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CORPORATE PROFILE
XN

China SCE Group Holdings Limited (“China SCE” or the “Company”),
together with its subsidiaries (collectively, the “Group”), was
established in 1996 and with its shares listed on the Main Board of
The Stock Exchange of Hong Kong Limited (the “Hong Kong Stock
Exchange”) in February 2010 (Stock Code: 1966). The Group’s major
businesses include property development, commercial management,
property management and long-term rental apartments business. The
Company is headquartered in Shanghai for its business operations,
while implementing key focused strategy in the Yangtze River Delta
Economic Zone, the Guangdong — Hong Kong — Macao Greater
Bay Area, the Bohai Rim Economic Zone, the West Taiwan Strait
Economic Zone and the Central Western Region.

The Group's property projects are distributed in 67 cities, including
Beijing, Shanghai, Shenzhen, Tianjin, Chongging, Chengdu, Suzhou,
Hangzhou, Nanjing, Zhengzhou, Qingdao, Jinan, Xiamen, Nanchang
and Kunming, etc. Its products cover a wide range of properties
including high-rise residential buildings, offices, shopping malls and
long-term rental apartments. The Company upholds “We Build to
Inspire” (BEEAEYRLH) as its key value proposition, “Creating Smart
Living to Help Seize Happiness” (B E4E - E=@ETF Al &) as
its mission. The Company was awarded the “2021 Best 40 China Real
Estate Listed Companies with Strongest Comprehensive Strengths”,
2021 Best 50 of China Real Estate Developers” (20217 Bl 5 ith Z= 5
ZE{3£5058) and “Fortune China 500" in 2021.

As of 30 June 2021, the Group together with its joint ventures and
associates owned a land bank with an aggregate planned gross floor
area ("GFA") of approximately 39.67 million square metres (“sq.m."),
which is believed to suffice the development by the Group in the next
two to three years. In the future, China SCE will continue to deepen
the strategic plan of “One Body Two Wings” (—#8 /%) and secure
the regional leading position by implementing more proactive and
prudent development strategies. In addition, the Company will strive
to become a more competitive property developer in the People’s
Republic of China (the “PRC").
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BOARD OF DIRECTORS
Executive Directors

Mr. Wong Chiu Yeung (Chairman)
Mr. Chen Yuanlai

Mr. Cheng Hiu Lok

Mr. Huang Youquan

Mr. Wong Lun

Independent Non-executive Directors

Mr. Ting Leung Huel Stephen
Mr. Lu Hong Te
Mr. Dai Yiyi

COMPANY SECRETARY
Mr. Li Siu Po

AUTHORISED REPRESENTATIVES

Mr. Wong Chiu Yeung
Mr. Li Siu Po

AUDIT COMMITTEE

Mr. Ting Leung Huel Stephen (Chairman)
Mr. Lu Hong Te
Mr. Dai Yiyi

REMUNERATION COMMITTEE

Mr. Dai Yiyi (Chairman)
Mr. Wong Chiu Yeung
Mr. Ting Leung Huel Stephen
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CORPORATE INFORMATION
BEER

NOMINATION COMMITTEE

Mr. Wong Chiu Yeung (Chairman)
Mr. Lu Hong Te
Mr. Dai Yiyi

CORPORATE GOVERNANCE COMMITTEE

Mr. Huang Youquan (Chairman)
Mr. Ting Leung Huel Stephen
Mr. Lu Hong Te

AUDITOR

Ernst & Young
Certified Public Accountants
Registered Public Interest Entity Auditor

LEGAL ADVISOR AS TO HONG KONG LAWS
Chiu & Partners

REGISTERED OFFICE

Cricket Square

Hutchins Drive

P.O. Box 2681

Grand Cayman, KY1-1111
Cayman Islands

PRINCIPAL PLACE OF BUSINESS AND HEAD
OFFICE IN THE PRC

SCE Tower

No. 2, Lane 1688, Shenchang Road
Honggiao Business District, Shanghai
China
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PRINCIPAL PLACE OF BUSINESS IN HONG KONG

