARGREBRDNER

Expg

Name of Director

B8R

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

REEEER

corporation
LRI A
Settlor of a trust
ERBEA

Beneficial owner

BEMEE ((BRE]) (HHEE3)
Mr CHENG Yuk Wo
("Mr CHENG”) (Note 3)

ERfEAA

Beneficial owner

RMRHR ([RAR]) (HiE4)
Professor WU Si Zong
(“Professor WU") (Note 4)

ERfEAA

Beneficial owner

Type of interest

Interest in a controlled

TOP SPRING INTERNATIONAL HOLDINGS LIMITED 31
INTERIM REPORT 2023

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

As at 30 June 2023, the interests and short positions of the Directors and the
chief executives of the Company in the Shares, underlying Shares or debentures
of the Company and its associated corporations (within the meaning of Part XV
of the Securities and Futures Ordinance (the “SFO")) (i) which were required
to be notified to the Company and the Stock Exchange pursuant to Divisions 7
and 8 of Part XV of the SFO (including interests and short positions which they
were taken or deemed to have under such provisions of the SFO); or (i) which
were required, pursuant to section 352 of the SFO to be entered in the register
referred to therein; or (iii) which were required to be notified to the Company
and the Stock Exchange pursuant to the Model Code contained in the Listing
Rules, were as follows:

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

BEAAX BERBR
BER®H HEBRE ARKRES HERGAY HERTRA
A8 (R) #A (R) %A (R) Total number  MBAF AL
Numberof ~ Number of Share Number of of Sharesand  Approximate
Shares held options held PCSs held underlying  percentage of
(Shares) (Shares) (Shares) Shares held issued Shares
(FzE1)
(Note 1)
(@H+b)+c)
148,500 - - 148,500 FR AR 17 (L) 0.01
148,500 Shares (L)
417,593,500 - 116,552,800 534,146,300 A& 17 (L) 37.81
534,146,300 Shares (L)
5,083,200 - - 5,083,200 A& A1 (L) 0.36
5,083,200 Shares (L)
- 1,000,000 - 1,000,000 A& 17 (L) 0.46
1,000,000 Shares (L)
= 400,000 = 400,000 % & 13 (L) 0.10

400,000 Shares (L)
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8 - BEARBERRIKEENEIZARRE
A BREBEZFLEHEEY  SEEEHRER/R
Chance Again# & #9417,593,500 % f& {5 &
£ Chance Again £ Bk A A[ AR 75 5 5 4
#9116,552,800 IR HBARR (H F HEH HE 2 - B
SN E A 5,083,200 RAZ D °

B BWEEMANHEBEROETRBEREER
PHRBEEXEBEREFIELARFAELH
1,000,000f7 BERR#E (E=4t) - B ZSH
R-E_=FA=+BNUTENER
R + 1,000,000 & AR 7 (58 =#t) AT =
Z—RENA-_+NBHE-_ZE_AFNA
—t+t BHIRZRERRH3.3008 THRE
BAT{E -

4 ZRBEEANHEEROUTARBEEREER
PHRABEEXEREFEIERARAELH
400,0001) fERR#E (E=4k) - ZER=F
ZEERNASTAMATEAERESR -
400,00017 AR #E (E=4t) TR =T — R F
MA-Z+N\NBE-_ZTZ-_RFEWA_-++H
HAR IR T B %10 3.300 B TR RBEBITE -

B ENFEEEN RZTE_=FA=1+H"
EERARAEIBTRABRERARAHE
EREEOEE (EE R B 5 RS 5H15 XV &)
e - MR P HEA SRR A ()R
EHREEEAEXVEET R D HMAMEAR
RERBRZ T (BREEFRERZ LR ED
R R SUIR G R SR AE T B 0 A 2 BOR
B) - H)REE R BB RPIF 3521585
BN GO E M ¢ i) RIE R LT A
AHMEARNR LB EMERIORR

Notes:

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

(2)  Kang Jun Limited (“Kang Jun”) is wholly-owned by Mr WONG. By virtue of the
SFO, Mr WONG is deemed to be interested in 148,500 Shares held by Kang Jun.
Chance Again Limited (“Chance Again”) is wholly-owned by Cheung Yuet (B.V.1.)
Limited (“BVI Co"). The entire issued share capital of BVI Co is wholly-owned by
HSBC International Trustee Limited (“HSBC International Trustee”) as the trustee
of The Cheung Yuet Memorial Trust, a discretionary family trust established by
Mr WONG (the “WONG's Family Trust”), and the beneficiaries of which include
Mr WONG's family members. Mr WONG is the settlor and the protector of the
WONG's Family Trust. By virtue of the SFO, Mr WONG is deemed to be interested
in 417,593,500 Shares held by Chance Again and 116,552,800 underlying Shares
in relation to the PCSs held by Chance Again. And Mr WONG beneficially owned
5,083,200 Shares.

(3)  Mr CHENG's long position in the underlying Shares comprises 1,000,000 options
granted to him by the Company under the Post- IPO Share Option Scheme (Lot
3). These share options, all of which remained exercisable as at 30 June 2023,
were exercisable as to 1,000,000 Share options (Lot 3) at the subscription price of
HK$3.300 per Share during the period from 28 April 2016 to 27 April 2025.

(4)  Professor WU’s long position in the underlying Shares comprises 400,000 options
by the Company under the Post-IPO Share Option Scheme (Lot 3). The share
options, which remained exercisable as at 30 June 2023, were exercisable as to
400,000 Share options (Lot 3) at the subscription price of HK$3.300 per Share
during the period from 28 April 2016 to 27 April 2025.

Save as disclosed above, as at 30 June 2023, none of the Directors and the
chief executives of the Company had or was deemed to have any interests or
short positions in the Shares, underlying Shares of the Company or any of its
associated corporations (within the meaning of Part XV of the SFO) which were
required (i) to be notified to the Company and the Stock Exchange pursuant
to Divisions 7 and 8 of Part XV of the SFO (including the interests and short
positions in which they were taken or deemed to have under such provisions
of the SFO), or (i) which were required pursuant to section 352 of the SFO to
be entered in the register referred to therein; or (iii) which were required to be
notified to the Company and the Stock Exchange pursuant to the Model Code.
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DIRECTORS’ RIGHTS TO ACQUIRE SHARES OR
DEBENTURES

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

DIRECTORS’ INTERESTS IN A COMPETING BUSINESS

As at 30 June 2023, none of the Directors and his/her respective close
associates (as defined in the Listing Rules) was considered to have interests in
a business which competes or is likely to compete, either directly or indirectly,
with the business of the Group.

SHARE OPTION SCHEMES

The Company adopted the post-IPO share option scheme (the “Post-IPO Share
Option Scheme"”) on 28 February 2011 for the purpose of recognizing and
acknowledging contributions that eligible employees have made or may make
to the Group. On 26 June 2012, 20 June 2013, 28 April 2015, 8 September
2015, 23 October 2015 and 5 December 2016, the Group granted 15,720,000
share options (Lot 1), 14,000,000 share options (Lot 2), 82,650,000 share
options (Lot 3), 3,000,000 share options (Lot 4), 10,000,000 share options
(Lot 5) and 31,000,000 share options (Lot 6) respectively, under the Post-IPO
Share Option Scheme at the exercise prices of HK$2.264 per Share (adjusted),
HK$4.14 per Share, HK$3.3 per Share, HK$3.65 per Share, HK$3.45 per Share
and HK$2.796 per Share respectively, to certain Directors, senior management
and selected employees of the Group. The Post-IPO Share Option Scheme was
terminated on 8 June 2022. While no new share option can be granted, all
outstanding share options granted prior to the expiration of the scheme shall
continue to be valid and exercisable in accordance with the rules of the Post-
IPO Share Option Scheme. Subject to certain restrictions contained in the Post-
IPO Share Option Scheme, an option may be exercised in accordance with the
terms of the Post-IPO Share Option Scheme and the terms of grant thereof at
any time during the applicable option period, which is not more than 10 years
from the date of grant of the relevant share option. All the outstanding share
options have been vested and may be exercised by the grantees prior to the
respective expiry dates thereof.
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HE_Z_=FA=1+HIL @A #RIEE Movement of the outstanding share options under Post-IPO Share Option
RAFEEREREANEIMMARITERBRES  Schemes for the six months ended 30 June 2023 is as follows:
T -

ERH BT GRS BEX
B BB E B B
TfEE Share Share Share Share

Exercise 1 January options options options options
Price 2023 granted exercised cancelled lapsed
BRET
HK$
per Share

BHRDREER  PostIPO

£t Lot 1 2.264 = = = = = =
Eftig Lot2 4.14 3,950,000 = = = 3,950,000 =
F=4t Lot3 33 28,718,000 = = = - 28,718,000
EJUtkisd Lot 4 3.65 220,000 = = = = 220,000
Eakiis Lot5 3.45 10,000,000 = = = - 10,000,000
EYaviis Lot6 2.796 15,000,000 - - = - 15,000,000
Bt Total 57,888,000 = = = 3,950,000 53,938,000

MR-EBE-=ZFNA=+H WEHKRTEFE—  Asat30June 2023, there were no outstanding Lot 1 share options.
HERE AR o

R-—ZT-—=%—H—HZHrA3,950,0001 "  All 3,950,000 outstanding Lot 2 share options as at 1 January 2023 were
RITHEFE _WEBRERANEETREEE - XE held by employees of the Group. During the six months ended 30 June 2023,
E-T-—FXNA=FTHIENMER  REBEE 3,950,000 Lot 2 share options all held by employees of the Group lapsed and
BB 2 2%63,950,00010 % —#EKBEE L no Lot 2 share option was granted, exercised or cancelled. Therefore, as at 30
WA MR - (TR E AR - June 2023, there were no outstanding Lot 2 share options.

o R=ZZTE=—=ZFA=+H TEHKRTE

FERLRERRE o
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F£28,718,00017 W RTS8 = HE BB A - Hep

1,000,000 17 R EB 5 A #5 A ~ 400,0001% A =R %
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R-Z-_=%F—HF—H " F1A220,0001 i& &
TEFENHERERAEEREESRS - REZ2
—E=FXRA= +E|_U:/\1.)E] $%.1§;§\
R 2 280 5 VO B AR N A R B WP AR
T FE IR E - Bt - RZT ==
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RiEHFEAEEEEREA -
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:I:—?—ff'g/\ﬂ +E|_U:/\1.)EJ ﬂﬂﬁﬁﬁj
1T RS E R BRAE - Bt =
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FRMEREXTRAEBEERS -

R-ZT-_=%—H—H ' Fi4& 15,000,000 4
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AU AR R R B R (TSR N
HERE - Bl R—T_=F/"A=+8"
15,000,000 17 (& AR 77 {5 5 /S #L BE AR 2= S R AN
EEEERE -

ARARIBRASE_—_FXANBRTZBRE
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AIME AR EATRHERE EAESY
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Out of the 28,718,000 outstanding Lot 3 share options as at 1 January 2023,
1,000,000 of which were held by Mr. CHENG, 400,000 of which were held
by Professor WU while the remaining 27,318,000 were held by employees
of the Group. During the six months ended 30 June 2023, no Lot 3 share
option lapsed and no Lot 3 share option was granted, exercised or cancelled.
Therefore, as at 30 June 2023, there were 28,718,000 outstanding Lot 3 share
options, out of which 1,000,000 were held by Mr. CHENG, 400,000 of which
were held by Professor WU while the remaining 27,318,000 were held by
employees of the Group.

