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EXPECTED TIMETABLE®

Despatch of BLUE Application Forms to Qualifying
CR Land Shareholders on or before . .. ..........

Hong Kong Public Offering and Preferential Offering
commence and WHITE and YELLOW Application
Forms available from .. .....................

Latest time for completing electronic applications
under the (i) HK eIPO White Form service and (ii)
HK eIPO Blue Form service through one of the
below ways®: .. ...

(1) (i) and (ii) in the designated website
www.hkeipo.hk

(2) (i) via the IPO App, which can be downloaded by
searching “IPO App” in App Store or Google
Play or downloaded at www.hkeipo.hk/IPOApp
or www.tricorglobal.com/IPOApp

Application lists open® . . . ... ... oo

Latest time for (a) lodging WHITE, YELLOW and
BLUE Application Forms, (b) completing payment
for HK eIPO White Form applications and
HK eIPO Blue Form applications by effecting
internet banking transfer(s) or PPS payment
transfer(s) and (c) giving electronic application
instructions to HKSCC .. ... ... ... ... ... ....

Application lists close® .. ... ... ... ... . .....
Expected Price Determination Date® . ... .........

(1) Announcement of the Offer Price, the level of
indications of interest in the International
Offering, the level of applications in the Hong
Kong Public Offering and the Preferential
Offering and the basis of allocations of the Hong
Kong Offer Shares and the Reserved Shares under
the Hong Kong Public Offering and the
Preferential Offering to be published on or
before . ...... ... .. ...

(2) Results of allocations in the Hong Kong Public
Offering and the Preferential Offering to be
available through a variety of channels as
described in the section headed “How to Apply
for Hong Kong Offer Shares and Reserved Shares
— E. Publication of Results” from ...........

Wednesday, November 25, 2020

9:00 a.m. on Wednesday, November 25, 2020

11:30 a.m. on Tuesday, December 1, 2020

11:45 a.m. on Tuesday, December 1, 2020

12:00 noon on Tuesday, December 1, 2020
12:00 noon on Tuesday, December 1, 2020

Tuesday, December 1, 2020

Tuesday, December 8, 2020

Tuesday, December 8, 2020
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(3) Announcement containing (1) and (2) above to be
published on the websites of the Company and the
Hong Kong Stock Exchange at
www.crmixclifestyle.com.cn and

www.hkexnews.hk respectively from ......... Tuesday, December 8, 2020

Results of allocations in the Hong Kong Public
Offering and the Preferential Offering will be
available at www.tricor.com.hk/ipo/result

(alternatively: www.hkeipo.hk/IPOResult) or at
“Allotment Result” on the IPO App with a “search by
ID” function from . .... ... .. ... ... ... .. ..., Tuesday, December 8, 2020

Despatch of Share certificates and e-Auto Refund
payment instructions/refund cheques on or
before®© L. Tuesday, December 8, 2020

Dealings in the Shares on the Hong Kong Stock
Exchange expected to commence on . ........... Wednesday, December 9, 2020

(D) All dates and times refer to Hong Kong dates and times.

(2)  You will not be permitted to submit your application under the HK eIPO White Form service or the HK eIPO Blue Form
service through the designated website at www.hkeipo.hk or the IPO App after 11:30 a.m. on the last day for submitting
applications. If you have already submitted your application and obtained a payment reference number from the designated
website prior to 11:30 a.m., you will be permitted to continue the application process (by completing payment of the
application monies) until 12:00 noon on the last day for submitting applications, when the application lists close.

3) If there is a “black” rainstorm warning signal or a tropical cyclone warning signal number 8 or above and/or Extreme
Conditions in force in Hong Kong at any time between 9:00 a.m. and 12:00 noon on Tuesday, December 1, 2020, the
application lists will not open and close on that day. See section headed “How to Apply for Hong Kong Offer Shares and
Reserved Shares” in this prospectus.

4 The Price Determination Date is expected to be on or around Tuesday, December 1, 2020 and in any event, not later than
Sunday, December 6, 2020. If for any reason, the Offer Price is not agreed between the Joint Global Coordinators (for
themselves and on behalf of the Underwriters) and us by Sunday, December 6, 2020, the Global Offering will not proceed
and will lapse.

(5) The Share certificates will only become valid at 8:00 a.m. on the Listing Date, which is expected to be Wednesday,
December 9, 2020, provided that the Global Offering has become unconditional in all respects at or before that time.
Investors who trade Shares on the basis of publicly available allocation details or prior to the receipt of the Share
certificates or prior to the Share certificates becoming valid do so entirely at their own risk.

(6) e-Auto Refund payment instructions/refund cheques will be issued in respect of wholly or partially unsuccessful
applications and in respect of successful applications if the Offer Price is less than the price payable on application.

For details of the structure of the Global Offering, including its conditions, and the procedures
for applications for the Hong Kong Offer Shares and the Reserved Shares, see sections headed
“Structure of the Global Offering” and “How to Apply for Hong Kong Offer Shares and Reserved
Shares” in this prospectus, respectively.

If the Global Offering does not become unconditional or is terminated in accordance with its
terms, the Global Offering will not proceed. In such a case, the Company will make an announcement
as soon as practicable thereafter.
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The BLUE Application Forms have been despatched to all Qualifying CR Land Shareholders. In
addition, Qualifying CR Land Shareholders will receive a copy of this prospectus.

Distribution of this prospectus and/or the BLUE Application Forms into any jurisdiction other
than Hong Kong may be restricted by law. Persons into whose possession this prospectus and/or the
BLUE Application Forms come (including, without limitation, agents, custodians, nominees and
trustees) should inform themselves of, and observe, any such restrictions. Any failure to comply with
such restrictions may constitute a violation of the securities laws of any such jurisdiction. In particular,
this prospectus should not be distributed, forwarded or transmitted in, into or from any of the Specified
Territories with or without the BLUE Application Forms, except to Qualifying CR Land Shareholders
as specified in this prospectus.
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SUMMARY

This summary aims to give you an overview of the information contained in this prospectus. As
this is a summary, it does not contain all the information that may be important to you. You should
read the entire prospectus before you decide to invest in the Offer Shares.

There are risks associated with any investment. Some of the risks in investing in the Offer
Shares are set out in “Risk Factors” in this prospectus. You should read that section carefully
before you decide to invest in the Offer Shares.

OVERVIEW
Who We Are

We are a leading property management and commercial operational service provider in China. We
provide property management and value-added services to one of the largest portfolios of residential
properties. We also manage and operate a diversified and growing portfolio of commercial properties
comprising shopping malls and office buildings. As of June 30, 2020, the GFA of the residential and
commercial properties under our property management services was approximately 106.6 million sq.m.
and the GFA of the shopping malls under our commercial operational services was approximately
5.6 million sq.m. According to Frost & Sullivan, we ranked:

. fifth in terms of property management service revenue in 2019 among all PRC property
management companies;

. second in terms of shopping mall property management service revenue in 2019 among all
PRC shopping mall operational service providers;

. first in terms of the number of managed luxury shopping malls in China in 2019 among
shopping mall operational service providers in China; and

. second in terms of total revenue from shopping mall operational services market in the first
six months of 2020 among all PRC shopping mall operational service providers.

Capitalizing on our leading brand, extensive resources and experience, outstanding technological
capabilities, and appealing membership programs, together with CR Group, CR Land and other
partners, we are committed to developing a lifestyle service platform that is centered around living,
shopping and working. Through our platform, we seek to improve property users’ quality of life and
vitalize the property operations for asset owners. We consider our business model distinctive because
of the following features:

. “Multiple property types”: We provide services to multiple types of properties, such as
residential properties, shopping malls and office buildings as well as public facilities.

. “All-customers”: We believe in an “all-customers” approach because we regard all users
and owners who live, shop and work in our managed properties as our customers.

. “Full spectrum of service offerings”: Our business has expanded beyond traditional
property management services to the offering of comprehensive solutions to satisfy the
needs of our customers.
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. “Integrated ecosystem”: We have established an integrated ecosystem that provides
comprehensive services for properties under our management as well as their users.
Properties under our management are the foundation of our ecosystem. We aim to create
greater value through integrating the space, business and people in our ecosystem.

. We are one of the key contributors to CR Group and CR Land: CR Group is a key state-
owned conglomerate with five main business areas: consumer products; healthcare; urban
construction and operation; energy services; technology and finance. CR Land, a strategic
business unit of CR Group, is an integrated operator in urban investment, development and
operation. We benefit from strong synergies with CR Group and CR Land and share their

visions.
Our Value Propositions

With our distinctive business model, we strive to further vitalize the residential and commercial
properties under our management to create value for our customers.