Room 2801, Hysan Place
500 Hennessy Road
Causeway Bay

Hong Kong

CAYMAN ISLANDS PRINCIPAL SHARE
REGISTRAR AND TRANSFER OFFICE

Conyers Trust Company (Cayman) Limited
Cricket Square

Hutchins Drive

P.O. Box 2681

Grand Cayman, KY1-1111

Cayman Islands

HONG KONG SHARE REGISTRAR

Computershare Hong Kong Investor Services Limited
Shops 1712-1716

17/F, Hopewell Centre

183 Queen’s Road East

Wanchai

Hong Kong

PRINCIPAL BANKERS

Industrial and Commercial Bank of China Limited
Agricultural Bank of China Limited

Bank of China Limited

China Construction Bank Corporation

China Merchants Bank Co., Ltd.

Ping An Bank Co., Ltd.

Industrial Bank Co., Ltd.

Shanghai Pudong Development Bank Co., Ltd.
The Hongkong and Shanghai Banking Corporation Limited
Hang Seng Bank Limited

BOC Hong Kong (Holdings) Limited

The Bank of East Asia, Limited
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CORPORATE INFORMATION

CRER

INVESTOR RELATIONS WEEBER

Email: ir@sce-re.com FI : ir@sce-re.com

Fax: (852) 2342 6643 {55 : (852) 2342 6643
STOCK CODE PRI 5%

The Stock Exchange of Hong Kong Limited: 1966 BEBEZSHFBRAT - 1966
COMPANY WEBSITE ANGIE S

WWW.sce-re.com WWW.sCe-re.com
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SUMMARY OF STATEMENT OF PROFIT OR LOSS

FINANCIAL HIGHLIGHTS
MR

BERRE

For the six months ended 30 June
BZEASA=1+HILAHEA

2021 2020
=B —F —E-ERF
(Unaudited) (Unaudited) Change
(REBEZ) (REgEZ) g
RMB’'000 RMB’000 (%)
AR®T T ARBT T
Revenue Weas 20,386,569 15,135,207 34.7
Gross profit EF 5,109,783 4,224,949 209
Profit for the period A4 A 2,710,944 2,516,639 7.7
Profit attributable to owners SARIHA AT
of the parent 2,377,072 2,114,397 12.4
Core profit attributable to owners &R B#H AEEZL
of the parent’ S A 2,210,366 1,840,936 20.1
Earning per share BRAF
— Basic — EAK RMB56.3 cents RMB50.6 cents
AR¥56359 AR%506% 11.3
— Diluted — s RMB55.7 cents  RMB49.6 cents
AR¥55.79 AR%49.65 12.3
Interim dividend per share A% HARR B HK12 cents HK11 cents
BiE129 B D 9.1
SUMMARY OF STATEMENT OF FINANCIAL IR AR R 2
POSITION
30 June 31 December
2021 2020
=F=—F —FEF
AA=+tH +ZH=+—H
(Unaudited) (Audited) Change
(REER) (fe=:%) b2
RMB’000 RMB’'000 (%)
AR®T T ARETIT
Total assets BEMRRE 178,209,396 170,614,421 4.5
Cash and bank balances We MRITEREH 19,742,957 23,399,742 (15.6)
Total debts B4 (50,553,981) (46,562,876) 8.6
Total liabilities B BB (138,643,187) (131,461,807) 5.5
Total equity L gk 39,566,209 39,152,614 1.1

! It represents profit attributable to owners of the parent excluding the post-
tax net changes in fair value of investment properties of subsidiaries and joint
ventures, net fair value gain of financial assets at fair value through profit or
loss, net loss on disposal of subsidiaries and equity-settled share option

expenses.