All 220,000 outstanding Lot 4 share options as at 1 January 2023 were held by
employees of the Group. During the six months ended 30 June 2023, no Lot
4 share options all held by employees of the Group lapsed and no Lot 4 share
option was granted, exercised or cancelled. Therefore, as at 30 June 2023,
there were 220,000 outstanding Lot 4 share options all held by employees of
the Group.

All 10,000,000 outstanding Lot 5 share options as at 1 January 2023 were held
by employees of the Group. During the six months ended 30 June 2023, no Lot
5 share option was granted, exercised, cancelled or lapsed. Therefore, as at 30
June 2023, there were 10,000,000 outstanding Lot 5 share options all held by
employees of the Group.

All 15,000,000 outstanding Lot 6 share options as at 1 January 2023 were held
by employees of the Group. During the six months ended 30 June 2023, no
Lot 6 share option lapsed and no Lot 6 share option was granted, exercised or
cancelled. Therefore, as at 30 June 2023, there were 15,000,000 outstanding
Lot 6 share options all held by employees of the Group.

The New Share Option Scheme was adopted by the shareholders of the
Company at the annual general meeting held on 8 June 2022 to enable the
Company to grant share options to eligible participants as incentive or rewards
for their contribution to the Group. The New Share Option Scheme has a term
of 10 years commencing on the effective date of the scheme, that is, 8 June
2022. For the six months ended 30 June 2023, no share option was granted
under the New Share Option Scheme. The number of options available for
grant under the scheme mandate of the New Share Option Scheme as at
1 January 2023 and 30 June 2023 were 141,273,244 Shares and 141,273,244
Shares, respectively.
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47}

Capacity

ERBEAA

Beneficial owner

Chance Again (Fif&E2)
Chance Again (Note 2)

R EE#E

Interest in a controlled

BVI Co (Fizk2)
BVI Co (Note 2)

corporation
YRR (FE2) EREXEA
HSBC International Trustee (Note 2) Trustee of a trust

MANAGEMENT CONTRACTS

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

SUBSTANTIAL SHAREHOLDERS’ INTERESTS AND
SHORT POSITIONS IN SHARES AND UNDERLYING
SHARES OF THE COMPANY (AND ITS ASSOCIATED
CORPORATIONS)

As at 30 June 2023, so far as is known to any Directors or chief executive of
the Company, the following persons (other than Director(s) or chief executive(s)
of the Company) had interests or short positions in the Shares and underlying
Shares as recorded in the register required to be kept by the Company pursuant
to section 336 of the SFO or which would fall to be disclosed to the Company
under the provisions of Divisions 2 and 3 of Part XV of the SFO:

FRBRE BEXA RERGBR
BERG %8 (R AR E S HRRH 2R HEBTRE
8 (R) Number of 2B (R Total number HERNBED
Number of Share Number of of Shares and Approximate
Shares held options held PCSs held underlying percentage of
(Shares) (Shares) (Shares) Shares held issued Shares
(FF&E1)
(Note 1)
(@+(b)+(0)+(d)
[ Shares (L)
417,593,500 - 116,552,800 534,146,300 A% 37.81%
BLtn (L)
534,146,300
Shares (L)
417,593,500 = 116,552,800 534,146,300 it 37.81%
FRA7 (1)
534,146,300
Shares (L)
417,593,500 - 116,552,800 534,146,300 fit 37.81%
FRAD (1)
534,146,300

Shares (L)
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RRBRE BEKAX FEROR
BER®H 2E (R ARRES HERGAR HERTRE
#E (R Number of 2B (R Total number HEABED
Number of Share Number of of Shares and Approximate

g4 Shares held options held PCSs held underlying percentage of

Capacity (Shares) (Shares) (Shares) Shares held issued Shares
(FF&E1)
(Note 1)

@+(b}++d)

J1% Shares (L)

B Ent((Bat)) (ME2Kk3) [t 422,825,200 1,400,000 116,552,800 540,778,000 % 38.28%
Ms LIU Choi Lin (“Ms LIU") (Notes 2 & 3) Interest of spouse (b
540,778,000
Shares (L)

YEBRRREBRAR(KE]D ERBEFA 400,959,840 - - 400,959,840 1% 28.38%
(BE4) Beneficial owner A& 15 (L)

Caiyun International Investment Limited 400,959,840
(REBBRREERAR) Shares (L)
("Caiyun”) (Note 4)

EHERREREEBRAA REEES 400,959,840 - - 400,959,840 % 28.38%
((EEEREE]) (Fir4) Interest in a controlled A&7 (L)

Yunnan Health & Cultural Tourism corporation 400,959,840
Holding Group Co., Ltd. Shares (L)

("YHCT") (Note 4)

Crown Investments Limited TEEE RS 227,970,810 = = 227,970,810 % 16.14%
(Crown Investments ) (Fi75) Interest in a controlled 17 (L)
Crown Investments Limited corporation 227,970,810
("Crown Investments”) (Note 5) Shares (L)

Metro Holdings Limited ([ Metro ) LB RS 228,390,110 = = 228,390,110 16.17%
(GiEE) Interest in a controlled 17 (L)
Metro Holdings Limited (“Metro”) corporation 228,390,110
(Note 5) Shares (L)

ONG Jenn 54 (i3t 6) XA ER 228,390,110 - - 228,390,110/ 16.17%
Mr ONG Jenn (Note 6) Interest in a controlled 17 (L)
corporation 228,390,110

Shares (L)
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ONG

Mr ONG Sek Hian (Note 6)

B aE

m

@)

(€]

@

(5)

L
Capacity

Sek Hian 504 (KI5 6)

REEE#ELS

corporation

ERBAA

Beneficial owner

[LIEBEBALTRAR ARG IAABRGNFE -

Chance Againf8BVI Co2 & # A  BVI Co2 B
BORABEEHBR ETEATERRKETD
SEANRERE BLEEARBRRKETMAEIT
ARREAN - BEFHFRBEIEH  BRERER
A1 Chance Again# A #)417,593,500 B% A% 15 K&
i Chance Againf B B K A AT R IR EFEH B B
116,552,800 AR 1B A AR 1 A #E A 2% ©

BRLRARLEENERS - REEFEFRPEMHRG -
BREIWBERRELEH B RSN E RN LA
BARAD R A A o

400,959,840 BB MK E(HEERIKEEEE
HH)FE Al ERREEEREAREEM
BHNRARSD RAAREBRD R EEEZ

227,970,810 f% % {5 F Crown Investments# & +
Crown Investments 85 Metro China Holdings Pte Ltd
& A » Metro China Holdings Pte Ltd Bl f§ Metro
=& ¥A © 419,300 A i 1 H1 Meren Pte Ltd+%574 -
ifi Meren Pte Ltd B Metro 2 & A ° IRIEFH K H
BI&A - Metro# 48 737 5 Bl 8 Crown Investments
K Meren Pte Ltd # & #9227,970,810 i i 13 &
419,300 IRAR 1A R #E S #E 25 ©

Interest in a controlled

Notes:

(1

2)

©)

(4)

(5)

FRERH
A (&)

Number of

RRBRE
8E (R)
Number of
Share

HREXA
AR E S
A (])

Number of

RREROR
HEROAER
Total number
of Shares and

HERTRH
HBREA

Approximate

Shares held
(Shares)

PCSs held
(Shares)

options held
(Shares)

underlying
Shares held
(GEAY
(Note 1)
@+b)+)+(d)
1% Shares (L)

percentage of

issued Shares

228,390,110 - - 228,390,110 %
FRAD (1)
228,390,110
Shares (L)

16.17%

2,000,000 - - 2,000,000 fi
A7 (1)
2,000,000
Shares (L)

0.14%

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

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

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

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

227,970,810 Shares were held by Crown Investments which was in turn wholly-owned by
Metro China Holdings Pte Ltd which was in turn wholly-owned by Metro. 419,300 Shares
were held by Meren Pte Ltd which was in turn wholly-owned by Metro. By virtue of the
SFO, Metro is deemed to be interested in 227,970,810 Shares and 419,300 Shares held
by Crown Investments and Meren Pte Ltd, respectively.
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(6) Metro's ultimate controlling shareholders (as defined under the Listing Rules) are Mr. Ong
Jenn and Mr. Ong Sek Hian, and their aggregate direct and deemed interest in Metro is
approximately 35.398%. By virtue of the SFO, Mr ONG Jenn is deemed to be interested
in the 227,970,810 Shares and 419,300 Shares held by Crown Investments and Meren
Pte Ltd, respectively. Mr ONG Sek Hian is deemed to be interested in the 227,970,810
Shares and 419,300 Shares held by Crown Investments and Meren Pte Ltd, respectively. In
addition, Mr ONG Sek Hian beneficially owned 2,000,000 Shares.

Save as disclosed above, as at 30 June 2023, no person (other than a Director
or chief executive(s) of the Company) had any interests or short positions in
the Shares and underlying Shares of the Company as recorded in the register
required to be kept by the Company pursuant to section 336 of the SFO or
which would fall to be disclosed to the Company and the Stock Exchange
pursuant to the provisions of Divisions 2 and 3 of Part XV of the SFO.