Users: Residents, tenants, office workers and other users of our managed properties can enjoy a
wide range of community services, effective promotion and marketing services, and comprehensive and
convenient management services.

Owners: Owners of our managed properties can benefit from our efficient management services
and high-quality maintenance services while enjoying stable growth in asset values and increased
returns on assets in the long term.

Our Services

Our business is rooted in the property development and investment business of CR Land, our
Controlling Shareholder, when we started to provide property management and commercial operational
services for properties developed and owned by CR Land. We have since expanded to provide
comprehensive services for multiple types of properties and have developed an integrated lifestyle
service platform.

Residential Property Management Services

We provide management services for residential properties and other non-commercial properties,
such as stadiums, parks and industrial parks, and bring various services to families and residents in the
communities to meet their living needs. Our residential property management services can be
categorized as follows:

. Property management services, including security, cleaning and greening, as well as repair
and maintenance services to (i) property developers for properties prior to their delivery, and
(ii) property owners, property owners’ associations or residents for properties sold and
delivered;

. Value-added services to property developers, including consultancy, preliminary
preparation, and pre-delivery marketing services; and
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. Community value-added services, including community living services, brokerage services
for second-hand home sales, new unit sales and home leasing, and asset operation and
investment services for parking spaces and other properties.

Commercial Operational and Property Management Services
Commercial properties under our management include shopping malls and office buildings.
For shopping malls, we provide:

. Commercial operational services, including pre-opening management and operation
management services;

. Property management and other services, principally including security, cleaning and
greening, repair and maintenance, as well as other value-added services; and

. Commercial subleasing services, where we lease certain quality shopping malls from their
owners and sublease to tenants, such as retail stores and supermarkets.

Historically, we provided commercial operational services to shopping malls in the form of inter-
departmental services as part of CR Land’s integrated commercial property development and
investment business without charging separate fees. From January 2020, we gradually separated the
commercial operational services as an independent business segment and began to recognize revenue
from this business. During the first half of 2020, substantially all of the shopping malls to which we
provided commercial operational services were owned or developed by CR Group and CR Land. The
key terms of the commercial operational service contracts between us and property owners mainly
include the scope of services, tenor (typically three-year), service fees, rights and obligations of
property owners and dispute resolution mechanism. For details, see “Business — Service Contracts —

Contracts under Commercial Operational and Property Management Services — Commercial
Operational Service Contracts for Shopping Malls — Key Terms of Operation Management Service
Contracts” and “Risk Factors — Risks Relating to our Business and Industry — The relatively short

track record of our commercial operational services as a standalone business makes it difficult to
assess our prospects or forecast our future results.”

For office buildings, we provide property management services, including security, cleaning and
greening, repair and maintenance, as well as other value-added services. From the second half of 2020,
we started to provide commercial operational services to office buildings, such as tenant sourcing,
asset management and operational services, and opening preparation services.

OUR STRENGTHS

We believe that the following strengths contribute to our leading market position, ensure our
success and distinguish us from our competitors:

. A leading property management and commercial operational service provider in China and a
lifestyle service platform;
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. A distinctive business model creating a network effect;

. Strong residential property management and commercial operation capabilities;

. Appealing membership programs to enhance customer loyalty and satisfaction;

. Advanced technologies widely adopted to improve operational efficiency and user
experience;

. Strong support from CR Group and CR Land; and

. A highly experienced and professional management team.

OUR STRATEGIES

In order to achieve our goals, we have formulated the following strategies:

. Accelerate our expansion and consolidate our leading market position;
. Pursue strategic investments in our ecosystem;

. Further strengthen our membership programs;

. Continue to invest in our technology capabilities;

. Strengthen our synergies with CR Group and CR Land; and

. Enhance our human resources through recruitment, training and motivation.

OUR CUSTOMERS AND SUPPLIERS

Our customers primarily consist of property developers, property owners, property owners’
associations, residents and tenants. During the Track Record Period, CR Group and CR Land (together
with their respective joint ventures and associates) were our top two customers, revenue generated
from such customers collectively represented 31.2%, 32.2%, 32.3% and 36.0% of our total revenue in
2017, 2018, 2019 and the six months ended June 30, 2020, respectively.

Our major suppliers mainly consist of (i) subcontractors providing cleaning, greening, as well as
certain repair and maintenance services, (ii) service providers of utilities, (iii) service providers of
renovation, advertising and community living services, and (iv) subcontractors providing event
planning, marketing and customer relation services. During the Track Record Period, CR Group and
CR Land (together with their respective joint ventures and associates) were among our top five
suppliers, purchase amounts from which collectively represented 20.8%, 13.3%, 14.9% and 17.8% of
our total purchases in 2017, 2018, 2019 and the six months ended June 30, 2020, respectively.

4
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RISK FACTORS

Our business and the Global Offering involve certain risks as set out in “Risk Factors” in this
prospectus. You should carefully read that section in its entirety before you decide to invest in our
Offer Shares. Some of the major risks we face include:

. The success of our business is dependent on general economic and market conditions.

. The relatively short track record of our commercial operational services as a standalone
business makes it difficult to assess our prospects or forecast our future results.

. Failure to sustain our growth and profitability may have a material adverse effect on our
business, financial condition and results of operations.

. We may not procure new service contracts as planned or at a desirable pace or price.

. Our ability to maintain or improve our current level of profitability depends on our ability
to control operating costs, in particular, staff costs and subcontracting costs.

. Termination or non-renewal of a significant number of our service contracts could have a
material adverse effect on our business, financial condition and results of operations.

. A significant portion of our revenue is from services provided in relation to properties
developed and/or owned by CR Group and CR Land during the Track Record Period.

OUR CONTROLLING SHAREHOLDERS

As of the Latest Practicable Date, CR Land was directly interested in 100% of our issued share
capital and CR Holdings was indirectly interested in approximately 59.55% of the issued share capital
of CR Land.

Immediately following completion of the Global Offering, CR Land will own approximately
75.0% of the share capital of our Company (assuming the Over-allotment Option is not exercised), or
approximately 72.3% of the share capital of our Company (assuming the Over-allotment Option is
exercised in full). CR Land and CR Holdings will remain as our Controlling Shareholders after the
Listing. For details, see “Relationship with Our Controlling Shareholders.”

THE PROPOSED SPIN-OFF AND THE PREFERENTIAL OFFERING

The board of directors of CR Land considers that the proposed Spin-off is in the interests of CR
Land and its shareholders, taken as a whole, as the proposed Spin-off will, among other things, (i)
provide CR Land and its shareholders an opportunity to realize the value of the investment in the
Group under a separate standalone platform for our business, (ii) create a more defined business focus
for CR Land and our Group, (iii) allow for a clear separation of operations and management of CR
Land and our Group, and (iv) lead to a more direct alignment of our management’s responsibilities and
accountabilities with our operational and financial performance, and allow our senior management to

5
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directly communicate with our Shareholders and investors. For details, see “History, Reorganization
and Corporate Structure — Reasons for the Proposed Spin-off.”

The Spin-off complies with the requirements of Practice Note 15 of the Listing Rules. The
Spin-off will constitute a deemed disposal of the Group by CR Land. Since all applicable percentage
ratios of the Spin-off are less than 5%, the Spin-off is exempted from the reporting, announcement and
shareholders’ approval requirements under Chapter 14 of the Listing Rules from the perspective of CR
Land.

To enable CR Land Shareholders to participate in the Global Offering on a preferential basis as to
allocation only, subject to the Hong Kong Stock Exchange granting approval for the listing of, and
permission to deal in, the Shares on the Main Board the Hong Kong Stock Exchange and such approval
not having been withdrawn and the Global Offering becoming unconditional, Qualifying CR Land
Shareholders are being invited to apply for an aggregate of 55,000,000 Reserved Shares in the
Preferential Offering, representing approximately 10.5% and 10.0% of the Offer Shares initially
available under the International Offering and the Global Offering (assuming that the Over-allotment
Option is not exercised), respectively, as an Assured Entitlement. For details, see “Structure of the
Global Offering — The Preferential Offering.”

SUMMARY OF HISTORICAL FINANCIAL INFORMATION

The following tables present our summary combined financial information for the periods or as of
the dates indicated. This summary has been derived from our combined financial information set forth
in the Accountant’s Report in Appendix I to this prospectus. The summary combined financial data set
forth below should be read together with, and is qualified in its entirety by reference to, the combined
financial information included in the Accountant’s Report in Appendix I to this prospectus, including
the accompanying notes, and the information set forth in “Financial Information.” Our combined
financial information was prepared in accordance with HKFRSs.