' HRMBRRAINAERARREBENEAREE
BFE ROAEFELEEBHHABRENSRE
AENQAERSREFRE HENBARER
FEMBEGEBRERXRBREAREEA
=yl
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MANAGEMENT DISCUSSION AND ANALYSIS

BERE N DA

MARKET REVIEW

In the first half of 2021, despite a new round of real estate regulation
policies introduced by local governments, China’s real estate market
remained active, with prices and volumes rising in tandem. Due to the
price restriction policies in various cities, the destocking in hotspot
cities was significantly accelerated. At the same time, the introduction
of the “Centralised Land Supply” policy has significantly increased
land supply in key cities, which is expected to reduce the heat of the
land market, stabilise housing price expectations and alleviate the
shortage of housing supply in key cities. Another policy is the
tightening of the financing pipeline by capping the aggregate loan
amount, and the focus was on controlling the growth rate of interest-
bearing debts of real estate enterprises by means of the “Three Red
Lines”, strengthening the scrutiny of the source of funds for home
buyers and increasing the supervision of the inflow of non-compliance
bank funds into the real estate market. Overall, the real estate sales
market continued to improve in the first half of 2021.

Data from the National Bureau of Statistics shows that in the first half
of 2021, the sales amount of national commodity house was
approximately RMB9,293.1 billion, representing a increase of 38.9%
compared with the same period last year, including a 41.9% growth
in residential housing sales. The sales area of national commodity
house was approximately 886 million sq.m., growth of 27.7%
compared to the same period last year, including a 29.4% increase in
residential housing sales area.
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MANAGEMENT DISCUSSION AND ANALYSIS
BEEBFWRDN

Hangzhou e
Parkview Bay
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MANAGEMENT DISCUSSION AND ANALYSIS

BEERWR DT

BUSINESS REVIEW
Contracted Sales

For the six months ended 30 June 2021, the Group together with its
joint ventures and associates achieved a contracted sales amount of
approximately RMB59.051 billion and the contracted sales area of
approximately 3.71 million sq.m., representing a year-on-year growth
of 47.3% and 35.8%, respectively. The average selling price of
properties during the period was RMB15,931 per sg.m., representing
an increase of 8.5% compared with the same period last year. With
regards to its sales strategy, in order to stimulate the initiative of the
marketing department and enhance the operational efficiency and
effectiveness of the projects, the composition of key performance
indicators, scoring rules and bonus payment requirements of the
projects of each city company were clarified; and each city company
was encouraged to take all active measures to achieve rapid opening
of the projects and quick return of cash flow. This year, for the first
time, the “1469"” development efficiency target was implemented for
commercial and residential complex projects. Through the launch of
the pre-positioning process of the project, the Group was able to
achieve the target of starting construction in one month after land
acquisition, opening the sales office in four months, commencing
sales in six months and returning cash flow to positive in nine months,
which greatly enhanced the development and operation efficiency

and helped the Group achieve quality growth in scale.

Ey e
ERIHE

HE-_T-—FXA=1+AHLNER  XEH
HEREAERFLKBERNRBEHAREESH
HARKES0.51 8T - EREEERELN3I71E
EFHK - REDR EFLI47.3% K% 35.8% © £
AMEHELB AT F A RKARE159317T
FLb EF85%  fEsHERMAE » B
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AR A RIEE BREMEZEX  T9
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MANAGEMENT DISCUSSION AND ANALYSIS

EEEFNWR DN

In the first half of 2021, the Group together with its joint ventures —ZT=——F ¥4 KEBERHEAZE QAN
and associates had an aggregate of over 150 projects for sale in over  Ef& /NG 1@ 150EE B ERNEEREE - »
50 cities, mainly in second-tier and core areas of high potential third- ~ #/E @50 @M T - T E &£ E YN
and fourth-tier cities. Among them, 19 projects were newly launched &= - PR %O R o Hd - 198 A2 E]

in the period, details of which are listed as follows:

BIFTHE L eV FTIR R %’i%EWIJ/%ZZDT :

City Project Name
HWH HE &
Xiamen Glory Sky

= RE

Fuzhou Imperial Manor
G B
Chongging Parkview Mount
4 R
Zhengzhou Cloudview Palace
Z5)H £z

Quanzhou Imperial Palace
RN R
Quanzhou Imperial Terrace
SR H=F
Quanzhou Mansion

M N

Longyan Imperial Manor
A MR
Shangrao Parkview Mount
a2 g

Nantong Parkview Mount
B Rig

Jiaxing Maple Mansion
5 ks )73
Meizhou The Royal Bay
154 RS
Pingdingshan Parkview Manor
FIEL =p=¢'i
Zhumadian Parkview Mount
Weihai Imperial Manor
0 B

Weifang Parkview Mount (Zhucheng)
H RIE (W)
Zhaotong Parkview Mount
FR 58 Rig

Lincang Parkview Mount
R RIg

Shaoguan Parkview Mount
i Rig
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MANAGEMENT DISCUSSION AND ANALYSIS

BEERWR DT

The contracted sales realised by the Group together with its joint  HIA - REBREAL AR REME ATMES
ventures and associates during the period are set out below: FESHERBRINT :
By City RETHE S
Percentage of
Contracted Contracted Contracted
Sales Area Sales Amount Sales Amount
EEHE EEHE HERHE
City W & X -C SHEAD
(sq.m.) (RMB Million) (%)
(FFXK) (ARBBRET)
Beijing b= 76,037 2,333 4.0
Shanghai =) 64,085 2,045 3.5
Chongging BE 300,959 2,299 3.9
Suzhou & 176,549 3,617 6.1
Xiamen E P 262,705 15,412 26.1
Kunming =% 256,064 2,410 4.1
Fuzhou G 116,506 3,447 5.8
Foshan Bl 103,349 2,034 34
Wuxi &5 103,503 1,211 2.1
Quanzhou N 385,646 3,139 5.3
Xuzhou RN 159,245 1,763 3.0
Yiwu Ey= 101,851 2,372 4.0
Taizhou =M 99,012 1,391 2.4
Other Hit 1,501,230 15,578 26.3
Total | 3,706,741 59,051 100.0
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MANAGEMENT DISCUSSION AND ANALYSIS
EEENm&R DN

By Region RESE 2

Percentage of
Contracted Contracted Contracted
Sales Area Sales Amount Sales Amount
BRHE BRHEE HERHEE
Region B (b X ] SEEIN
(sq.m.) (RMB Million) (%)

(CFAK) (ARBBETRT)
Bohai Rim Economic Zone R BEEE 285,434 4,378 74
West Taiwan Strait Economic Zone I A 1,087,952 24,832 42.0

Guangdong — Hong Kong BERNER

— Macao Greater Bay Area 241,492 3,104 53
Yangtze River Delta Economic Zone R=AKER 1,175,062 19,434 32.9
Central Western Region AR Ef = 916,801 7,303 12.4
Total CE 3,706,741 59,051 100.0

Kunming e Cloud
Valley
ERReEN/NA
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MANAGEMENT DISCUSSION AND ANALYSIS

BN DA

By City Tier R ARG &5

Percentage of
Contracted Contracted Contracted
Sales Area Sales Amount Sales Amount
EEBE EEHEE HEREE
City Tier 39, 4% [ETp k-l SHEEI L
(sg.m.) (RMB Million) (%)

(FFK) (ANREBET)
First-tier cities — 1R T 141,897 4,419 7.5
Second-tier cities ZR T 1,666,564 35,540 60.2
Third- and fourth-tier cities = - ORI 1,898,280 19,092 32.3
Total &%t 3,706,741 59,051 100.0