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

BE_T_=FRA=THLEREA-REEXCAVETIIT)
For the six months ended 30 June 2023 — unaudited (Expressed in Hong Kong dollars)

BZEANA=1+HIEAEA
Six months ended 30 June

—E_= —E-F
2023 2022
Fr T
$'000 $'000
WA Revenue 3 498,669 2,883,680
ISR W Direct costs (338,110) (2,483,082)
EF Gross profit 160,559 400,598
REMENHERS Valuation gains on investment properties 9 35,218 35,649
EHAth U A Other revenue 4 62,869 96,446
HEdzs, (B1E) %58 Other net income/(loss) 5 78,150 (12,717)
HERZHAX Selling and marketing expenses (41,838) (66,690)
TR X Administrative expenses (108,048) (133,913)
B 5 I E e YRR IE B Impairment loss on trade and other
VEREY SR receivables (9,842) (2,455)
KREEKEEEHNER Profit from operations 177,068 316,918
Bh & AL AR Finance costs 6(a) (119,143) (158,272)
EIREE L N R SR Share of losses of associates (807) (118)
JE(EE & EEIS Share of losses of joint ventures = (6,406)
R i A0 2 F Profit before taxation 6 57,118 152,122
FriSRiF X Income tax charge 7 (52,821) (147,930)
HRER Profit for the period 4,297 4,192
BT AL Attributable to:

RN BT RR M AT R4 Equity shareholders of the Company and
KA AL ESH ([KAT  holders of bonus perpetual subordinated

BRIFFHDFEA convertible securities (“PCSs") 23,428 6,307
PR = Non-controlling interests (19,131) (2,115)
HRER Profit for the period 4,297 4,192
SREF B Earnings per share (HK cents) 8
R Basic 1.5 0.4
e Diluted 1.5 0.4

FAOBETAEMM EAK AT HGEIRE —  The notes on pages 49 to 74 form part of this interim financial report. Details
oy o EAARDFERRRE KoK AR RARES  of dividends payable to equity shareholders of the Company and holders of
BEARERNFBEHRKIE17@) PCSs are set out in Note 17(a).
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GeBEskAMEERaR
CONSOLIDATED STATEMENT OF PROFIT OR LOSS AND OTHER COMPREHENSIVE INCOME

BE_ZT-_=FA=1THIEREA-KREEZCAETIIT)
For the six months ended 30 June 2023 — unaudited (Expressed in Hong Kong dollars)

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

2023 2022
Fr T
$'000 $'000

HRER Profit for the period 4,297 4,192

MR HEMmEEUYE (BRBE  Other comprehensive income for the period
EFNSEAER) (after tax and reclassification adjustments):

H# A REE HIBZIE25  Items that may be reclassified subsequently to
BIIEE - profit or loss:

— BEEINHE A RIM BT — Exchange differences on translation of financial

REWEEMEN % statements of foreign subsidiaries (317,917) (559,649)
— EAEBEE DB KA 2% — Share of other comprehensive income of associates
Y H % T U e and joint ventures 188 (11,864)
e BA7729)  (571,513)
HR2HEKEAE Total comprehensive income for the period (313,432) (567,321)
AR AL EAh Attributable to:

RN El R 2 AR R B oK A Equity shareholders of the Company and

AR SR A holders of PCSs (288,461) (558,901)
JEFE R = Non-controlling interests (24,971) (8,420)
HMR2EKEAE Total comprehensive income for the period (313,432) (567,321)

FAOBETAERM AR AT EE 4% —  The notes on pages 49 to 74 form part of this interim financial report.

B e
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e BRI R
CONSOLIDATED STATEMENT OF FINANCIAL POSITION

RIEZ=FRA=+H-REEZUUETIIT)
At 30 June 2023 - unaudited (Expressed in Hong Kong dollars)

R-ZTE=-= MN-ZEBE-__F
ANB=+H +=—A=+—8©
At 30 June At 31 December
2023 2022
Fr T
$'000 $'000

ERBEE Non-current assets
LEYEHE Investment properties 9 7,971,579 8,297,230
EHE - BER& Other property, plant and equipment 9 167,338 173,388
8,138,917 8,470,618
B EAE Intangible assets 3,769 3,769
(EES Goodwill 40,736 40,736
REEE N TR = Interest in associates 10 195,098 186,912

BEARBEFAEBR Financial assets measured at
(B2 AEEFAERE]) fair value through profit or loss

HNEmEE ("FVPL") 11 1,289,411 1,341,514
H th & W sk IE Other receivables 289,831 289,997
EEFAE E Deferred tax assets 49,471 83,293
10,007,233 10,416,839
REBEE Current assets
HFERHEAME LKA Inventories and other contract costs 12 6,941,510 7,145,866
85 &E M EWFIE Trade and other receivables 13 1,359,293 1,578,368
FEERE R Prepaid tax 2,262 2,295
EARBEFABRN Financial assets measured
BRIEE at FVPL 11 24,388 31,214
ZR &I R EEAFR Restricted and pledged deposits 14 1,774,616 2,057,404
BERReEEEE Cash and cash equivalents 890,795 579,975
10,992,864 11,395,122
SEARBIELERN Investment properties classified as
HEME held for sale 20,917 20,679

11,013,781 11,415,801
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e MR &
CONSOLIDATED STATEMENT OF FINANCIAL POSITION

RZZZ=FNA=+H-—REEXCBTIIR)
At 30 June 2023 - unaudited (Expressed in Hong Kong dollars)

N-ZEE=-=
RA=E+H +ZA=+—H
At 30 June At 31 December

2023 2022
F T
$'000 $'000
REBEE Current liabilities
B S MEMEMN A Trade and other payables 15 2,880,392 3,196,329
AREaE Contract liabilities 113,899 99,056
RITERREMEE Bank loans and other borrowings 16 2,864,001 2,568,827
HEAE Lease liabilities 7,894 10,611
FETBEIE Tax payable 197,588 269,161
oo eeiiiiieiiiiiiiieiiiiiiiiiiiiii......... 0063774 @ 6,143,284
RBREREB  Netcurentassets .. 490007 5271817
BWEERRBER Total assets less current liabilities 14,957,240 15,688,656
kRBEE Non-current liabilities
RITEREEMEE Bank loans and other borrowings 16 4,751,062 5,097,072
HEAE Lease liabilities 29,052 35,874
RERIEEE Deferred tax liabilities 1,223,843 1,273,704
oot eeeeeieiieiiiiiiieiiieieoo...... 0003957 6,406,650
EEFE NET ASSETS 8,953,283 9,282,006
R R #E CAPITAL AND RESERVES
A& A Share capital 17(a) 141,273 141,273
G Reserves 8,778,855 9,082,607
AREEHZRRR Total equity attributable to equity
KATABRBESFEFRA shareholders of the Company and
EhERAR holders of PCSs 8,920,128 9,223,880
FFERES Non-controlling interests 33,155 58,126
ERBE TOTAL EQUITY 8,953,283 9,282,006

FAOBEET4E WM AKR AP EII R4 —  The notes on pages 49 to 74 form part of this interim financial report.
5 -
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AEEREEX
CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

HE-Z-_=FXA=THIEANEAR - REEZGABTIHIT)
For the six months ended 30 June 2023 - unaudited (Expressed in Hong Kong dollars)

A
Attrbutable to equity shareholders of the Company

B EREE AR EXER ARER ERRE AbEE REEN
Reserve
afising from PRC  Property
Share Share  issuance of Eichange  statutory  revaluation Retained controling
capital  premium PCSs reseve resene resenves resene profs Total  interests
Wt T i i T T T 2y S T T
Note §1000 §/000 §1000 §1000 §1000 §1000 §1000 §1000 §1000
W-BZZE-B-ANESR  Balanceat 1January 2022 W3 A%B01% NS 61 1745 53097 44 (62975 7853290 10302826 67,007 10,369,833
BZCEZCERAZTALA Changesin equity for the six
EANERES: months ended 30 June 2022:
HnEH/ (BB Proftoss) for the period - - - - - - - N /X A A L1 A )]
ks Other comprehensie income - - - - (565,209 - - - - es208 (6305 (571513
2ENaLE Total comprehensive income - - - - (565208 - - - 6307 (5890 B4 (567321
FFERERWERBAFN  Acuistions of addtonl inerests in
EhiEs subsidariesfiom non-controling
Interests - - - - - - - A3 - TAT (3047 (18680)
BRUERERZDRG  Share options and awarded shares
forfeted - - - Bw - - - - B3R - - -
HERHENRE Dividends approved i respect of the
previous year 170 - - - - - - - - (1530 (1530) - (153

WBZZERAZTA Balanceat30 June 2022
i3 141273 1,952,155 165 29310 (547763 533,097 404 1138 7667637 9802964 (34.460) 9,768,504
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mERaBER
CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

BE_ZT-_=FA=1THIEREA-KREEZCAETIIT)
For the six months ended 30 June 2023 - unaudited (Expressed in Hong Kong dollars)

Attrbutableto equity shareholders o the Company

; mE
e B EfER & EXRE nTHE
Reserve
aisng from PRC Property
Share Share isuenceof  Capitd  Eichange  statutory  reveluation Other ~ Retained controing
aptal  premium PCS reseve  resene  rENES  feene fesene profts Totd  interests
1 i i i fr 1 i i i fr T
§000 §000 $000 §000 §000 §000 $1000 §000
WoEZZELA-RNER  Balanceat 1 uly 200 W3 %1% 15 9310 (4776 SB09T 44 11386 TE67637 9800964 (34460) 9,768,504
BECEZCEFCR=+-A Changesin equity for the six
trBEAERES: months ended 31 December
022
B (5E)EH (Lossprofit for the period - - - - - - - - (1914080 (191408) 3513 (187833
ks Other comprehensie income - - - - P8I - - - - BRTETY (a0se  (391764)
2EgaLE Total comprehensive income - - - - ey - - - (191406 (579,084) (513)  (579597)
FRRERHBARLE  Copil ijecionin asubsiday rom
non-controlling interest - - - - - - - - - - 93009 9309
ERENEIERE Transter to PRC statutory resenves - - - - - 5947 - - (59497) - - -

WZBZZE+ZB=t-B  Balanceat 31 December 2022
HEs 141273 1,952,155 165 29310 (935441 592,59 A4 11386 TAI6734 9223880 58126 9,282,006
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mERaBER
CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

HE-Z-_=FXA=THIEANEAR - REEZGABTIHIT)
For the six months ended 30 June 2023 - unaudited (Expressed in Hong Kong dollars)

KAARERFAEL
Attributable to equity shareholders of the Company

G 00

TERR% 1T -
Ba  REGEE EXMRE HA86 ENRE GERE ERERE EMRE REER  BE RERER

Reserve

arising from PRC  Property Non-
Share  Share issuanceof  Capital Exchange statutory revaluation  Other Retained controlling
capital ~ premium PCSs  reserve  reserve  reserves  reserve  reseve  profits Total interests  equity
i n n n n i n n n n i n
§1000 §1000 §000 §/000 §/000 §1000 §1000 §000 §/000 §/000 §1000 §1000

R-B-=E-F-BHER  Balanceat! January 2023 W23 1,952,155 1165 29310 (935441) 592504 404 11386 7416734 9223880 58126 9,282,006
BEZZCZERAZTAL  Changesin equity for the six
~ERNERSED: months ended 30 June 2023;

Bmasl/ (58 Proitos)for the period - - - - - - - - B B (9B 49
Lfh2EkE Other comprehensie income - - - - 3118%9) - - - - 31889 (5840 (17729)
2EhREE Total comprehensie income - - - - (311889 - - - BAB (88461 (M) (313430
HERRENRE Dividends approved i respect of the

Drevious year 170 - - - - - - - - (15201)  (15291) - (1521)

WEZZERAZTAE Balanceat30 June 2023
i3 W23 1952155 11655 29310 (1.247330) 592,594 44 11386 74487 8920128 33155 8953283

FA9OBETABE MM T AR AT HBEHRE —  The notes on pages 49 to 74 form part of this interim financial report.
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ARG RERER
CONDENSED CONSOLIDATED CASH FLOW STATEMENT

BE_ZT-_=FA=1THIEREA-KREEZCAETIIT)
For the six months ended 30 June 2023 — unaudited (Expressed in Hong Kong dollars)

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

2023 2022
Fr T
$'000 $'000

REZEK Operating activities

CEZEISFTES, (BT M) Cash generated from/(used in) operations

e 13,868 (197,049)
[EEAREREE! Tax paid (68,767) (55,343)
BEEKFFBFAREFHE  Net cash used in operating activities (54,899) (252,392)
REEE Investing activities
HEEMEREER Proceeds from disposal of other financial assets