Summary Combined Statements of Profit or Loss

Six months ended

Year ended December 31, June 30,
2017 2018 2019 2019 20200
(RMB in thousands)

Revenue . ... ... .. .. ... ... 3,129,425 4,431,727 5,868,103 2,640,607 3,134,000
Costofsales .. ... (2,722,113) (3,766,301) (4,925,797) (2,165,947) (2,378,689)
Grossprofit .. ... ... .. 407,312 665,426 942,306 474,660 755,311
Gain/(loss) on changes in fair value of investment

Property® . .. 343,660 312,922 47,691 19,500 (30,300)
Other income and gains .. ............... ... ... 28,466 55,040 77,150 23,096 62,009
Marketing eXpenses . . ... ...t (25,572) (54,019) (71,325) (29,051) (19,569)
Administrative eXpenses . ... .. ... (204,594) (334,693) (432,201) (188,261)  (264,220)
Other XPenses . . . ..o v vttt (4,692) (4,448) (2,872) (2,732) (1,678)
Finance costS . . ... .ot (28,418) (68,263) (64,241) (32,283) (33,427)
Profit before taxation ............................ 516,162 571,965 496,508 264,929 468,126
Income tax eXpenses . . .. ... .... ..ot (127,819) (149,047) (131,580) (72,711)  (129,561)
Profit for the year or period ....................... 388,343 422,918 364,928 192,218 338,565
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(1) Results of operations for the interim periods presented are not necessarily indicative of our operating results for the full year
or any future interim periods.

(2) For certain quality shopping malls developed or owned by independent third-party developers, we lease properties from their
owners and sublease to tenants as sub-lessors in our commercial subleasing services. We had two shopping mall subleasing
projects as of June 30, 2020, namely Luzhou MIXONE (Phase I) and Shenzhen Buji MIXONE. Due to different treatments
under HKFRS 16 and HKAS 40, Shenzhen Buji MIXONE was recognized as investment property in our combined statements
of financial position, whereas Luzhou MIXONE (Phase I) was not. For details, see “Financial Information — Description of
Certain Components of Our Combined Statements of Financial Position — Investment Property.” Pursuant to HKFRS 16, the
fair value of our investment property, Shenzhen Buji MIXONE, is recognized at the fair value of the right-of-use asset on our
combined statements of financial position. Gains or losses arising from changes in the fair value of the investment property
are included in the statement of profit or loss in the year or period in which they arise. For details, see note 16 to the
Accountant’s Report in Appendix I to this prospectus.

(3) The decrease in our profit for the year in 2019 as compared to 2018 was primarily due to our recognition of greater gains on
changes in fair value of Shenzhen Buji MIXONE in 2018 than in 2019, as it opened for business in April 2018 after its
renovation was completed.

We experienced rapid growth in revenue during the Track Record Period, which was in line with
the increases in our GFA under management. Meanwhile, in 2017, 2018, 2019 and the six months
ended June 30, 2019 and 2020, our gross profit was RMB407.3 million, RMB665.4 million, RMB942.3
million, RMB474.7 million and RMB755.3 million, respectively. The increases were primarily due to
our expanded business scale and improved cost control capabilities. In particular, the growth in our
revenue and gross profit in the first half of 2020 was primarily due to the increased revenue and profit
generated from our commercial operational and property management services as a result of (i) the
monetization of commercial operational services to shopping malls and the additional revenue
recognized from such services from January 2020, and (ii) the increased scale of office buildings under
our management. During the same periods, our gross profit margin was 13.0%, 15.0%, 16.1%, 18.0%
and 24.1%, respectively. The increases in our gross profit margin were primarily driven by increased
revenue contribution from our commercial operational and property management services segment,
which commands a higher gross profit margin than our residential property management services
segment.

Our cost of sales represents costs and expenses directly attributable to the provision of our
services, which mainly comprises (i) staff costs, (ii) subcontracting costs, (iii) utilities costs,
(iv) common area facility costs, and (v) office and related expenses. The following table sets forth a
breakdown of our cost of sales for the periods indicated:

Year ended December 31, Six months ended June 30,

2017 2018 2019 2019 2020

% of % of % of % of % of

Amount revenue Amount revenue Amount revenue Amount revenue Amount revenue

(RMB in thousands, except for percentages)

Staff costs . ............. 1,443,586 46.1 1,910,264 43.1 2,454,333 41.8 1,159,544 439 1,281,533 40.9
Subcontracting costs . ... ... 515,576  16.5 782,423 17.7 1,073,709 18.3 471,334 17.8 521,776  16.6
Utilities costs ... ......... 282,487 9.0 358,090 8.1 475,846 8.1 201,262 7.6 207,915 6.6
Common area facility costs .. 235,882 7.5 324,979 7.3 413,699 7.0 137,308 5.2 161,383 5.1
Office and related

EXPENSEeS . . v vte 104,965 3.4 169,742 3.8 209,831 3.6 87,342 3.3 90,594 2.9
Others™ ... ... .......... 139,617 4.5 220,803 5.0 298,379 5.1 109,157 4.2 115,488 3.8

Total ................ 2,722,113 87.0 3,766,301 85.0 4,925,797

=)

3.9 2,165,947 82.0 2,378,689 75.9

(1) Others primarily include depreciation and amortization, taxes and surcharges and community activity fees.
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Summary Combined Statements of Financial Position

As of December 31, As of June 30,
2017 2018 2019 2020
(RMB in thousands)
Total NON-CUITENt ASSELS . . . . . v v ittt et et e e e 1,915,295 2,381,662 2,478,121 2,466,993
Total current assetS . . . . . ...t i ittt e 1,965,494 3,359,952 4,623,157 4,788,070
Total current liabilities . . ... ... ... ... . .. . . ... 2,250,436 3,685,102 4,637,347 4,884,373
Net current liabilities . ... .. ... ... ... 284,942 325,150 14,190 96,303
Total non-current liabilities . ......... ... ... ... ... . ... ....... 1,315,895 1,389,856 1,432,347 1,435,307
Total equity(D) . . .. 314,458 666,656 1,031,584 935,383

(1) Our total equity decreased to RMB935.4 million as of June 30, 2020 from RMB1,031.6 million as of December 31, 2019,
primarily attributable to our declaration of dividends, which were partially offset by our profit for the six months ended
June 30, 2020.

We had net current liabilities as of December 31, 2017, 2018, 2019 and June 30, 2020 because the
general increase in our total current liabilities outpaced the increase in our total current assets during
each period of the Track Record Period. The increase in our total current liabilities during the Track
Record Period was mainly attributable to (i) continued increases in one-off other payables and accruals
due to related parties in connection with the Reorganization, such as dividends payable, and loan and
interest payables to related parties, which were fully settled before the Latest Practicable Date,
(ii) continued increases in other payables and accruals due to third parties, mainly relating to deposit
and security payments payable to renovation service providers as a result of the increase in the number
of our delivered projects of shopping malls and office buildings, and repair funds payable to certain
SOE Reform projects, and (iii) increases in contract liabilities, most notably in 2018, mainly due to our
initiative to incentivize customers’ advance payments. In the meantime, the increase in our total
current assets was mainly attributable to (i) the increases in our trade receivables that reflected our
business growth, and (ii) the substantial increases in prepayments, deposits and other receivables, as a
result of our cash pooling arrangement with CR Land under which we deposited certain cash balances
with a cash pooling entity of CR Land, which are due on demand. We have ceased to participate in
such cash pooling arrangement with CR Land, which fully returned our cash deposits by October 2020.