In terms of city distribution, among the second-tier cities, Xiamen,
Fuzhou and Suzhou, have the most outstanding contracted sales
amount with approximately RMB15.412 billion, RMB3.447 billion and
RMB3.617 billion, respectively, which contributed to the Group’s
outstanding sales results. In addition, Kunming, a new city,
contributed RMB2.410 billion in contracted sales to the Group. The
Group was also ranked the second in the “Sale Rankings of
Commodity Housings among Xiamen's Real Estate Enterprises for the
First Half of 2021” ({2021 F L+ FEMFE CRmE HEBEITE)) by
CRIC. In addition, among the third-tier cities, Quanzhou was the most
outstanding performer, with contracted sales amounting to
approximately RMB3.139 billion, accounting for approximately 5.3%
of the total contracted sales amount. Due to the long-established
market in the West Taiwan Strait Economic Zone, and the launch of
four new projects in new cities (e.g. Fuzhou, Putian, etc.), this region
has become the region with the largest share of contracted sales for
the Group and its joint ventures and associates in the first half of
2021, amounting to RMB24.832 billion, accounting for approximately
42.0%.
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MANAGEMENT DISCUSSION AND ANALYSIS

Recognised Property Sales Income

During the period, the Group recognised a property sales income of
approximately RMB19.708 billion and delivered property area of
approximately 2.17 million sq.m., representing a year-on-year increase
of 34.2% and 9.9%, respectively. The average selling price of
properties was approximately RMB9,086 per sq.m. Details of the
Group's recognised property sales income are as follows:

BERE W& D

R EEE WA

AN AEEBRERDEHEEBRADARE
197.08187C - ERRXIHMWEEEL 217 EF
FK - RO RI#ER34.2% % 9.9% @ F1HY)
EHEBRNABT I RARK086 T ° A
SEHAMEHERAFBOT

By City BT E D

Percentage of
Recognised Recognised Recognised
Property Property Property
Sales Area  Sales Income  Sales Income
LEERE Y S BRYME LRIAVEHEE
City HWH HEmE HEWA L ONER 4
(sq.m.) (RMB Million) (%)

(FHK) (AR¥BE&ET)
Shanghai B 23,125 853 43
Suzhou ER M 97,601 2,807 14.2
Chongging 5E 307,107 2,315 11.7
Kunming EE R 182,018 1,144 5.8
Quanzhou M 135,969 960 49
Dezhou = 152,502 1,024 5.2
Luoyang &5 237,111 1,218 6.2
Xuzhou M 312,182 2,310 1149
Lishui BEK 140,168 2,258 11.5
Nantong [Eag ] 174,560 1,024 52
Other =i 406,760 3,795 19.3
Total &%t 2,169,103 19,708 100.0
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MANAGEMENT DISCUSSION AND ANALYSIS

BEEN WK D

By Region

RESE D

Bohai Rim Economic Zone RS EE 157,973 1,063 5.4

West Taiwan Strait Economic Zone g I 78 7 £ 7= ] 388,143 3,003 15.2

Yangtze River Delta Economic Zone & = A% & B 855,193 10,779 54.7

Central Western Region 2 alvispilS o] 2 767,794 4,863 24.7

Total &t 2,169,103 19,708 100.0
By City Tier R T AR B Bl

First-tier cities — iR 23,125 853 43

Second-tier cities 3] 613,960 6,517 33.1

Third- and fourth-tier cities = g 1,532,018 12,338 62.6

Total S 2,169,103 19,708 100.0
16 China SCE Group Holdings Limited / Interim Report 2021
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MANAGEMENT DISCUSSION AND ANALYSIS