FriS kA 24,778 524,582
BEHMESRMEENK Payment for purchase of other financial assets (23,631) (511,379)
BB Interest received 22,642 33,218
BEASVNEIE=EA Advance to associates (5,800) =
mEERFEE Capital contribution to associates (357) =
MEEDERR Advance to joint ventures - (89,447)
BERAEDERMERZ Proceeds from repayment of loans to joint ventures

FriS50R - 59,323
MEZFTIREMERNMNI  Payment for loans to third parties = (6,000)
BERFE=ZTIRHEEZRZ  Proceeds from repayment of loans to third parties

AT 1S 308 - 46,908
) FEFR AR AR R U AR &5 3 Payment for acquisition of interest from non-controlling

shareholder - (18,686)

HEAEPEZASHIA  Proceeds from disposal of joint ventures - 24,867
BEES (FEA) Other cash flows (used in)/generated from investing

FIEEEMIASRE activities (2,863) 1,853

RETEHFELREFHE  Net cash generated from investing activities 14,769 65,239
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HHRSEERER
CONDENSED CONSOLIDATED CASH FLOW STATEMENT

BE_T_=FRA=THLEREA-REEXCAVETIIT)
For the six months ended 30 June 2023 — unaudited (Expressed in Hong Kong dollars)

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

2023 2022
Tr T
$'000 $'000

& SEE Financing activities

FIZRTERREMEE  Proceeds from new bank loans and other borrowings

FRiS 58 1,590,702 2,740,874
EERITERREMEE  Repayment of bank loans and other borrowings (1,229,416) (2,923,532)
ENFMEREMEERA  Interest and other borrowing costs paid (115,921) (243,963)
EREHERTER Release of pledged deposits 151,624 523,471
BfHE 2 ERE D Capital element of lease rentals paid (6,923) (9,355)
BENEEZF B Interest element of lease rentals paid (1,164) (1,445)
BENARQREZMEAR S Dividends paid to equity shareholders of the Company (15,291) (15,322)
BMETEFELREFHE  Net cash generated from financing activities 373,611 70,728

RERBEELEEEEE M, Net increase/(decrease) in cash and cash
(RD) F8 equivalents 333,481 (116,425)

R—A—HBWEEKHEE  Cash and cash equivalents at 1 January
£EEAR 579,975 1,077,346

EXgFHnTeE Effect of foreign exchange rate changes (22,661) (1,813)

RAB=+HMWESEKREKRSEL Cash and cash equivalents at 30 June
Z%EEA 890,795 959,108

49 B ZE 74 B MMIREAER AN BRBA S A —EB5 ©  The notes on pages 49 to 74 form part of this interim financial report.
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AS 1% P S B B R B
NOTES TO THE UNAUDITED INTERIM FINANCIAL REPORT

(BB EHEHASN » ABTTFIR)

(Expressed in Hong Kong dollars unless otherwise indicated)

B E
ARAEMPBEREDIZBREEBE XS
BRARIEZ EMARRNZ BRI
BREERBTESFAMNAS ([FREFM
DEDBEMNTEGHER ((FRER
A FMRFHYFHERE - AR
—E_=F NAZTN\BERETE -

THMBRENREBE S _FFEH
BHREAAMRANERSTBRRER
HEEMR T _=—FFEUBERRRBR
MEEBREEERIN ZFERFTEED
EI B HIERNHE2 -

RIBEBEE ST ELE 4R E R R %
BERBZEEEFELHE - B RR
M FHE - At RBEREFERRE
RAREAEFEHERMAIEEEZT
MEEHRABRRSEHASSE ER
BRIEZSFEAFEER -

APHMBEREHEEREE P B RE
N2 H M M & A S T RAER
BEREBEARAR ([AXR]) KEKB
AR (B (AEBDE T -_—_FFE
MR AR BN ERIBEEHM
EEEANEHRRZHME - AEHH
HeTHMBERERLARMEL TR
BREBMBREEN(FERMERE
A ) REBNUBREPAIFOMEER -

PHEB B mE DREEZ  BEEHE
R EKBER TS STMASHE
MmHEBEM TEERF 24105 A & 42
B9 7 % B A B R A TR
B -E25BetMEEMBETENE
VENBREHNRFEISAERT6OH ©

THMBEREMRERE_T ——

TA=ZT - HALUBFEERZIYB
B (ERLBEM) X TIEBRARRR
ZHBFEEEEFHEEMBHRE
HETYIR B ZFPIEREK

BASIS OF PREPARATION

This interim financial report has been prepared in accordance with
the applicable disclosure provisions of the Rules Governing the Listing
of Securities on The Stock Exchange of Hong Kong Limited, including
compliance with Hong Kong Accounting Standard (“HKAS") 34, Interim
financial reporting, issued by the Hong Kong Institute of Certified Public
Accountants (“HKICPA"). It was authorised for issue on 28 August 2023.

The interim financial report has been prepared in accordance with
the same accounting policies adopted in the 2022 annual financial
statements, except for the accounting policy changes that are expected
to be reflected in the 2023 annual financial statements. Details of any
changes in accounting policies are set out in Note 2.

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

This interim financial report contains condensed consolidated financial
statements and selected explanatory notes. The notes include an
explanation of events and transactions that are significant to an
understanding of the changes in financial position and performance of
Top Spring International Holdings Limited (“the Company”) and its
subsidiaries (collectively referred to as “the Group”) since the 2022
annual financial statements. The condensed consolidated interim financial
statements and notes thereon do not include all of the information
required for a full set of financial statements prepared in accordance with
Hong Kong Financial Reporting Standards (“HKFRSs").

The interim financial report is unaudited, but has been reviewed by KPMG
in accordance with Hong Kong Standard on Review Engagements 2410,
Review of interim financial information performed by the independent
auditor of the entity, issued by the HKICPA. KPMG’s independent review
report to the Board of Directors is included on pages 75-76.

The financial information relating to the financial year ended 31 December
2022 that is included in the interim financial report as comparative
information does not constitute the Company’s statutory annual
consolidated financial statements for that financial year but is derived
from those financial statements.
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NOTES TO THE UNAUDITED INTERIM FINANCIAL REPORT

(Fr S BHEEASN » LAETTEIR)

(Expressed in Hong Kong dollars unless otherwise indicated)

1 mEEE@
HEEREERANERTHREY
AEBRBE-_E-_=F,A=1+HI
7~ ME A & ¥ 3 85 5 §E B &£ 237,900,000 78
T(EHEZ-_—_FXA=1HILEA:
2,622,700,00087T) - RZTZ=F /<A
=+ R AEEZAHRITERKEAM
& 5 42,864,000,000/8 7T * MEB & &
IR 4 % {E18 B A890,800,000 78 T ° # K%
MEMSLBEBME ASBEARETRA
HERMNBHEERHEMEMSFSE SN
BEEFET %EBERBETIGEEER
THEEM S AEEEERELE
ZHRENERE R MAEEA TR
BEATEREERBREEEERBE
ABfE-

ERZEBERN ARAREZENFBHAE
EREEARUBERKSELER B
EREASEARRNRBES LE A AR
BERFR - -EFCEHNEEERENTE
BREeRERAN EHREE _T_=F
NA=tTBHEFEDL2EANHME - K
£ B 2 S ERERE T 51 8) R 48 5 AR
RBDECBENEREEMBRR B
BRRAATEE :

() AEESEERDUERMNREZER
TYERCERTYENTRE RHEE
A AR Wi B 2K A5 I 6 6 P S 5RE I
H{th JEURIA o

iy BEEBEARTRERARESE
HRERTREETER A5 E
ER_ZE-_=FtARM—%
162,000,000 8 TR FTIRITE K * 5%
BEXRBEE R BfesT A E361E
A % —%113,000,000 8 T #) iR
TERER-_ZS_=F/\AEE-
BEAPHMBHREHERE - 8
M BLER TN SR 1T BB E B A AR 3k

1% °

(i) ARAEXERREARELEEDM
ARRBEHMBEIFERE B=F
“ZFERNAZTRHEFEIRH
T-@lA SAKEBAEEREE
HiR A &R - WA EBANEE
B TRRAER -

BASIS OF PREPARATION (Continued)

Material uncertainty related to going concern

The Group’s sales of properties reduced to $237.9 million for the six
months ended 30 June 2023 (six months ended 30 June 2022: $2,622.7
million). As at 30 June 2023, the Group’s current bank loans and other
borrowings amounted to $2,864.0 million, while its cash and cash
equivalents amounted to $890.8 million. In view of the prevailing slow-
down of the property market, the Group may take longer time than
expected to realise cash from the sale of its properties to meet its loan
repayment obligations. These conditions indicate the existence of a
material uncertainty which may cast significant doubt on the Group’s
ability to continue as a going concern and therefore, the Group may be
unable to realise its assets and discharge its liabilities in the normal course
of business.

In view of these circumstances, the directors of the Company have given
consideration to the future liquidity of the Group and its available sources
of finance in assessing whether the Group will have sufficient financial
resources to continue as a going concern. The directors have reviewed the
Group’s cash flow projections prepared by management, which covers
a period of at least 12 months from 30 June 2023. Certain plans and
measures have been or will be taken to mitigate the liquidity pressures
and to improve its financial position which include, but not limited to, the
following:

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

(i)  Management is negotiating with the banks and borrowers for
renewal of existing bank facilities. The Group has drawn down a
new bank loan of $162 million in July 2023 which has a term of
36 months from the date of first drawn down while another bank
loan of $113 million is repaid in August 2023. No commitment or
agreement had been reached for the remaining bank facilities as of
the date of approval of this interim financial report.

(i)  Mr. Wong Chun Hong, a substantial shareholder of the Company,
has issued a letter of financial support to the Company for a period
of at least twelve months from 30 June 2023 to make reasonable
efforts to enable the Group to meet its liabilities as they fall due and
carry on business without a significant curtailment of operations.
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NOTES TO THE UNAUDITED INTERIM FINANCIAL REPORT

(BB EHEHASN » ABTTFIR)

(Expressed in Hong Kong dollars unless otherwise indicated)

R EE )

HEELKEHENEATEESE (8)

(iv) 75 [E A5 4 45 B BT 13 48 s LA )
THRAREHERRASL
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it AEERERALEEEREE
BREES YRZZ_=F A=+
BEFTZEARBTEIHANTBE
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BASIS OF PREPARATION (Continued)

Material uncertainty related to going concern (Continued)

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

The board of directors are of opinion that, assuming success of the above-
mentioned plans and measures, the Group will have sufficient working
capital to finance its operations and to meet its financial obligations as and
when they fall due within twelve months from 30 June 2023. Accordingly,
the directors are satisfied that it is appropriate to prepare the condensed
consolidated financial statements on a going concern basis. The interim
financial report does not include any adjustments that would result should
the Group be unable to continue to operate as a going concern.