Our net current liabilities increased significantly to RMB593.4 million as of September 30, 2020
from RMB96.3 million as of June 30, 2020 because we had a one-off increase of RMB544.8 million in
other payables and accruals, mainly relating to our payables of consideration for the transfers of Huan
Le Song HK and Luzhou CR Land, which were completed after June 30, 2020, as part of the
Reorganization. See “History, Reorganization and Corporate Structure — Reorganization.” We fully
settled these payables before the Latest Practicable Date using a combination of cash (RMB22.0
million) and a short-term loan (RMB522.8 million). We expect to reduce our net current liabilities
through (i) funds generated from our business operations as we continue to improve our profitability,
(i1) reducing other payables due to related parties, and (iii) net proceeds from the Global Offering,
among other things. For details, see “Risk Factors — Risks Relating to Our Business and Industry —
We recorded net current liabilities during the Track Record Period and negative net cash flows from
operating activities in the six months ended June 30, 2020, and we may be subject to liquidity risks
accordingly” and “Financial Information — Net Current Liabilities.”
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Selected Combined Statements of Cash Flows

Six months ended

Year ended December 31, June 30,
2017 2018 2019 2019 2020
(RMB in thousands)

Operating cash flows before movements in working capital .......... 228,401 360,941 547,554 296,475 544,122
Movements in working capital .. ....... ... .. ... . .. L L ... 353,413 865,284 (10,046) (605,562) (743,120)
Income tax paid .. ... .. ... (52,963) (84,394) (82,414) (51,168) (57,889)
Net cash flows generated from / (used in) operating activities . ... ..... 528,851 1,141,831 455,094 (360,255) (256,887)
Net cash flows (used in) / generated from investing activities . ........ (310,799) (727,330) (1,084,344) (468,580) 28,831
Net cash flows (used in) / generated from financing activities . ... ..... (7,561) (149,726) 98,502 193,986 (11,041)
Net increase / (decrease) in cash and cash equivalents ............ 210,491 264,775 (530,748) (634,849) (239,097)
Cash and cash equivalents at the beginning of the year or period . ... ... 660,971 871,462 1,136,237 1,136,237 605,489
Cash and cash equivalents at the end of the year or period ........ 871,462 1,136,237 605,489 501,388 366,392

We had net operating cash outflows in the six months ended June 30, 2020, primarily attributable
to (i) our newly monetized commercial operational services that had increased our trade receivables,
(i1) a relatively lower collection rate of property management fees in the first half of a year compared
to the full year, and (iii) our payment of salaries payables and amounts collected on behalf of suppliers,
resulting in a decrease in our other payables and accruals. After the Global Offering, we intend to
finance our future capital requirements through cash generated from our business operations, together
with the net proceeds we will receive from the Global Offering. Going forward, we intend to improve
our net operating cash outflows position through increasing our efforts to collect trade receivables in a
timely manner, especially during the first half of a year, and ensure our working capital sufficiency
through (i) funds generated from our business operations as we continue to expand our business scale,
enhance our operating efficiency and improve our profitability, and (ii) reducing other payables due to
related parties, among other things.

REVENUE BREAKDOWNS

The table below sets forth a breakdown of our total revenue by type of property developer for the
periods indicated:

Six months
Year ended December 31, ended June 30,
2017 2018 2019 2020
Amount % Amount % Amount % Amount %

(RMB in thousands, except for percentages)
Residential property management services

— CR Group and CR Land®™ . .. ............ 2,010,468 64.2 2,490,706 56.2 2,986,755 51.0 1,453,397 46.3

— Independent third-party developers ........ 90,900 2.9 272,655 6.2 484,813 8.2 227,397 7.3
Subtotal . ......... ... .. 2,101,368 67.1 2,763,361 62.4 3,471,568 59.2 1,680,794 53.6
Commercial operational and property management services

— CR Group and CR Land® . .. ............ 968,128 31.0 1,446,479 32.7 2,074,603 35.3 1,317,556 42.0

— Independent third-party developers ........ 59,929 1.9 221,887 49 321,932 55 135,650 4.4
Subtotal .. ... ... 1,028,057 32.9 1,668,366 37.6 2,396,535 40.8 1,453,206 46.4

Total .. ....... ... ... ..... ... .. ... .. ... 3,129,425 100.0 4,431,727 100.0 5,868,103 100.0 3,134,000 100.0

(1) In this prospectus, for convenience only, reference to properties developed or owned by CR Group and CR Land means
properties developed or owned by CR Group and CR Land and their respective joint ventures and associates, and reference to
services provided to CR Group and CR Land means services provided to CR Group and CR Land and their respective joint
ventures and associates.
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The table below sets forth a breakdown of our total revenue by business line and by type of
property developer for the periods indicated:

Year ended December 31, Six months ended June 30,

2017 2018 2019 2019 2020

Amount % Amount % Amount % Amount % Amount %

(RMB in thousands, except for percentages)
Residential Property Management
Services
Residential and other non-
commercial properties

Property management services . . . . . . 1,643,644 52.5 2,105,952 47.5 2,667,177 45.5 1,195,175 45.3 1,317,109 42.0
— CR Groupand CR Land . ...... 1,564,427 50.0 1,889,259 42.6 2,250,785 38.4 1,023,234 38.7 1,121,981 35.8
— Independent third-party

developers . ................ 79,217 2.5 216,693 49 416,392 7.1 171,941 6.6 195,128 6.2

Value-added services to property
developers . . .............. ... 310,231 9.9 438,711 9.9 507,234 8.6 214,203 8.1 237,205 7.6
— CR Groupand CR Land . ...... 307,253 9.8 420,960 9.5 486,420 8.3 201,408 7.6 223,696 7.1
— Independent third-party

developers . ................ 2,978 0.1 17,751 0.4 20,814 0.3 12,795 0.5 13,509 0.5

Community value-added services . ... 147,493 4.7 218,698 5.0 297,157 51 129,114 49 126,480 4.0
— CR Groupand CR Land ....... 138,788 4.4 180,487 4.1 249,550 4.3 105,509 4.0 107,720 3.4
— Independent third-party

developers . ................ 8,705 0.3 38,211 0.9 47,607 0.8 23,605 0.9 18,760 0.6

Subtotal . . ..... ... .. ... ... ... 2,101,368 67.1 2,763,361 62.4 3,471,568 59.2 1,538,492 58.3 1,680,794 53.6

Commercial Operational and
Property Management Services
(a) Shopping malls

Commercial operational services . . . . — — — — — — — — 290,449 9.3
— CR Groupand CR Land . ...... — — — — — — — — 288,090 9.2
— Independent third-party

developers . ................ — — — — — — — — 2,359 0.1

Property management and other
services .. ................... 658,795 21.1 933,300 21.1 1,256,535 21.4 568,562 21.5 593,879 18.9
— CR Groupand CR Land ....... 658,795 21.1 933,300 21.1 1,256,535 21.4 568,562 21.5 593,879 18.9
— Independent third-party

developers . ................ — — — — — — — — — —
Commercial subleasing services . . .. 58,536 1.8 209,852 4.7 301,772 5.2 145,312 5.5 120,691 3.9

— CR Group and CR Land ....... — — — — — — — — — —
— Independent third-party
developers . ................ 58,536 1.8 209,852 4.7 301,772 5.2 145,312 5.5 120,691 3.9
(b) Office buildings
Property management and other

services ................... 310,726 10.0 525,214 11.8 838,228 14.2 388,241 14.7 448,187 14.3

— CR Groupand CR Land . ...... 309,333 9.9 513,179 11.6 818,068 13.9 377,625 14.3 435,587 13.9
— Independent third-party

developers . ................ 1,393 0.1 12,035 0.2 20,160 0.3 10,616 0.4 12,600 0.4

Subtotal .. ............... .. ... 1,028,057 32.9 1,668,366 37.6 2,396,535 40.8 1,102,115 41.7 1,453,206 46.4

Total ................... ... 3,129,425 100.0 4,431,727 100.0 5,868,103 100.0 2,640,607 100.0 3,134,000 100.0
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The table below sets forth a breakdown of our total revenue by customer type for the periods

indicated:

Year ended December 31, Six months ended June 30,
2017 2018 2019 2019 2020
Amount % Amount % Amount % Amount % Amount %
(RMB in thousands, except for percentages)
Residential property management
services . ................. 2,101,368 67.1 2,763,361 62.4 3,471,568 59.2 1,538,492 58.3 1,680,794 53.6
— CR Group and CR Land . . . .. 501,127 16.0 663,272 15.0 817,795 13.9 320,200 12.1 329,539 10.5
— Independent Third Parties ... 1,600,241 51.1 2,100,089 47.4 2,653,773 453 1,218,292 46.2 1,351,255 43.1

Commercial operational and
property management

SEIVICES . ..ot 1,028,057 32.9 1,668,366 37.6 2,396,535 40.8 1,102,115 41.7 1,453,206 46.4
— CR Group and CR Land . . . . . 473,675 152 762,209 17.2 1,077,310 18.4 502,468 19.0 801,607 25.5
— Independent Third Parties ... 554,382 17.7 906,157 20.4 1,319,225 22.4 599,647 22.7 651,599 20.9

Total .. ..., 3,129,425 100.0 4,431,727 100.0 5,868,103 100.0 2,640,607 100.0 3,134,000 100.0

The table below sets forth a breakdown of our total revenue by property type and business line for

the periods indicated:

Year ended December 31, Six months ended June 30,
2017 2018 2019 2019 2020
Amount % Amount % Amount % Amount % Amount %
(RMB in thousands, except percentages)