Land Bank

Since February 2021, China has launched a policy of “Centralised
Land Supply” in 22 key cities, which has significantly improved the
quantity and quality of land supply, resulting in a high level of
enthusiasm for land acquisition by real estate enterprises and relatively
high land transaction prices and premium rates. On the contrary, the
scale of land supply and the number of transactions in some third-
and fourth-tier cities both dropped significantly. Due to the
unprecedentedly high thresholds for land auctions, such as high
security deposits, restrictions on the number of subsidiaries used by
each enterprise to participate in auctions, and some cities even
prohibiting real estate enterprises that do not meet the “Three Red
Lines” from participating in land auctions, real estate enterprises
began to cooperate in land acquisition to reduce the risk of land
investment. Since the Group has formally defined the strategy of
“One Body Two Wings”, i.e. property development as the main body,
SCE Funworld shopping mall and Funlive long-term rental apartment
as the two wings, the Group has followed the strategy of land
acquisition, while flexibly entering the core areas of high potential
third- and fourth-tier cities to occupy the market gaps, our Group will
continue to focus on first-tier cities and second-tier core cities to
continuously optimise and improve its land bank structure. In the first
half of 2021, the Group and its joint ventures and associates actively
expanded its land bank by various means in five major regions, adding
a total of 19 projects in 16 cities, including Beijing, Shanghai, Tianjin
and Suzhou. The aggregate land cost was approximately RMB31.425
billion (the Group’s attributable land costs was approximately
RMB26.251 billion). The aggregate above-ground GFA on the land
was approximately 5.57 million square metres.

BERE W& D

T b A

T —FZRAR BRR22EEZW M
HrEpfn | BER T ENREREE
RERA  SthERSEENEHRITSIK -
THRSGERMEERHEES - HR - &F
= BT R T AR R BB A
BT BE - AR L EPIERAIFT RGNS -
tLinEERES  RASEMERNRB AR
2B ARMEEZEILETE [ ZBAE]
MECLETHPES  WEEERKEER
H o BUREIRHERS o AEB B EXARE—
BEWNE | BBSAR  BIAERB AT E .
SCE Funworld B9 0 Funlive R A E AR
B OAEBEERREH  EEEEASEL
= Mg TRROES  EETMEEAM R
B AEREEDBRFBERETI —SREME=
BRORT BEELEEAF T HHEERS
BT —FL¥F AEERHEAERAA
EEtE AR BEBRARRGEA TR TR BREL
S LFIL19EEE + HHE16MEMT -
HpafEtR - B8 XKEREMNEHRT - 2
TR ARG B AR 31425 BT (REE RS
TR ALY B AR 262.511870) » #h LT
BEEHASSTEF K-
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MANAGEMENT DISCUSSION AND ANALYSIS
BEEN WK D

The new land acquisitions are as follows: P HEENT

Bohai Rim Economic Zone

RHBRER
Beijing The Cloudland Residential and commercial 262,361 4,520 17,228 75%
kR RREH FEREE
Tianjin Imperial Palace Residential and commercial 106,152 831 7,828 100%
RE RENM FERESE
Tianjin Parkview Bay Residential and commercial 94,996 810 8,527 50%
PN 5 FEREE
Rizhao SCE Funworld/Parkview Mount  Residential and commercial 356,875 630 1,765 100%
EE ekt Ry, B FEREE
Binzhou Parkview Mount Residential and commercial 671,585 1,381 2,056 100%
EM Big FEREE
Binzhou SCE Funworld/Parkview Mount  Residential and commercial 68,306 154 2,259 100%
EM ekt R B EEREE
Yangtze River Delta

Economic Zone
REAKER
Shanghai Shanghai Project 1 Commercial 34,422 568 16,501 20%
L LBEE G
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MANAGEMENT DISCUSSION AND ANALYSIS
BEEBFWRDN