CHANGES IN ACCOUNTING POLICIES

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

. HKFRS 17, Insurance contracts

e Amendments to HKAS 8, Accounting policies, changes in accounting
estimates and errors: Definition of accounting estimates

e Amendments to HKAS 12, Income taxes: Deferred tax related to
assets and liabilities arising from a single transaction

. Amendments to HKAS 12, Income taxes. International tax reform —
Pillar Two model rules

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

The Group has not applied any new standard or interpretation that is not
yet effective for the current accounting period.



HKEBREMABRAR]
52 ZT =S

ARAEE G PR S M
NOTES TO THE UNAUDITED INTERIM FINANCIAL REPORT

(BB EHEASN  BTTIIR)

(Expressed in Hong Kong dollars unless otherwise indicated)

3 WARDBMEE 3 REVENUE AND SEGMENT REPORTING
REBRBEES %i‘%%ﬁu (B fn R BR75) The Group manages its businesses by divisions, which are organised by a
K3 32 8 9 69 5 & fﬁ'@ﬁ%ﬁ% o REH mixture of both business lines (products and services) and geography. In a
REBTEAAEER THREEAEB manner consistent with the way in which information is reported internally
iﬁ%ﬁﬁﬁ@ﬁﬁ EEE&%EEEEWEE’\] A& to the Group’s most senior executive management for the purposes of
BA = - BRI ERSE DI - HELE resource allocation and performance assessment, the Group has identified
DEE VIR EAER T o HmE D o four reportable segments. No operating segments have been aggregated

to form the following reportable segments.

(@) 2EWA (a) Disaggregation of revenue
REEZEEMIAMRBRIIEEFHIE Disaggregation of revenue from contracts with customers by major
NESHINEFLELWALT : products or service lines and geographical location of customers is as

follows:

BZEANA=1+HLAEA
Six months ended 30 June

—s—=
2023
Frx
$'000
REBVEREERFE 155 Revenue from contracts with
HETHEFSHAKA customers within the scope of
HKFRS 15
—HEMmE — Sales of properties 237,915 2,622,739
—VEEE RAEARE KA — Property management and related
services income 134,029 141,649
— B MARB KA — Education related services income 20,859 13,554
392,803 2,777,942
H i 2R WA Revenue from other sources
HEBUA Rental income 105,866 105,738
498,669 2,883,680
BB EDENER Disaggregated by geographical location of
customers
—F B K RE —Mainland China 303,209 2,452,868
—&BE - Hong Kong 195,460 430,812
498,669 2,883,680

BOMENDNEPLANWWAREMRE  Disaggregation of revenue from contracts with customers and revenue from
WA A B 5 3(b) #2 5% - other sources by divisions is disclosed in Note 3(b).
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(BB EHEHASN » ABTTFIR)

(Expressed in Hong Kong dollars unless otherwise indicated)

3 WARDIBHE @)
(b) B BEREEER
A RETFALEESRSBERE
BABNBETERSE TGS
BEBYHEFAHRASLE - Hih

3 REVENUE AND SEGMENT REPORTING (Continued)

(b)

Information about profit or loss, assets and liabilities
Disaggregation of revenue from contracts with customers, revenue
from other sources as well as information regarding the Group’s
reportable segments as provided to the Group’s most senior

RN T 7 B8 7 5 3R 5 5 3
BHBATL -

executive management for the purposes of resource allocation and
assessment of segment performance for the period is set out below.

LELE: ST NEEERRBRY

Property management and
Property development Property investment related services

CECC £ ZB-ZE -E-ckF CBotE SEocE

03 03 00 03 03 00 A3 0

fr T fr n r T n r i n

§/000 §1000 §1000 §1000 §1000 §1000 §1000 §1000

HERRRE it

Total
~g-

Education related services
—5--

==

—-F——/
z
_5__

—g-=

==

ZAA=1TEIAEA R thesi months ended 30 June

RENREFHBA Revenue from external

Customers BIN5 260,739 105,866 105,738 134029 141,649 20,859 13,55 498669 2883680
AHRRA Inter-segment revenue - - 1,135 17676 27661 15,264 - - 48,79 32,940
REAIRA Reportable segment revenue BINS 262,739 127,001 13414 161,690 156913 20859 13,554 547465 2,916,600
FEAB(ER)/BA Reportable segment loss)
(32 BITDA) profit (adjusted EBITDA) (23.107) 176953 9,577 99,174 (2,681) 329 7903 1,742 78,692 281,159
BERHEMA Interest income from bank

deposis 10,587 4145 10,260 1420 190 200 867 - 21,904 43765
IV ON Other nterestincome BT 3298 - - 2 - 2 - B 298
HERL Interest expenses (10614 (154784 (BB B8y (339) - 3 - (e (58
TEREH Depreciation and amortisation (8322) (12530) (868) (839) (518) (630) (562) (57) (10,270) (14582)
EAREMENGE (mpairment oss)eversal on

(REER) /R trade and other recevables (2m) - 1428 3148 (10982) 693 U] - 08 (45

RENFMERYE Valuaton gainson investment

properties - - 35218 35,649 - - - - 35218 35,649
KiA=18/ A5t 30 Junel31 December
tZAz1-A
READEE Reportable segment assets 9993469 10547803 9947726 10,197,520 412,680 419928 149,729 150451 20,503,604 21,315,702
#0988 Reportable segment liabiiies ~ 8523367 8617440 1504042 1721985 410856 3323 M5 S0 1050412 107330

WMEDHBFNAANGTETERIKE The measure used for reporting segment profit is “adjusted EBITDA”

FEEBITDA L - B [$0B FI 8 - F
BFEREHENSCHAZRAN]  H
FITEREHE BB RBERIEIER
PEEMNREEIS FETE[KAR
EBITDA B - AEBM BN S HLIEL
Bt ok I 4 AR 1 5 B R (E B 0 BP9
BHE (PlanEEBE R REEDE
BFRREE - HaRA RIS FEE -
BHEMENEBERS BHREM
JE R 3R IB R (E 5 48 A R B b 48 EP sk
ERZ) EE—TRHE -

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

() Reconciliations of reportable segment revenue and
profit or loss

BZEANA=1+HLAKEA
Six ths ended 30 June

g
2022
T
$'000
WA Revenue
wE D EBUA Reportable segment revenue 547,465 2,916,620
73 S0 U A K 8 Elimination of inter-segment revenue (48,796) (32,940)
REWA Consolidated revenue 498,669 2,883,680
B Profit or loss
REREBINREFLHHE  Reportable segment profit derived from
D ELEF| Group's external customers 78,692 281,159
RGBS N R EE Share of losses of associates (807) (118)
EiHEETEEE Share of losses of joint ventures = (6,406)
H WA R a5 Other revenue and net income 141,019 83,729
2 5 K H ith FE U GRIE Impairment loss on trade and other
REEE receivables (9,842) (2,455)
e R#HE Depreciation and amortisation (10,270) (14,582)
A& B AR Finance costs (119,143) (158,272)
wEMENHEY S Valuation gains on investment properties 35,218 35,649
ROBABE RPEFEREZ Unallocated head office and corporate
expenses (57,749) (66,582)
REBRELRI AT Consolidated profit before taxation 57,118 152,122
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4 HbyA 4 OTHER REVENUE

BZEANAB=1+HILAEA
Six months ended 30 June

—E-= T

2023 2022
Fx Tt
$'000 $'000
RITHBUA Bank interest income 21,904 43,765
H ) Bk A Other interest income 23,577 32,982

REHKATENSREE Interest income on financial assets
FEUA measured at amortised cost 45,481 76,747
=B RBUA Service income from carparks 15,748 15,562
Hh Others 1,640 4,137
62,869 96,446

5 Hfblz (FB) FHE 5 OTHER NET INCOME/(LOSS)

BZEANAB=1+HILKEA
Six months ended 30 June

BAABESGABRTEN Fair value gain/(loss) on financial assets

CRMEEANEE measured at FVPL

Wz (EE) 568 (18,549)
&5 (F5i8) Wz F 58 Net exchange (loss)/gain (4,561) 8,423
L 7T BA Hb 3R W) B P BT UCER 89 Additional compensation income received

BEIMEERA from Hong Kong’s government for land

parcels in Yuen Long 81,981 -

HEGECENEBEFE Net loss on disposal of joint ventures = (2,591)
Hith Others 162 -

78,150 (12,717)
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6 BKRBAER 6 PROFIT BEFORE TAXATION
BREIATBFIRINER S GEA) AT &1B% Profit before taxation is arrived at after charging/(crediting):
AR

BZEANA=1THLAEA
Six months ended 30 June

—E=-= T
2023 2022
T T
$'000 $'000
(a) A& A (a) Finance costs
RITERREMEEFS Interest on bank loans and other
borrowings 238,402 244,254
HEREMFE Interest on lease liabilities 1,164 1,445
FE IEIE AR B S FOE A Interest on amounts due to
B non-controlling interests 1,603 2,933
EREHFFE Interest on bonds payable = 12,230
HibfEE KA Other borrowing costs 8,235 9,925
249,404 270,787
AHBBEERBEDSH Accrued interest on significant
FEET LS financing component of contract
liabilities 3,849 5,280
253,253 276,067
B BAMER SR Less: Amount capitalised (134,110) (117,795)
119,143 158,272
(b) BT (b) Staff costs
Fe IEREMFZ Salaries, wages and other benefits 106,341 104,330
[ JE RE M BUR IRET B 3K Contributions to defined contribution
retirement plans 5,173 6,198
111,514 110,528
() HfbEHE (c) Other items
e R Depreciation and amortisation
— BB K& — plant and equipment 3,182 3,384
—(FREEE - right-of-use assets 7,088 11,198
10,270 14,582
B EWEBN AR Cost of properties sold 200,829 2,189,633
HEMENE WA Rental income from investment
properties (105,866) (105,738)
Ve ARk s Less: Direct outgoings 5,073 8,489

(100,793) (97,249)
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7 FRB® 7 INCOME TAX

BZEANAB=1+HILAEA
Six months ended 30 June

—EB- = T
2023 2022
S T
$'000 $'000
AHBIE Current tax
EMEH Provision for Corporate Income Tax (“CIT")
(T3 FEB ) B 12,876 84,481
T IER ([ £ EB )  Provision for Land Appreciation Tax (“LAT")
Bt 1,437 116,965
TR Provision for withholding tax = 30,782
14,313 232,228
BB IE Deferred tax
TR = R E 4 MR Origination and reversal of temporary
differences 38,508 (84,298)
52,821 147,930

RERABEEZHES ((ABERHEB]) X
RERSHNRARRG  NEEBEAR
MERBRE B S R F S RSN EMFAEH o

HE-_T-_=ZFXA=tHIL~EA "
BEANGHEBEGBIHBGAFEERR
E165% (ZFE -4 : 16.5%) 5t & o

TEMSHBEGHIZRASERF E A
BB A B A 5T R B 2 I /9 4B B
TEMSHMETE MZEHEIR
BRBERMAEEASE R RAIERE
HE-Z-_=FR-_FT-__F A=+
AENEAMNBEACEMBHEBEA
25%

AEERTPBEAMBEELMERAOYE
MEBEBENREMEBIZL HIZERE
LA30% &= 60% K 2 3 7 = B 49 - b 32 (B
o mREERRG - LB ER R
EMEMSRBRUNBRASZ (2 i
FHERAESIL BERARABLEE
BYEBRAL)AE -

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

Provision for Hong Kong Profits Tax is calculated by applying the estimated
annual effective tax rate of 16.5% (2022: 16.5%) to the six months
ended 30 June 2023.