Residential and other non-

commercial properties
Property management services . . . ... 1,643,644 52.5 2,105,952 47.5 2,667,177 45.5 1,195,175 45.3 1,317,109 42.0
Value-added services to property

developers . ................. 310,231 9.9 438,711 9.9 507,234 8.6 214,203 8.1 237,205 7.6
Community value-added services . . . . 147,493 4.7 218,698 5.0 297,157 5.1 129,114 4.9 126,480 4.0
Subtotal ......... ... ... . ... 2,101,368 67.1 2,763,361 62.4 3,471,568 59.2 1,538,492 58.3 1,680,794 53.6

Shopping malls
Property management and other

SEIVICES . v v vt v i 658,795
Commercial operational services . . .. —

Commercial subleasing services . . . . . 58,536

21.1 933,300 21.1 1,256,535 21.4 568,562 21.5 593,879 18.9
— — — — — — — 290,449 93
1.8 209,852 4.7 301,772 52 145312 55 120,691 3.9

Subtotal ......... ... ... . ... 717,331

22.9 1,143,152 25.8 1,558,307 26.6 713,874 27.0 1,005,019 32.1

Office buildings
Property management and other

10.0 525,214 11.8 838,228 14.2 388,241 14.7 448,187 14.3

10.0 525,214 11.8 838,228 14.2 388,241 14.7 448,187 14.3

SEIVICES . . v v i 310,726
Subtotal . .................... 310,726
Total ...................... 3,129,425

100.0 4,431,727 100.0 5,868,103 100.0 2,640,607 100.0 3,134,000 100.0
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GROSS PROFIT AND GROSS PROFIT MARGIN
Residential and Other Non-commercial Properties
The table below sets forth a breakdown of our gross profit and gross profit margin of property

management services to residential and other non-commercial properties by type of property developer
for the periods indicated:

Year ended December 31, Six months ended June 30,
2017 2018 2019 2019 2020
Gross Gross Gross Gross Gross

Gross  profit  Gross profit Gross  profit Gross profit Gross profit
profit margin profit margin profit margin profit margin profit margin

(RMB in thousands, except for percentages)

CR Group and CR Land . . . .. 126,507 8.1% 165,722 8.8% 207,029 9.2% 87,485 8.6% 142,225 12.7%
Independent third-party
developers . ........... 7,986 10.1% (18,459)  (8.5% 12,221 29% 9,694 5.6% 1,370 0.7%
— Residential projects ... .. (341)  (1.5)% (11,945) (22.2)% 4,821 52% 5,359 11.7% 5,611 9.9%
— SOE Reform projects . . .. 8,327 148% (6,514) (4.0)% 7,400 23% 4,335 34%  (4,241)  (3.1)%
Total ................ 134,493 8.2% 147,263 7.0% 219,250 82% 97,179 8.1% 143,595 10.9%

CR Group and CR Land

The gross profit margin of residential and other non-commercial properties developed by CR
Group and CR Land in 2019 was higher than that of residential and other non-commercial properties
developed by independent third-party developers, mainly because the residential properties developed
by CR Group and CR Land under our management are primarily mid- to high-end residential properties
with relatively higher fee rates.

Independent third-party developers — Residential projects

As we started to obtain residential projects developed by independent third-party developers in
2017, our negative gross profit margin of these residential projects was due to certain one-off
renovation costs incurred in the beginning of our management of the newly obtained projects. Such
gross profit margin further decreased to negative 22.2% in 2018, mainly as we obtained a larger
number of property management projects which had relatively lower property management fee rates,
while incurring a considerable amount of one-off renovation costs. As we continued to enhance the
operational efficiency and improve the management of these residential projects, the gross profit
margin improved to 5.2% in 2019 and further improved to 9.9% in the six months ended June 30, 2020.

Independent third-party developers — SOE Reform projects
In response to PRC regulations requiring SOEs to separate the management of water, electricity
and heat supply and other property management services of their employees’ residential properties

from their own businesses, we took over certain residential properties and other affiliated properties
from several state-owned enterprises to provide property management and other services to them and in
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the meantime received some subsidies from the relevant state-owned enterprises. For details, see
“Business — Residential Property Management Services — Property Management Services —
Expansion of Property Portfolio — SOE Reform projects.” The table below sets forth the financial
results of our managed SOE Reform projects for the periods indicated:

Six months ended
Year ended December 31, June 30,

2017 2018 2019 2019 2020

(RMB in thousands, except for percentages)

Gross profit or loss on property management services to SOE Reform

projects (before any subsidy) .. ...... .. ... o oo L 8,327 (43,062) (17,176) 4,335 (18,589)
Subsidies received for property management services to SOE Reform

projects and accounted for as revenue™ ... ... L L oL — 36,548 24,576 — 14,348
Gross profit or loss on property management services to SOE

Reform projects .. ...... ... ... ... . ... . ... 8,327 (6,514) 7,400 4,335 (4,241)
Gross profit margin on property management services to SOE Reform

PIOJECES .« o ottt e e e e e e 14.8% (4.0)% 2.3% 3.4% 3.1)%
Gross profit on value-added services to property developers involved in

SOE Reform projects . .. ... ...t — 610 862 41 —
Gross profit on community value-added services to SOE Reform

Projects ... ... — 19,830 27,125 13,409 4,438

Subsidies received for property management services to SOE Reform
projects and accounted for as other income and gains® . .......... — 21,837 9,864 — 5,725

Gross profit of SOE Reform projects after all subsidies received
(including those accounted for as revenue and other income and
SAINS) . ... 8,327 35,763 45,251 17,785 5,922

Gross profit margin of SOE Reform projects after all subsidies received
(including those accounted for as revenue and other income and
SAINS) L oo 14.8% 16.4% 12.0% 11.9% 3.8%

(1) For all SOE Reform projects, subsidies accounted for as revenue were provided by the relevant state-owned enterprises for
our provision of property management services only.

(2) This portion of subsidies relates to our SOE Reform projects transferred from Dongfeng Motor Corporation only. Also see
“Financial Information — Principal Components of Our Combined Statements of Profit or Loss — Other Income and Gains”
and note 6 to the Accountant’s Report in Appendix I.

The gross profit margin on property management services to SOE Reform projects in 2017 was
significantly higher compared to other periods because we mainly provided property management
services to certain factories in 2017 at relatively higher property management fee rates. For certain
properties of the SOE Reform projects transferred from Dongfeng Motor Corporation, there are
factories and retail shops affiliated with, and in close proximity to, the residential properties which we
manage. We provide property management services to such affiliated properties together with the

residential communities with a holistic approach.

The negative gross profit margin of SOE Reform projects in 2018 was mainly related to the SOE
Reform projects transferred from Dongfeng Motor Corporation that had incurred gross losses of
RMB16.1 million in 2018. The decrease in the gross profit margin in the six months ended June 30,
2020 compared to the same period in 2019 was primarily due to the COVID-19 pandemic. Almost all
of the factories to which we provided management services were located in Hubei province and were
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closed amid the COVID-19 pandemic. We decided to waive the management fees for these properties
during March and April of 2020 and, as a result, we did not generate any revenue for managing such
properties during the same period. We nevertheless incurred labor and other related costs for providing
basic services to these factories, such as security, while they remained closed.

Shopping Malls

During the Track Record Period, all of the shopping malls to which we provided property
management services were developed or owned by CR Group and CR Land. During the first half of
2020, substantially all of the shopping malls to which we provided commercial operational services
were owned or developed by CR Group and CR Land.

The table below sets forth a breakdown of the gross profit and gross profit margin by
sub-segment of our commercial operational and property management services to shopping malls for
the periods indicated:

Year ended December 31, Six months ended June 30,
2017 2018 2019 2019 2020
Gross Gross Gross Gross Gross

Gross profit Gross profit Gross profit Gross profit Gross profit

profit margin profit margin profit margin profit margin profit margin

(RMB in thousands, except for percentages)

Commercial operational services . ... — — — — — — — — 162,292 55.9%
Property management and other
SEIVICES « v v vttt 50,110 7.6% 99,809 10.7% 130,639 10.4% 85,506 15.0% 126,994 21.4%
Commercial subleasing services ... .. 32,335  55.2% 139,849 66.6% 185,693 61.5% 95,594 65.8% 72,697 60.2%
Total .................... .. 82,445 11.5% 239,658 21.0% 316,332 20.3% 181,100 25.4% 361,983 36.0%

Office Buildings

The table below sets forth a breakdown of our gross profit and gross profit margin of property
management and other services to office buildings by type of property developer for the periods

indicated:
Year ended December 31, Six months ended June 30,
2017 2018 2019 2019 2020

Gross Gross Gross Gross Gross

Gross profit Gross profit Gross profit Gross profit Gross profit

profit margin profit margin profit margin profit margin profit margin

(RMB in thousands, except for percentages)

CR Groupand CR Land . .......... 63,280 20.5% 108,216 21.1% 203,794 24.9% 107,889 28.6% 156,543 35.9%
Independent third-party developers . . . 135 9.7% 1,172 9.7% 1,981 9.8% 2,661 25.1% 1,567 12.4%
Total® .. ... ... ........... 63,415 20.4% 109,388 20.8% 205,775 24.5% 110,550 28.5% 158,110 35.3%

(1) We began to provide commercial operational services to office building from the second half of 2020 and therefore did not
generate any revenue or profit from such services during the Track Record Period.