Percentage
Above- of Interest
ground Average  Attributable
City Project Name Type of Property GFA  Land Cost Land Cost  to the Group
it ¥4 x58
W R NEER BEERE  tHREX  tHEK Bk
(RMB (RMB
(sq.m.) Million) ~ persg.m.) (%)
(AR®  (ARB/
(FAHK) RET) FHK)
Shanghai Shanghai Project 2 Residential and commercial 103,448 1,743 16,849 100%
i i8R FEREE
Hangzhou Hangzhou Project Residential and commercial 812,517 9,104 11,205 100%
M fMMEE FEREE
Suzhou Suzhou Project Residential and commercial 75,926 1,220 16,062 40%
#M RERE FEREE
Hefei SCE Funworld/Parkview Mount  Residential and commercial 383,245 2,918 7613 100%
& ekt Ry BE FEREE
Nantong SCE Funworld/Imperial Manor  Residential and commercial 356,965 1,500 4,203 51%
gl et R BRI FEREE
Jiaxing Maple Mansion Residential 106,317 623 5,864 30%
RE BITREE i3
Luan CIFl Center Residential and commercial 502,587 1,007 2,004 30%
AN iR FEREE
West Taiwan Strait
Economic Zone
BRERLER
Quanzhou Imperial Terrace Residential 188,995 1,032 5,460 100%
RM R £
Guangdong — Hong Kong
— Macao Greater Bay Area
BERAEE
Shantou SCE Funworld/Imperial Manor  Residential and commercial 463,536 1,830 3,948 80%
WA e Fs, B FEREE
Central Western Region
HEBTE
Chengdu Parkview Bay Residential and commercial 98,010 559 5,700 100%
K EETH FEREE
Pingdingshan Parkview Manor Residential 415,840 449 1,080 51%
FIEWL =3 i
Wenshan Parkview Mount Residential 468,004 546 1,168 100%
pil B is

5,570,087 31,425 5,642
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MANAGEMENT DISCUSSION AND ANALYSIS

BEERWR DT

As at 30 June 2021, the Group together with its joint ventures and
associates had a land bank with an aggregate planned GFA of
approximately 39.67 million sg.m. (the aggregate planned GFA
attributable to the Group was 28.13 million sq.m.), distributing in 67
cities. From the perspective of geographic distribution, the land bank
costs (excluding investment properties) of the Group together with its
joint ventures and associates located in the Yangtze River Delta
Economic Zone, the Bohai Rim Economic Zone, the West Taiwan Strait
Economic Zone, the Guangdong — Hong Kong — Macao Greater
Bay Area and the Central Western Region accounted for 35.3%,
19.9%, 24.6%, 7.2% and 13.0% respectively. Considering the city
tier, the land bank costs (excluding investment properties) of the
Group together with its joint ventures and associates located in first-
tier, second-tier as well as third- and fourth-tier cities accounted for
12.0%, 60.9% and 27.1% respectively.

Debt Management

In the first half of 2021, the Group continued to adhere to its principle
of prudent financial management and successfully grasped the market
window to complete certain refinancing activities, which effectively
extended the average tenor and lowered financing costs, and
successfully maintained the “Green Lights” of the “Three Red Lines”.
In February 2021, the Company successfully issued offshore senior
notes due February 2026 with aggregate principal amount of
US$350,000,000 at coupon rate of 6%. In March 2021, the Company
successfully issued offshore senior notes due September 2024 with
aggregate principal amount of US$300,000,000 at coupon rate of
5.95%. Moreover, the Company has utilised a dual tranche term
facility with principal amounts of HK$351,000,000 and
US$342,500,000 in the first quarter of 2021. The loan matures in
three years and six months and the annual interest rate is the Hong
Kong Interbank Offered Rate or the London Interbank Offered Rate
plus 3.7%.