Provision for CIT is based on the respective applicable CIT rates on the
estimated assessable profits of the subsidiaries in Mainland China within
the Group as determined in accordance with the relevant income tax rules
and regulations in Mainland China. The applicable CIT rate was 25% for
the six months ended 30 June 2023 and 2022.

LAT is levied on properties developed and investment properties held
by the Group in Mainland China for sale, at progressive rates ranging
from 30% to 60% on the appreciation of land value, which under
the applicable regulations is calculated based on the proceeds of sale
of properties less deductible expenditures including lease charges of
land use right, borrowing costs and all qualified property development
expenditures.
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8 BRER 8 EARNINGS PER SHARE
(a) SREXEF (a) Basic earnings per share

HEZZT-=F~A=+AHL~HE The calculation of basic earnings per share during the six months
ARNSREARBIIZRAR AR ended 30 June 2023 is based on the profit attributable to
REKAMBRELSZEABGR equity shareholders and the holders of PCSs of the Company of
#)23,428,0008 T (BE-_T == $23,428,000 (six months ended 30 June 2022: $6,307,000) and
FRXA=Z+HIE/SMEA : 6,307,000 the weighted average number of 1,529,286,000 shares (six months
BT) RHEIRE BTN FHRE ended 30 June 2022: 1,529,286,000 shares) in issue during the
1,529,286,000 (B2 = - — period, calculated as follows:
NAZ=THBIESRMEA :1,529,286,000
) ETEWNT -

BZEANA=1+HLAEA
Six months ended 30 June

AATEHERRRKATER  Profit attributable to equity

BRESEEABGRT shareholders of the Company and
the holders of PCSs 23,428 6,307
MEFEERE (TR) Weighted average number of shares
(thousand shares)
T T 1%
‘000 ‘000
BETERARKR Issued ordinary shares 1,412,733 1,412,733
BITAR (B —BEAKA Effect of bonus issue of shares (with PCSs
AR ES) (T E as an alternative) 116,553 116,553
hniE 5 B Weighted average number of shares 1,529,286 1,529,286
(b) BRBERF (b) Diluted earnings per share
BEZZ-=F-"A=+TH1LEHE The diluted earnings per share for the six months ended 30 June
AEREERNEGREKRAT 2023 is the same as the basic earnings per share as the outstanding
TR - RE AR AR 1T R A R AR share options during the period have an anti-dilutive effect to the

BHERERBNARESITE - basic earnings per share.
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9 REVEREMYE BE
Kk#fE

(a)

(b)

(9]

EREEE
HE-_ZT_-_=FA=+HIL~E
A ANEBERERBRAZTANES]
NEHOBELY ARERANEEAE
BETS000B T (BE_T-_F~
A=+HIWEMEA : 15,591,000
JL) °

BERHE
HE_T-_=ZF-~A=Z+tHIL~AE
A ANEE LARK 212,887,000 JT
(BE-_Z_—F X A=Z+HIHE
H 2,131,000 ) BB E W ¥ - &
B REBIER -

HE_ZT_=ZF-~A=Z+tHILXAE
A BHERAFE213,0008 7T (B
2T —EXA=FTHIENEAR:
11,0008 70) KW 2 - R E R #1E
E °

fh{E
BEWMECN B -_=F A=+
BB A SRMITEAEEN R
ERARAREAEZGEMR =
oo+ AETHERER
BRI EERTETEE  ZAE
MITMEBEIZHRBEREBNEMES
28 HAMNGEELSREEAN
HEREMEBRNF— 2 A48 5l
k7S

HREH BREMERSEARF
EHENREYEN KT FE
35,218,000 T (B ZE =T = —F <
A=+ H1E/XEA : 35,649,000
L) BRI EMER RN IES P E

27
o

AEENETREMEAREM LT
R EFE R RARSRITE -
BRAFIBENHE 6

9

TOP SPRING INTERNATIONAL HOLDINGS LIMITED
INTERIM REPORT 2023

59

INVESTMENT PROPERTIES AND OTHER
PROPERTY, PLANT AND EQUIPMENT

(a)

(b)

(9]

Right-of-use assets

During the six months ended 30 June 2023, the Group entered
into a number of lease agreements for use of office buildings, and
therefore recognised the additions to right-of-use assets of $78,000
(six months ended 30 June 2022: $15,591,000).

Acquisitions and disposals

During the six months ended 30 June 2023, the Group acquired
items of property, plant and equipment with a cost of $12,887,000
(six months ended 30 June 2022: $2,131,000).

During the six months ended 30 June 2023, items of property, plant
and equipment with a net book value of $213,000 (six months
ended 30 June 2022: $11,000) were disposed.

Valuations

Investment properties were revalued at 30 June 2023 by an
independent firm of surveyors, APAC Appraisal and Consulting
Limited, who have among their staff Members of The Hong Kong
Institute of Surveyors with recent experience in the location and
category of property being valued, using the same valuation
techniques as were used by this valuer when carrying out the
December 2022 valuations.

As a result of the update, a net gain of $35,218,000 (six months
ended 30 June 2022: $35,649,000) on investment properties and
investment properties classified as held for sale had been recognised
in profit or loss for the period in respect of investment properties.

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

A—E—-= MN-ZE——
ANB=+H +—A=+—H
At 30 June At 31 December

2023 2022
Tr T
$'000 $'000
FE(REE 2 AR EEFE Share of net assets of associates 12,924 13,562
B TEERNRMNRRER Shareholders’ loans to associates 182,174 173,350
195,098 186,912
ERPEASEREKERATIRER The balance includes the Group’s interest in Great Billion Corporation
SEERAAAELZ - & $£190,752,000 Limited and Wealth Channel Holdings Limited of totally $190,752,000 (31
BT (ZE__F+A=+—8: December 2022: $182,514,000).

182,514,000 7T) ©

1M1 BAAEEGTAEBEZNESAE 11 FINANCIAL ASSETS MEASURED AT FAIR VALUE

gE THROUGH PROFIT OR LOSS
A—EB—= R —F
ANB=+H +=A=+—H”
At 30 June At 31 December
2023 2022
Frx Tt
$'000 $'000
FERNHA Non-current
IFFHEEEMIE L™ Unlisted equity securities not held for
PR A7 5 trading 36,986 36,840
R B HH Trading securities 36,175 38,344
FEUEE = 5 R E () Receivables from the third parties (note) 1,216,250 1,266,330
1,289,411 1,341,514
BN &R Current
IFRHEEEMIF L™ Unlisted equity securities not held
N for trading 3,011 7,810
I3 BF B an Wealth management products 21,377 23,404
24,388 31,214
M BRE=ZFRESEARABESRTH Note: Receivables from the third parties are classified as level 3 financial instruments in
FoRemIE ZEeREENGHEIR the fair value hierarchy. The valuations of these financial assets are derived from
HEREFRE  ZERATEASBEENTS valuations models which require a number of inputs and assumptions which are not
IR A SR RRH - WEHEETE observable from market data and which are significant to the entire measurement.
ZHEZ - BN ZERANEBEFABRE During the period, the fair value gain on these financial assets measured at FVPL
AAENSREENQAEBEKER7,152,000 amounted to $7,152,000 (six months ended 30 June 2022: $2,002,000).

BL(BEZZ-_—_FXA=1+AL~MEA:
2,002,000 7T) °



TOP SPRING INTERNATIONAL HOLDINGS LIMITED 61
INTERIM REPORT 2023

AR AE B RS 3R 5 B
NOTES TO THE UNAUDITED INTERIM FINANCIAL REPORT

(BB EHEHASN » ABTTFIR)

(Expressed in Hong Kong dollars unless otherwise indicated)

12 FERHEMENRAE 12 INVENTORIES AND OTHER CONTRACT COSTS
R=ZZE==
~NA=T+H
At 30 June At 31 December
2023 2022
S T
$'000 $'000
MIERR Property development
FEERPHEHE LM Leasehold land held for development
for sale 144,224 149,650
HEERDME Properties under development for sale 4,467,239 4,368,771
BFEERTIYE Completed properties for sale 2,323,756 2,621,515
6,935,219 7,139,936
E & AR Other contract costs 512 548
6,935,731 7,140,484
Hih % Other operations
KEBBERRHEER Low value consumables and supplies 5,779 5,382
6,941,510 7,145,866
AEBETHERERMERFED R The Group’s certain properties under development for sale and completed
TITH¥EEFURSRITER L EAE properties for sale were pledged to secure bank loans and other

B FEHEAME 16 borrowings, details of which are set out in Note 16.
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13 EF RHEMERRE
RBEBF - BRESER GEAB SR
oA fE MOROR) 1R R B T B R B S

13 TRADE AND OTHER RECEIVABLES

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

BENERE DT ¢ date and net of loss allowance, is as follows:
t-A=+—8
At 30 June At 31 December
2023 2022
Fx Tt
$'000 $'000
—fEAR Within 1 month 40,726 35,463
—@RE=1@A 1 month to 3 months 15,167 16,518
—@A=EN@EA 3 months to 6 months 11,066 12,561
~NEAE—F 6 months to 1 year 7,959 4,587
FEUWE F BRI Trade debtors, net of loss allowance
(M EERE) 74,918 69,129
H b e BRI (FOBR B 1B B 1) Other debtors, net of loss allowance
(PR &E ) (Note (i) 592,595 739,252
BB FEBRE RS Less: amount to be recovered more than
one year (289,831) (289,997)
302,764 449,255
REERATENEREE Financial assets measured at amortised cost 377,682 518,384
&& RIEFFIE (M G0) Deposits and prepayments (Note (ii)) 981,611 1,059,984
1,359,293 1,578,368
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13 ESREMBEWRERIE G

P

Bt

()  EAEKIRR GIREREERE) SEHENAT

13 TRADE AND OTHER RECEIVABLES (Continued)

Notes:

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

AA=+8 +-A=+-H&

At 30 June At 31 December

2023 2022

Fr T

$'000 $000

ME=FRHER@Q) Loans to the third parties (a) 307,108 309,143
FEULA & 1b 3 5K TE (b) Amounts due from joint ventures (b) 35,097 35,697
HAh Others 250,390 394,412
592,595 739,252

(@ MZE-_=ZFXA=1+8 BRRE=
77 iR #E & 201,108,000 T (==
—=F+=A=+—8H :203,143,000
BT) REER  BRFMNE13% (=ZF
ZZF+ZA=+—H:13%)tE -
BAR—FREBI FMBEZHRER
BEE EHEFNRE%E15% (ZF
——F+=-A=+—H:8%ZE15%)
PR WATR—FARUE -

by MZZEZ=FA=t+HER=ZZT=Z=
E+ZA=+—0  &HHAEKT -
%8 WARERKIRE -

(i) mERBEMNFAFEHINOT

(@) Asat 30 June 2023, apart from the loans to the third parties of $201,108,000
(31 December 2022: $203,143,000) which are secured, interest-bearing at
13% (31 December 2022: 13%) per annum and repayable after one year,
all of the balances were secured, interest-bearing from 8% to 15% (31
December 2022: 8% to 15%) per annum and recoverable within one year.