— 14 —
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The gross profit margin of property management and other services to office buildings developed
by CR Group and CR Land generally increased during the Track Record Period, and was higher than
that of office buildings developed by independent third-party developers, mainly because the office
buildings developed by CR Group and CR Land under our management are largely located in first and
second tier cities with relatively higher fee rates. The relatively higher gross profit margin of office
buildings developed by independent third-party developers in the six months ended June 30, 2019 was
primarily due to a decrease in our costs associated with the termination of an office building project.

PROPERTY MANAGEMENT FEE RATES AND MONTHLY COST

The following table sets forth the weighted average property management fee rates of residential
properties, shopping malls and office buildings under our management by type of property developer
for the periods indicated:

Six months ended
Year ended December 31, June 30,

2017 2018 2019 2020

(RMB per sq.m. per month)
Residential properties

CR Groupand CR Land . ..... ... .. ... ... .. .. .. . ... 2.29 2.42 2.44 2.45

Independent third-party developers(® .. ... ... .. ... ... . ... ... 2.56 1.94 2.19 1.85

— Residential projects . ... ... ... 3.10 2.36 2.37 2.40

— SOE Reform projects . ... ......... .. 2.39 1.83 2.14 1.72
Shopping malls

CR Groupand CRLand . ........ ... ... ... ... . ... .. ...... 15.06 15.34 16.26 14.96

Independent third-party developers .. ......... .. ... .. ... ... .... — — — —
Office buildings

CR Groupand CRLand . .......... ... .. ... ..... .. ... ...... 12.21 12.53 14.51 14.11

Independent third-party developers .. .............. ... ........ 12.74 11.40 10.10 7.71

(1) For purposes of aligning with the presentation of average monthly costs per sq.m., these rates take into account certain
revenue that is not directly related to the provision of residential property management services, for example, property
management services provided to retail shops and other types of properties in proximity to the residential communities, which
we manage together with the residential communities with a holistic approach. Therefore, such rates are different from those
rates calculated solely based on the revenue from our engagement to provide residential property management services.

Residential Properties

During the Track Record Period, the weighted average property management fee rates for
residential properties developed by CR Group and CR Land were higher than those developed by
independent third-party developers, mainly because the residential properties developed by CR Group
and CR Land under our management are primarily mid- to high-end residential properties with
relatively higher fee rates.

Our weighted average property management fee rates for residential properties developed by
independent third-party developers decreased in 2018 compared to 2017, mainly relating to SOE
Reform projects obtained in late 2017, which had relatively lower fee rates, and decreased in the six
months ended June 30, 2020 compared to 2019, mainly because certain factories, to which we provided
management services together with the residential communities, were closed amid the COVID-19
pandemic, and we waived the management fees for these properties during March and April of 2020.
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Shopping Malls

The increases in the weighted average property management fee rates for shopping malls in 2018
and 2019 were primarily due to an increase in new shopping malls under management with relatively
higher property management fee rates, while the decrease in the six months ended June 30, 2020 was
primarily due to management fee concessions which we granted to certain shopping malls affected by
the COVID-19 pandemic.

Office Buildings

The increase in the weighted average property management fee rates for office buildings
developed by CR Group and CR Land in 2019 compared to 2018 was primarily due to a higher fee rate
charged for newly delivered high-end office buildings located in Beijing and Shenzhen in 2019, while
the decrease in the first half of 2020 compared to 2019 was primarily due to the COVID-19 pandemic.

The weighted average property management fee rates for office buildings developed by
independent third-party developers decreased during the Track Record Period primarily because the
office buildings under our management in 2017 and 2018 were mainly high-end properties located in
first and second tier cities with relatively higher fee rates, whereas projects newly obtained in 2019
were office buildings located in less developed areas with relatively lower fee rates. In addition, in the
first half of 2020, the decrease in such fee rates was primarily due to the termination of an office
building project that had relatively higher property management fee rates.

The following table sets forth the average monthly cost per sq.m. of property management
services of residential properties, shopping malls and office buildings under our management by type
of property developer for the periods indicated:

Six months ended
Year ended December 31, June 30,

2017 2018 2019 2020

(RMB per sq.m. per month)
Residential properties

CR Groupand CRLand . ........ .. ... .. ... ... .. .. .. ... .... 2.11 2.21 2.21 2.11

Independent third-party developers™ . ... ... .. ... .. ... ... ... ... 2.30 2.11 2.12 1.85

— Residential projects . ... ... ... ... 3.14 2.93 2.25 2.18

— SOE Reform projects . .. .. ... 2.04 1.91 2.09 1.77
Shopping malls

CR Groupand CR Land . ........ ... ... ... 13.84 13.73 14.88 11.77

Independent third-party developers . ............. .. ... ... ... .... — — — —
Office buildings

CR Groupand CRLand .. ............. .. ... ... ... ... ...... 9.79 9.72 10.89 9.15

Independent third-party developers . ............. .. ... ... ... .... 11.86 10.44 8.86 6.83

(1) The average monthly costs per sq.m. take into account the overall costs of managing the residential properties and other types
of properties in proximity to such residential properties.
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NON-HKFRS MEASURE

To supplement our combined statements of profit or loss which are presented in accordance with
HKFRSs, we use core profit for the year or period as a non-HKFRS measure, which is not required by,
or presented in accordance with, HKFRSs. We believe that the presentation of such non-HKFRS
measure when shown in conjunction with the corresponding HKFRS measure provides useful
information to potential investors and management in facilitating a comparison of our operating
performance from period to period by eliminating potential impacts of certain items that do not reflect
our ongoing operating performance, such as gain or loss on changes in fair value of investment
property. The use of the non-HKFRS measure has limitations as an analytical tool, and you should not
consider it in isolation from, or as a substitute for or superior to, the analysis of, our results of
operations or financial condition as reported under the HKFRSs. In addition, the non-HKFRS measure
may be defined differently from similar terms used by other companies.

The following table reconciles our core profit for the year or period to the most directly
comparable financial measure in accordance with HKFRSs, our profit for the year or period, for the
periods indicated:

Six months ended

Year ended December 31, June 30,
2017 2018 2019 2019 2020
(RMB in thousands)
Profit for the year or period . ............ ... ... ... .......... 388,343 422,918 364,928 192,218 338,565
Less: Gain/(loss) on changes in fair value of investment property . . . . . 343,660 312,922 47,691 19,500 (30,300)
Add: Deferred tax credited/(charged) to profit or loss associated with
gain/(loss) on changes in fair value of investment property™ ... ... 85,915 78,231 11,922 4,875 (7,575)

Core profit for the year or period . . . ... .................... 130,598 188,227 329,159 177,593 361,290

(1)  Deferred tax credited/(charged) to profit or loss associated with gain/(loss) on changes in fair value of investment property
is 25% of gain/(loss) on changes in fair value of investment property.

The non-HKFRS measure, core profit for the year or period, used by us has been adjusted for
(i) gain or loss on changes in fair value of investment property, and (ii) deferred tax credited or
charged to profit or loss associated with gain or loss on changes in fair value of investment property,
which may be considered recurring in nature but are neither considered by us as related to our ordinary
course of business as a service provider nor indicative of our ongoing core operating performance.
Therefore, we believe that these items should be adjusted for when calculating our core profit for the
year or period in order to provide potential investors with a complete and fair understanding of our
core operating results and financial performance, so that potential investors can assess our underlying
core performance undistorted by items unrelated to our ordinary course of business operations,
especially in assessing, and making period-to-period comparisons of our operating and financial
performance.
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KEY FINANCIAL RATIOS

The following table sets forth our key financial ratios as of the dates or for the periods indicated:

As of or for the six months

As of or for the year ended December 31, ended June 30,
2017 2018 2019 2020
Return on assets() ... ... .. ... . L. 15.1% 8.8% 5.7% 9.4% 2
Return on equity®™ ... ... . . L L 121.2% 86.2% 43.0% 68.9%
Current ratio) . ... ... ... L 0.87 0.91 1.00 0.98
Net gearing ratio® ... ... oL oL N/A N/A N/A N/A

(1) For details of its definition, see “Financial Information — Key Financial Ratios.”