(b)  As at 30 June 2023 and 31 December 2022, the balances are unsecured,
interest-free and recoverable on demand.

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

i —a
+=—A=+—8
At 30 June At 31 December
2023 2022
Fx T
$'000 $'000
W B 3 {5 FA A 9 TR A 3R Prepayments for acquisition of land use rights 736,663 771,349
B Y S M T B Prepayments for acquisitions of properties 30,000 30,000
Hith Others 214,948 258,635
981,611 1,059,984
(i) AEBETERRKESEIEIFIESERET (iiiy  Certain rental receivables of the Group were pledged to secure bank loans, details

EROER - FBEHRME16 -

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

14 RESTRICTED AND PLEDGED DEPOSITS

+=A=+—"

NB=1H
At 30 June At 31 December
2023 2022
Fr FT
$'000 $'000
PR 177 51 (B EEG)) Restricted deposits (Note (i) 17,183 64,843
B R R (PR % (i) Pledged deposits (Note (ii)) 1,757,433 1,992,561
1,774,616 2,057,404
Bt 5 Notes:
@ RIBMERERERBRAN  AREE TH#T (i) In accordance with relevant construction or redevelopment contracts, certain

YR EIAE M BREENE A BAREE
RITIRP P IFHCE T2BEOFEH > TLEAT AL
17) A A 7 222 ) 4B IR {0 3 B M AR SR K AR MY 3R
BEHARBBARITE TARE - RFHRE
FARMER (TR AR BT TE (R -

(i) AKEETROTGFHRCERERUTERA

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

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

HHEAR

R=-B== T F
~AB=+H = —E
At 30 June At 31 December
2023 2022
e Fx
$°000 $'000
RITERBE Bank loan facilities 1,756,662 1,991,754

FIOTBRTAEEMEERT Mortgage loan facilities granted by the banks to
RBEXRRE purchasers of the Group’s properties 771 807
1,757,433 1,992,561
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15 EZREMENFIE 15 TRADE AND OTHER PAYABLES
~NA=T+H
At 30 June December
2023 2022
Fr T
$'000 $'000
&8 5 BR 3K (BT i) Trade payables (Note (i) 306,320 194,065
H e BR R R FERT B A Other creditors and accrued charges
(B & (i) (Note (ii)) 1,402,668 1,793,512
FE A FE R AR A 22 TR Amounts due to non-controlling interests
(B = (i) (Note (jii)) 1,030,350 1,038,430
REEKATENESRAE Financial liabilities measured at
amortised cost 2,739,338 3,026,007
HeREMEZS Rental and other deposits 80,079 78,306
RE D N H A A T IR Valued added tax and other tax payables 60,975 92,016
2,880,392 3,196,329
B2 Notes:
() RBEHKR FABSHREMEMKREALD (i) Included in trade and other payables are trade payables with the following ageing
R ESFHIEREE S RN RIEER B analysis based on the date of trade payables recognised at the end of the reporting
BEREDITANT - period:

R=ZB=Z=F
NA=+H
At 30 June

—{@ A A EBE Within 1 month 199,382 60,637
—ER%EBE=EANEIH 1 month but within 3 months 13,657 40,392
=EA®ESEARE 3 months but within 6 months 39,409 39,399
NEABE—FANEH 6 months but within 1 year 33,421 33,542
—F 1B 5| Over 1 year 20,451 20,095

306,320 194,065

(ii) HEETERONRRZEY XA E (i) The estimated value of future settlement properties to be compensated to residents
{61,056,269,0008 T (= F = —F+— A of $1,056,269,000 (31 December 2022: $1,149,410,000) is included in other
=+—H :1,149,410,000 % 7t ) 7t A\ & 1t F& creditors and accrued charges which is expected to be settled within one year by
MERREFER  HRHSERK —FR@B delivering the respective properties.

R EEE -

@iy MNZFZ=FNA=1H BEMNZEE (i) As at 30 June 2023, apart from the amounts due to non-controlling interests of
5 5F84,309,000 L (Z T Z—F+ = 7 $84,309,000 (31 December 2022: $88,278,000) which are interest-bearing at
=+—H : 88,278,000/ L) &K F4.35% 4.35% (31 December 2022: 4.35%) per annum, unsecured and repayable on

R CH+ZA=1t—H:435%)5 8" demand, all of the balances are unsecured, interest-free and repayable on demand.

BEMRARERERIN MAELHRRER
- RRWAEBEREE -



HKEBREEBRAR
66 ZT =S

R AE A% R RS R A

NOTES TO THE UNAUDITED INTERIM FINANCIAL REPORT

(BB EHEASN  BTTIIR)

(Expressed in Hong Kong dollars unless otherwise indicated)

16 RITERRHMEE
R-ZF-=FXA=+0 BAEKE
EAEEATMT -

16 BANK LOANS AND OTHER BORROWINGS

At 30 June 2023, the bank loans and other borrowings were analysed as
follows:

~NAB=T+H T=BZ=r—E
At 30 June At 31 December

2023 2022
T Tt
$'000 $'000
RITERX Bank loans

— BEH — Secured 6,848,568 6,902,182

Hinfg & Other borrowings
— BEH — Secured 766,495 763,717
7,615,063 7,665,899

RZTE-_=FXA=+H EnfEE
744,681,000 L (ZEZ=ZF+ =8
=+ —H : 741,902,000 7T) K B A&
B—f2RR BFHNEN%R(ZT==
FE+-HF=+—H:11%) 8L UKRE
EETHEBARMREMERER FgHE
HMEEEFNERI% (ZE=__F+=-A
=T —H:7%)HENYUETFEERE
HIRAR B VEEAR o

R-ZTE-=FA=+H ANEBEET
B 4E82110,799,0008 T (ZFE = —
+=A=+—H:132,994,0003 7T) I
THAEMNRY - FlFEBEHE
ZHEAR XM BRRRREIHRIEH
B EEE M AR AREEERF T X
Fo FMBITERZEN -_ZE_=FX
A=+ HENGAEUBRRARADSE AR
HEE-

At 30 June 2023, the other borrowings of $744,681,000 (31 December
2022: $741,902,000) were from a shareholder of the Group which are
interest-bearing at 11% (31 December 2022: 11%) per annum and
secured by equity interest in certain subsidiaries within the Group. The
remaining other borrowings are interest-bearing at 7% (31 December
2022: 7%) per annum and secured by equity interests in certain joint
ventures.

At 30 June 2023, bank loans of the Group with the balance of
$110,799,000 (31 December 2022: $132,994,000) were not in
compliance with the imposed covenants. Such non-compliance primarily
related to a subsidiary which failed to achieve certain monthly rental
income earned from the underlying properties at the end of the reporting
period. All of the above bank loans were classified as current liabilities in
the consolidated statement of financial position at 30 June 2023.
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16 |ITERKEMEE @ 16 BANK LOANS AND OTHER BORROWINGS (Continued)
RZZZ=FA=+TH RITEXRK At 30 June 2023, the bank loans and other borrowings were repayable as
HthEENERIBRAT - follows:

At 30 June At 31 December

2023 2022
Fx F
$'000 $'000
—FRIHALFARBES Within 1 year and included in current
liabilities 2,864,001 2,568,827

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

—FREMEA After 1 year but within 2 years 1,403,484 1,227,367
MEREBERFEA After 2 years but within 5 years 2,713,322 3,165,404
hF% After 5 years 634,256 704,301
_______________________________________________________________________________ 4,751,062 5,097,072
7,615,063 7,665,899
RZZZ=FA=1TH RITERK At 30 June 2023, the bank loans and other borrowings were secured by
HihtEERATEEEER - the following assets:

At 30 June At 31 December

2023 2022

T Tt

$'000 $'000

wEMHE Investment properties 5,973,997 6,218,556
ME - BB K& Property, plant and equipment 39,997 43,627
e Inventories 5,625,666 4,689,020
EIREER Pledged deposits 1,756,662 1,991,754
WA S Rental receivables 25,509 29,235

et Total 13,421,831 12,972,192
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17 BAX - #FEEKRE 17 CAPITAL, RESERVES AND DIVIDENDS
(a) B=& (a) Share capital
RZBZ=£XA=1H RZZ-—#t-H=t-H
At 30 June 2023 At 31 December 2022
BOBE x| R x|
No. of shares Amount No. of shares Amount
T r Tk r
‘000 $'000 ‘000 $'000
EE Authorised:
FREEI0ETHLBR Ordinary shares of $0.10 each 5,000,000 500,000 5,000,000 500,000
BRTRARZNEER Ordinary shares, issued and
fully paid:
RE/FNRE/FR At the beginning and the end of
period/year 1,412,733 141,273 1,412,733 141,273
(b) RELZEURGARAERNRZS (b) Equity settled share-based transactions
RATHEM—EERALAHEEERE The Company has a Post-IPO Share Option Scheme which was to
[RIETE - UERITBERTZEE R recognise and acknowledge the contributions that the employees
B LA AR B TR, o and directors have made or may make to the Group.
BRAREERBERESSIETH An option under the Post-IPO Share Option Scheme may be
R AR ERES BHER R exercised in accordance with the terms of the share option scheme
RATEFRIETEHE (T ERAR at any time during a period as determined by the directors of the
A BiE ) MAE B ITE © Company, which must not be more than 10 years from the date of
grant.
BRENSBEEHINNOT The number of share options is as follows:

BEANA=THLAEA
Six months ended 30 June

—— = —— —

2023 2022

BRESE EREHE

Number of Number of

options options

F1n

‘000

RERR M R TT (R Outstanding at the beginning of the period 57,888 68,980
BRI Forfeited during the period (3,950) (11,092)
REAR M ARTTEE Outstanding at the end of the period 53,938 57,888

RERA] F1718 Exercisable at the end of the period 53,938 57,888
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17 B&X - BERKRE @)

(0 BE
() MREBEEZTE-_=FK-_FT-_—
FRAZ+TALEANEALES
KA EARR S o

() b —{EE B R A A A 2
A IR ROk A TR E 5
B A2 IR B3 Y 0 B
fi -

BRI SR
T EREE RS
SIREBB 1B
(ZB==F : 1350)

—=

17 CAPITAL, RESERVES AND DIVIDENDS (Continued)

(c) Dividends
(i)  No interim dividend is declared for the six months ended 30
June 2023 and 2022.

(i)  Dividends payable to equity shareholders of the Company and
holders of PCSs attributable to the previous financial year,
approved and paid during the period.