(2) This ratio has been annualized by multiplying by two. Accordingly, this ratio may not be indicative of that for the full year ending December 31,
2020. Investors are cautioned not to place any undue reliance on such data.

(3) Net gearing ratio is calculated as our total interest-bearing borrowings minus cash divided by total equity as of the end of the relevant year or
period and multiplied by 100%. Net gearing ratio is not applicable to us as we had net cash position as of December 31, 2017, 2018 and 2019
and June 30, 2020.

Our return on assets decreased from 15.1% in 2017 to 8.8% in 2018, and further to 5.7% in 2019,
mainly attributable to increases in our total assets. Our return on equity decreased from 121.2% in
2017 to 86.2% in 2018, and further to 43.0% in 2019, mainly due to our relatively low equity base in
2017, and increases in our equity base resulting from accumulation of retained earnings in 2018 and
2019.

Our current ratio remained relatively stable at 0.87 and 0.91 as of December 31, 2017 and 2018,
respectively. Our current ratio increased to 1.00 as of December 31, 2019 compared to December 31,
2018, primarily due to increases in other receivables, as a result of our increased balance of cash
transferred to the cash pool of CR Land. Our current ratio remained stable at 1.00 and 0.98 as of
December 31, 2019 and June 30, 2020, respectively.

DIVIDEND POLICY

In June 2020, our Company declared a dividend of RMB434.8 million to our Controlling
Shareholder, CR Land, which was paid in October 2020 with our available cash and deposits
withdrawn from our cash pooling arrangement with CR Land. Our dividend distribution record in the
past may not be used as a reference or basis to determine the level of dividends that may be declared or
paid by us in the future. Any proposed distribution of dividends shall be formulated by our Board and
will be subject to approval by our Shareholders’ meetings. A decision to declare or to pay any
dividends in the future, and the amount of any such dividends, will depend on a number of factors,
including our results of operations, cash flows, financial condition, payments by our subsidiaries of
cash dividends to us, business prospects, statutory, regulatory and contractual restrictions on our
declaration and payment of dividends and other factors that our Board may consider important. No
dividend will be declared or payable except out of our profits and reserves lawfully available for
distribution.

We intend to adopt an annual dividend payout ratio of no less than 35% of our annual core profit
available for distribution generated in each financial year beginning from the year ending
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December 31, 2020. For details, see “— Non-HKFRS Measure” and “Financial Information — Non-
HKFRS Measure.” There can be no assurance that dividends of any amount will be declared or
distributed in any year.

USE OF PROCEEDS

Assuming that the Over-allotment Option is not exercised, after deducting the underwriting
commissions and other estimated offering expenses payable by us in connection with the Global
Offering, and assuming an Offer Price of HK$20.45 per Share (being the mid-point of the indicative
Offer Price range of HK$18.60 and HK$22.30), we estimate that we will receive net proceeds of
approximately HK$11,004.7 million from the Global Offering. We intend to use the proceeds from the
Global Offering for the purposes and in the amounts set forth below:

. approximately 60% of the net proceeds, or HK$6,602.8 million, for making strategic
investments and acquisitions to expand our property management and commercial
operational businesses. We believe strategic investments and acquisitions can help us
diversify our service offerings, enhance our geographic distribution, market shares and
property portfolio, and realize economies of scale;

. approximately 15% of the net proceeds, or HK$1,650.7 million, for pursuing strategic
investment in providers of value-added services and across the upstream and downstream
supply chain of our industry;

. approximately 15% of the net proceeds, or HK$1,650.7 million, for investing in information
technology systems and smart communities; and

. approximately 10% of the net proceeds, or HK$1,100.5 million, as working capital and for
general corporate uses.

For details, see “Future Plans and Use of Proceeds.”

— 19 —
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RECENT DEVELOPMENTS

Since June 30, 2020, as many of the restrictions on travel and gathering within China in relation
to the COVID-19 pandemic have been relaxed, retail sales of the shopping malls under our
management have gradually rebounded from those seen during the period of lockdown. Suspended
construction and renovation of shopping malls in our project pipeline have gradually resumed. Our
value-added services such as pre-delivery marketing services to property developers and clubhouse
services to property owners and residents have also gradually recovered. The table below sets forth our
new engagements obtained after June 30, 2020 and up to the Latest Practicable Date, and our total
contracted projects and GFA as of the Latest Practicable Date:

Contracted projects and
GFA as of the Latest

Property type Services New engagements Practicable Date
Residential and other non- property management 48 projects with contracted GFA of 9.7 835 projects with
commercial properties .. services million sq.m. (including 26 projects with  contracted GFA of 141.5
contracted GFA of 4.7 million sq.m. million sq.m.

developed by CR Group and CR Land)

Shopping malls . ........ commercial operational 48 projects with contracted GFA of 4.5 99 projects with
services million sq.m. (including 44 projects with  contracted GFA of 10.1
contracted GFA of 4.2 million sq.m. million sq.m.

developed by CR Group and CR Land)

property management and 32 projects with contracted GFA of 2.6 63 projects with
other services million sq.m., all developed by CR Group contracted GFA of 6.5
and CR Land million sq.m.
Office buildings . ....... commercial operational 29 projects with contracted GFA of 1.8 29 projects with
services million sq.m. (including 28 projects with  contracted GFA of 1.8
contracted GFA of 1.7 million sq.m. million sq.m.

developed by CR Group and CR Land)

property management and four projects with contracted GFA of 0.3 90 projects with

other services million sq.m. (including three projects contracted GFA of 6.9
with contracted GFA of 0.3 million sq.m.  million sq.m.
developed by CR Group and CR Land)

Meanwhile, starting from the second half of 2020, we have changed from a lump sum basis
revenue model to a commission basis revenue model for our property management services to shopping
malls. The change in the revenue model was intended to streamline the relationships among property
owners, tenants and us, and enhance our profitability. In addition, we have also started to provide
commercial operational services to office buildings, such as tenant sourcing, asset management and
operational services, and opening preparation services in the second half of 2020.

We expect our net profit for the year ending December 31, 2020 to increase compared to that in
2019, mainly due to: (i) an increase in our GFA under management for our property management
services, which is expected to contribute to our revenue growth; (ii) the monetization of our
commercial operational services to shopping malls commencing from January 2020, which has a
relatively higher gross profit margin; (iii) our continued cost control efforts in optimizing the
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management of existing projects, which is expected to further improve our profitability; and
(iv) commencement of our commercial operational services provided to office buildings since the
second half of 2020, which have a relatively higher gross profit margin.

Except as disclosed above, our Directors confirm that there have been no material adverse
changes in our financial, operational or trading positions or prospects since June 30, 2020, being the
latest audited date of our combined financial statements as set out in the Accountant’s Report in
Appendix I to this prospectus, and up to the date of this prospectus.

COVID-19 IMPACTS

We operate our residential property management services and commercial operational and
property management services in China. Accordingly, the responses and measures taken by the PRC
government and society as a whole in response to the COVID-19 pandemic impacted our business and
results of operations. Measures to contain the spread of COVID-19 such as lockdown and mandatory or
voluntary social distancing have led to lower levels of consumption and business activities in China,
particularly offline consumption and travel. General concerns and uncertainty about the pandemic and
the economy, as well as the general reduction in household income, also weighed on consumption. In
early 2020, the PRC government issued implementation opinions on the promotion of consumption. In
addition, various local governments have implemented relief measures such as granting relief of social
security payments and subsidies for employment support to enterprises to different extents. The
foregoing factors affected our results of operations in the six months ended June 30, 2020 in the
following ways:

. Restrictions on travel and lower levels of consumption have led to (i) suspension of certain
value-added services, such as pre-delivery marketing services and clubhouse services, and
(ii) periods of voluntary closure of shopping malls and decreased sales volume of tenants,
thereby adversely affecting our revenue. In particular, in the six months ended June 30,
2020, 27 shopping mall projects under our property management and commercial
operational services were closed for an average of 18 days due to the COVID-19 pandemic.
Meanwhile, we did not suspend our property management services for residential properties
amid the COVID-19 outbreaks.

. We have reduced or waived property management fees in relation to our commercial
operational and property management services and/or rental payments of tenants of our
commercial subleasing projects for certain periods as a measure to ease the financial
pressure on tenants. In the six months ended June 30, 2020, the aggregate property
management fees reduced or waived by us in relation to shopping malls were RMB6.1
million, and the aggregate rental payments reduced or waived by us in relation to our
commercial subleasing projects were RMB25.7 million.