BZEANA=1+HLKEA
Six months ended 30 June

—EB-=f

—EF-—
2022
Tt
$'000

2023
Fr
$'000

Final dividend in respect of the

previous financial year, approved
and paid during the period, of
HK1 cent (2022: HK1 cent) per
ordinary share

15,291 15,322
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ABE - BIRFT
ERMAEEED
BEEREE K
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wE

o FA FERE_RBWA
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B{E  BITFE
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BARBELEKRE
RATHEEDN
ERHARE-
TR R B AR
BIREEREH
SEMNE AR

&

& ERAAERERY
B: BEEHABEG
ENRAEE

s F

oF ||

RETESRBT A R4 ER
BB NEE— R BERE
REMTR(BEIBRARAR
BEEREIFNIFLTRA
EH)ETHE RPBERE
BERAERMBE®RE - 8A
AREBEAEBEHHTHMGE
BEDHPBEERSHHR
FERSAHRE YHEF
MBEEHNMLAE -

18 FAIR VALUE MEASUREMENT OF FINANCIAL
INSTRUMENTS

(a) Financial assets and liabilities measured at fair value

(0]

Fair value hierarchy

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

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

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

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

The Group has a finance manager performing valuations
for the financial instruments, including the unlisted equity
securities which are categorised into Level 3 of the fair value
hierarchy, with the assistance of external valuers for certain
financial instruments. The finance manager reports directly to
the chief financial officer. A valuation report with analysis of
changes in fair value measurement is prepared by the finance
manager at each interim and annual reporting date, and
reviewed and approved by the chief financial officer.
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18 SRITEN D AEBETE () 18 FAIR VALUE MEASUREMENT OF FINANCIAL
INSTRUMENTS (Continued)

() UAREBHEITENEREER (a) Financial assets and liabilities measured at fair value
8EU@ (Continued)
(i) AREBEEZER(E) (i) Fair value hierarchy (Continued)

RZB-=FxA=+HANAAEBEHELEA

Fair value measurement as at 30 June 2023 categorised into

R=B==%
RAAZTEN
MEE -] £=R B=R
Fair value at
30 June 2023 Level 1 Level 2 Level 3
i i i T
$'000 $000 $000 $000

[/EMAAEBEFE  Recurring fair value measurement

ERE=H7TE Receivables from the third parties 1,216,250 - - 1,216,250
FERBEESMIELM  Unlisted equity securities not held

RAES for trading 39,997 - - 39,997
RHEH Trading securities 36,175 36,175 - -
BYER Wealth management products 21,377 - 21,377 -

R-E-—F+-R=t-HNAAEEISENES

(&

DR 1
Fair value at
31 December 2022 Level 1 Level 2 Level 3
Tr Tr it i
$'000 $'000 $'000 $'000

QEENAEBEIFE  Recurring fair value measurement

EWE=HH0E Receivables from the third parties 1,266,330 = = 1,266,330
FHEEBRMIELT  Unlisted equity securities not held
BAES for trading 44,650 - - 44,650

R5ES Trading securities 38,344 38,344 = =

EBER Wealth management products 23,404 - 23,404 -
HE-_ T -_=F,<A=+H81t During the six months ended 30 June 2023, there were no
NEARN E—LRERE_HT transfers between Level 1 and Level 2, or transfers into or out
RN EeERL R BE=ZHH of Level 3 (31 December 2022: nil). The Group’s policy is to
EAGER (- E - —F+— recognise transfers between levels of fair value hierarchy as at
B=+—8: &) - NEEWEK the end of the reporting period in which they occur.

WARBESRZEANER
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18 EMITANAREBETFE W

18 FAIR VALUE MEASUREMENT OF FINANCIAL

INSTRUMENTS (Continued)
(a) URAAEBEEFENEREER (a) Financial assets and liabilities measured at fair value
=L AE)) (Continued)
(i) F-WAAEETEREAN (i) Valuation techniques and inputs used in Level 2 fair
HEAFERBAYE value measurements

BERMEMNAREBERAEE
R & HIR G R ATA =YL
SRV ERNGEHE -

(i) FESF=RLOAEBETENE
#t
W E=FRENRAEET
FEATKRERKGHTESRE
MmE ' ERERFEHBERRN
D7 25 [ 3 B V55 B ok B E 2
BEBHMETEERKE -
EZEIBREBEEENEER
BIA R AT R12% (T ==
F+_A=+—H:12%) °
ARG RESRERR TIER
AAEETEE B R
BERBERESBEENTE -

FLETRATAMNRAEBET
RIBAELLR ETRAANER
WAL EME - B R RIS
MBUENBRMBE  HP AR
EBEFEERRT SRR
HAAEE -

HA F=ZRAREEAEN

=
REER

(iii)

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

Information about Level 3 fair value measurement

The fair value of receivables from the third parties is determined
using future estimated cash flows to be recovered which takes
into account projects progress presumed or operation forecast
and discount is 12% (31 December 2022: 12%) based on
the average borrowing cost plus a risk premium of the Group
or weighted average cost of capital relating to the specific
business. The future estimated cash flows reflect potential
impacts of adjustments on the projects’ capacity building areas,
land use index and tax related compensation, etc.

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

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

w—H—8 At 1 January 1,310,980 1,504,101
HE Disposal = (22,206)
RSP ERL Net gains/(losses) recognised in profit

TS (E518) or loss 2,331 (18,552)
MEHZR Exchange difference (57,064) (58,391)
wA<A=+A8 At 30 June 1,256,247 1,404,952
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18 FAIR VALUE MEASUREMENT OF FINANCIAL
INSTRUMENTS (Continued)

(b) Fair values of financial assets and liabilities carried at
other than fair value
The carrying amounts of the Group’s financial instruments carried at
cost or amortised cost were not materially different from their fair
values at 31 December 2022 and 30 June 2023.

19 COMMITMENTS

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

R=-®==

~NA=1H

At 30 June
2023 2022
Tt T
$'000 $'000
EET 4 Contracted for 141,355 334,045
EREEKRTLH Authorised but not contracted for 181,453 187,253
322,808 521,298

BAREIZEASEERTMENE
BRXRAEEIERROKBRAFRE

20 AREE

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

20 CONTINGENT LIABILITIES

R-E=-= RZE—_—
~NA=t1H +=ZA=+—H
At 30 June At 31 December

2022
Tt
$'000

2023
Fr
$'000

AETAEEMEERH Guarantees given to financial institutions
RREXRBE MR < 7 for mortgage loan facilities granted to
IR R purchasers of the Group’s properties 264,801 462,353
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21 EXBEBAIRS 21 MATERIAL RELATED PARTY TRANSACTIONS
BRABERENEMEHRERENRS In addition to the transactions and balances disclosed elsewhere in the
REESIN REBEHANEETLZ FIEXR interim financial report, major related party transactions entered by the
BB 5 Group during the period are as follows:

BZANA=1+HILAEA
Six months ended 30 June

—Z:=-= —ZE=-=
2023 2022
Fr FT
$'000 $'000
FEEE NS Remuneration of key management
personnel 7,122 11,284
M AR R 2 A AL B 2 Interest expenses to shareholders
(B EEG) (Note () 43,781 51,240
Al A & 1 FEWEVR B A Interest income from joint ventures
(B & Gii)) (Note (ii)) - 14,007
BN RSN Interest income from associates
(B E i) (Note (jii)) 3,024 -
B Notes:
(i) MREXZNFESEZAEEFNE11% (& (i) Interest expenses to shareholders were charged at a fixed interest rate of 11% per
E_ZE-__HFXNA=t+BEANER:EF annum (six months ended 30 June 2022: 11% per annum).

1%) T8 °

(i) MBE_Z-_—FXA=1+HILA~AEA @ (i) Interest income from joint ventures were charged at interest rate of 2.85% per
A& WEF B WA AFEF E2.85% (& annum above one month’s HIBOR, 3% or 8% per annum for the six months ended
R—EREERITAERE) 3% :X8%xt 30 June 2022.

8 o

(i) FENEEE D RIR S A A S EEE R R 2% (i) Interest income from associates were charged at prime rate minus 2% per annum,

R MEERENXRRELRITHXEIER whereas Prime rate is the HSBC Best Lending Rate.

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

INTRODUCTION

We have reviewed the interim financial report set out on pages 40 to 74
which comprises consolidated statement of financial position of Top Spring
International Holdings Limited as of 30 June 2023 and the related consolidated
statement of profit or loss, consolidated statement of profit or loss and other
comprehensive income and statement of changes in equity and condensed
consolidated cash flow statement for the six-month period then ended and
explanatory notes. The Rules Governing the Listing of Securities on The Stock
Exchange of Hong Kong Limited require the preparation of an interim financial
report to be in compliance with the relevant provisions thereof and Hong Kong
Accounting Standard 34, Interim financial reporting, issued by the Hong Kong
Institute of Certified Public Accountants. The directors are responsible for the
preparation and presentation of the interim financial report in accordance with
Hong Kong Accounting Standard 34.

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

SCOPE OF REVIEW

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

Based on our review, nothing has come to our attention that causes us to
believe that the interim financial report as at 30 June 2023 is not prepared, in
all material respects, in accordance with Hong Kong Accounting Standard 34,
Interim financial reporting.

MATERIAL UNCERTAINTY RELATED TO GOING
CONCERN

We draw attention to note 1 to the interim financial report, which indicates
that the Group’s sales of properties reduced to approximately HK$237.9 million
for the six months ended 30 June 2023 (six months ended 30 June 2022:
HK$2,622.7 million). As at 30 June 2023, the Group’s current bank loans and
other borrowings amounted to HK$2,864.0 million, while its cash and cash
equivalents amounted to approximately HK$890.8 million. In view of the
prevailing slow-down of the property market, the Group may take longer time
than expected to realise cash from the sale of its properties to meet its loan
repayment obligations. These conditions, along with the matters as set forth
in note 1, indicate that a material uncertainty exists that may cast significant
doubt on the Group’s ability to continue as a going concern. Our conclusion is
not modified in respect of this matter.

KPMG

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

Central, Hong Kong

28 August 2023



TOP SPRING

International Holdings Limited

B ¢ 19 % 4 1 A BR 4 W)

(Incorporated in the Cayman Islands with limited liability)
(7% B = T I e A B4 ] )

Stock Code B 5% : 03688

Concept, design and printing: iPRO Financial Press Limited
RETEEME  BSHEHNRIARA A

Website: www.iprofpl.com
#83t : www.iprofpl.com



	COVER
	INSIDE FRONT COVER
	CONTENTS
	CORPORATE INFORMATION
	CHAIRMAN’S STATEMENT
	MANAGEMENT DISCUSSION AND ANALYSIS
	CORPORATE GOVERNANCE REPORT
	DIRECTORS’ REPORT
	CONSOLIDATED STATEMENT OF PROFIT OR LOSS
	CONSOLIDATED STATEMENT OF PROFIT OR LOSS AND OTHER COMPREHENSIVE INCOME
	CONSOLIDATED STATEMENT OF FINANCIAL POSITION
	CONSOLIDATED STATEMENT OF CHANGES IN EQUITY
	CONDENSED CONSOLIDATED CASH FLOW STATEMENT
	NOTES TO THE UNAUDITED INTERIM FINANCIAL REPORT
	REVIEW REPORT
	BACK COVER