. From January to May 2020, to our knowledge, there were 287 tenants who closed stores and
terminated leases in the shopping malls under our management mainly due to deteriorating
operating and financial conditions during the COVID-19 pandemic period. Since June 2020,
business operations of our managed shopping malls have gradually recovered. The closures
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of retail stores and early terminations of leases are not expected to have a material adverse
effect on our business, results of operations, financial condition and prospects. We are able
to accommodate new tenants, update our tenant brand bank and optimize tenant mix to keep
our managed shopping malls competitive and vibrant. As of the Latest Practicable Date, new
leases had been signed for around 60% of the vacancies arising from the termination of
leases of the 287 tenants.

. We received government relief of social security payments for employment support relating
to the COVID-19 pandemic, which amounted to RMB87.9 million in the six months ended
June 30, 2020, thereby reducing our staff costs.

. We decided to reduce promotion and advertising activities at shopping malls, which
contributed to a decrease in our marketing expenses in the six months ended June 30, 2020
compared to the same period of 2019.

Assuming the worst-case scenario of the COVID-19 outbreaks, in which we:

. cease all operations except for property management services for residential properties (as
the demand for such services is necessary to meet basic living needs) from January 2021
onwards, which assumes that (i) since the beginning of 2021, there will be no increase in
our GFA under management for residential properties or property management fee rates, and
(i) we will not earn or incur any revenue, income, costs or expenses in relation to our
commercial operational and property management services to shopping malls and office
buildings, other than staff costs and fixed costs such as lease payments and rents, among
other things;

. retain all of our employees and make all salary payments;
. incur basic or necessary operating and administrative expenses;
. settle our outstanding trade receivables of property management fees for residential

properties by the end of 2020 and at each month end in 2021, taking into account the
historical settlement pattern;

. settle our outstanding trade payables by the end of 2020 and make timely settlement of trade
payables in 2021, taking into account the historical settlement pattern;

. use 10% of the net proceeds from the Global Offering as our working capital;

. make the cash payment of a dividend of RMB434.8 million prior to the Listing;

. make repayment of our loans of RMB451.7 million prior to the Listing; and

o no further dividend will be declared and paid,
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we would have sufficient cashflow for our business to remain financially viable for at least 12 months
from January 1, 2021, to cover, among other things, employees’ salaries, payments to subcontractors,
costs relating to our property management services for residential properties, repayments of loans,
lease payments, and tax payments.

OFFERING STATISTICS

All statistics in the following table are based on the assumptions that (i) the Global Offering has
been completed and 550,000,000 Shares are issued pursuant to the Global Offering, (ii) 2,200,000,000
Shares are issued and outstanding following the completion of the Global Offering, and (iii) the Over-
allotment Option is not exercised.

Based on an Offer Price of HK$18.60 Based on an Offer Price of HK$22.30

Market capitalization of our

Shares™ . .. ... .. ... .. L. HK$40,920,000,000 HK$49,060,000,000
Unaudited pro forma adjusted net
tangible assets per Share® . ..... HK$5.05 (RMB4.30) HK$5.96 (RMB5.08)

(1) The calculation of market capitalization is based on 2,200,000,000 Shares expected to be in issue immediately upon
completion of the Global Offering.

(2) The unaudited pro forma adjusted net tangible assets per Share as of June 30, 2020 is calculated after making the adjustments
referred to in Appendix II to this prospectus and on the basis that 2,200,000,000 Shares are expected to be in issue
immediately upon completion of the Global Offering.

LISTING EXPENSES

Listing expenses represent professional fees, underwriting commissions and other fees (such as
the discretionary incentive fee) incurred in connection with the Global Offering. We estimate that our
listing expenses will be approximately RMB206.8 million (or HK$242.8 million, representing 2.2% of
the gross proceeds from the Global Offering) (assuming an Offer Price of HK$20.45 per Offer Share
(being the mid-point of the indicative Offer Price range) and no exercise of the Over-allotment
Option), of which (i) approximately RMB173.7 million, directly attributable to the issue of our Offer
Shares, will be subsequently charged to equity upon completion of the proposed Listing,
(ii) approximately RMB9.9 million has been expensed in our combined statements of profit or loss for
the six months ended June 30, 2020, and (iii) approximately RMB23.2 million is expected to be
expensed in our combined statements of profit or loss after June 30, 2020. Our Directors do not expect
such expenses to materially impact our results of operations for the year ending December 31, 2020.
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have the meanings set forth below.

In this prospectus, unless the context otherwise requires, the following terms and expressions

“affiliate(s)”

“Application Form(s)”

“Articles” or “Articles of Association”

“associate(s)”

“Assured Entitlement”

“Beneficial CR Land Shareholders”

“BLUE Application Form”

“Business Day”

“CAGR”

“Cayman Companies Law” or
“Companies Law”

means any other person, directly or indirectly, controlling
or controlled by or under direct or indirect common
control with such specified person

WHITE Application Form(s), YELLOW Application
Form(s) and GREEN Application Form(s), or where the
context so requires, any of them, relating to the Hong
Kong Public Offering and BLUE Application Form(s) in
relation to the Preferential Offering

the articles of association conditionally adopted by our
Company on November 19, 2020 which shall become
effective upon Listing, a summary of which is set out in
Appendix IV to this prospectus

has the meaning ascribed to it under the Listing Rules

the entitlement of the Qualifying CR Land Shareholders to
apply for the Reserved Shares on an assured basis under
the Preferential Offering determined on the basis of their
respective shareholdings in CR Land at 4:30 p.m. on the
Record Date

any beneficial owner of CR Land Shares whose CR Land
Shares are registered, as shown in the register of members
of CR Land, in the name of a registered CR Land
Shareholder on the Record Date

the application form(s) to be sent to Qualifying CR Land
Shareholders to subscribe for the Reserved Shares
pursuant to the Preferential Offering

a day on which banks in Hong Kong are generally open
for normal banking business to the public and which is not
a Saturday, Sunday or public holiday in Hong Kong

compound annual growth rate

the Companies Law (2020 Revision) of the Cayman
Islands, Cap. 22 (Law 3 of 1961), as amended or
supplemented or otherwise modified from time to time
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“CCASS” the Central Clearing and Settlement System established
and operated by HKSCC

“CCASS Clearing Participant” a person admitted to participate in CCASS as a direct
clearing participant or general clearing participant

“CCASS Custodian Participant” a person admitted to participate in CCASS as a custodian
participant
“CCASS Investor Participant” a person admitted to participate in CCASS as an investor

participant who may be an individual or joint individuals
or a corporation

“CCASS Participant” a CCASS Clearing Participant, a CCASS Custodian
Participant or a CCASS Investor Participant

“China Resources Shenzhen” China Resources (Shenzhen) Co., Ltd. (FEMEEINA R L
F]), a limited liability company incorporated in the PRC
on November 13, 2000 and an indirectly wholly-owned
subsidiary of CR Land

“ChinaClear” China Securities Depository and Clearing Corporation
Limited (#1758 ml & A REAELT)

“Companies (Winding Up and the Companies (Winding Up and Miscellaneous

>

Miscellaneous Provisions) Ordinance’ Provisions) Ordinance (Chapter 32 of the Laws of Hong
Kong) as amended, supplemented or otherwise modified

from time to time

“Companies Ordinance” the Companies Ordinance (Chapter 622 of the Laws of
Hong Kong) as amended, supplemented or otherwise
modified from time to time

“Company” or “our Company” China Resources Mixc Lifestyle Services Limited (3E{# @
FEMWEAMR/AT), an exempted company incorporated with
limited liability in Cayman Islands on May 18, 2017

“Controlling Shareholder(s)” has the meaning ascribed to it under the Listing Rules and
as the context requires, CR Group and/or CR Land

“CR Holdings” China Resources (Holdings) Company Limited (£ (%

F) A PR 7)), a company incorporated in Hong Kong with
limited liability on July 8, 1983, which is an indirect
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“CR Group”

“CR Land”

“CR Land Share(s)”

“CR Land Sharecholder(s)”

“CR Mixc Shenzhen”

“Directors”

“EIT”

“EIT Law”

“Eligible Director or Employee”

wholly-owned subsidiary of China Resources Company
Limited and our indirect Controlling Shareholder

CR Holdings, its holding companies, and their respective
subsidiaries, unless specifically defined otherwise

China Resources Land Limited (GEHEMARAT), a
company incorporated in the Cayman Islands with limited
liability whose issued shares are listed on the Main Board
of the Hong Kong Stock Exchange (stock code: 1109) and
our Controlling Shareholder, and its subsidiaries (or
China Resources Land Limited, as the context may
r