As at 30 June 2021, the coverage ratio of unrestricted cash to short-
term debt was 1.2 times, showing that the Group had ample funds
and liquidity. The liability to asset ratio (excluding contract liabilities)
of 69.5% was at a relatively healthy level in the industry. In the first
half of 2021, average financing costs was 6.3%, a slight decrease
compared to the same period last year.
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35.3%  19.9% * 24.6% * 7.2% % 13.0% ° ¢
WHARNAEER  NEERESGE AR RE
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EREE

TR —FEY¥F  AEBEEESTTHREER
RA - ERINBETSEN - TR TE& THERE
FE BRERFHEFRBHR KEERBREK
AN WKINESE [ ZBAK] N &E] - B
ZEZ—FZ At ARBRMERINEITR
:gfﬂi A E 88 #9 350,000,000 3 L& &
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NI N/N Tmﬁﬁiﬁ/ﬂl\ TR ZEZMFNA
EIHA/Y 300,000,000 K TE L RE - EEEX
£5.95% ° BN RRARIRAFE—FEH—
SMt A4 A351,000,000 7T & 342,500,000
ETHTHERRELETRR  EXHRA=
FAER  FRRAEEBRITAXEFS LM
RITRIZEFREIN3.7% o
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BERHNBEEXRA12(5 BFRAEEESRH
MIEEFTH - SIRERABENEESRLE
769.5% @ BmRITEEBREKTE c —T=—F
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MANAGEMENT DISCUSSION AND ANALYSIS

Successful Spin-off of Property Management
Business Through a Separate Listing

The Company successfully spun off its subsidiary, SCE Intelligent
Commercial Management Holdings Limited (“SCE CM"), which was
listed on the Main Board of the Stock Exchange on 2 July 2021 (stock
code: 606). The net proceeds raised from the issue of 575,000,000
new shares of SCE CM were approximately HK$2,037.5 million. The
successful listing of SCE CM marks a new journey for the Group’s
commercial and residential property management business. SCE CM
will expand its overall operation scale through organic growth and
strategic acquisitions, and increase its investment in technology to
improve service quality and customer satisfaction through big data,
internet, internet of things and customer relationship management
systems, thereby enhancing the operational efficiency and
competitiveness of SCE CM and reducing operating costs.

Shanghai e SCE Plaza
Lo RS

EEEFNWR DN

MEEEEBRIDHF LW

RABKN A IFH B R B RBEE S ERGE
BREBRAR ([HEBEIENR=_T=_—FtA=
A 32 Fr R £ (AR AR5% - 606) o R EE
P& =R E17575,000,000 R F AL - LERE
©FFEA20375 BB T E AP EEAEKRY
o ERHEAREEEREEMEEREY
B ERTRIMERR - REERE KB B ARG R KB
PSS PE B AR BE B RS - WINARHRIEA -
AKEE  BHE  MBAREFBEREER
FRERGEEREPMEE  HMiEeh i
HENEBERERGF N REEEEKAR -

Gt | [

NN e
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MANAGEMENT DISCUSSION AND ANALYSIS
BEB W& D

SCE CM's services cover residential properties, shopping malls, HEFENRSEETEEME - BYHL
commercial streets, offices, schools, libraries and other properties. As %47 - BF1E - 8k - BEEREMYE -
at 30 June 2021, there were 38 commercial property management M-ZE-—FXA=1H HEWESTERYE
and operation projects with a total contracted GFA of approximately E % %718 B 381 * A HE L FELMEL4L4908
4.90 million sg.m. and 12 commercial projects with a total GFA under 5K : EEH¥EE 1218 LAEEEEL
management of approximately 1.00 million sq.m. There were 196  100E 5K « (T EEAIEE 196 # - BE 4
residential projects with a total contracted GFA of approximately EEMEIEA3,7008F XK EEEEIER
37.00 million sq.m. and 113 residential projects with a total GFA 1131l - BB EEL 1,760 E LK o

under management of approximately 17.60 million sg.m.
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MANAGEMENT DISCUSSION AND ANALYSIS

OUTLOOK

As the COVID-19 pandemic slowly coming under control, the Group
believes that the recovery of the Chinese economy will accelerate in
the second half of 2021. However, under the influence of new
policies such as the “Three Red Lines”, the “New Rules for the
Management of Concentration of Real Estate Loans of Banking
Financial Institutions” and “Centralised Land Supply”, real estate
enterprises will not be particularly well-funded and are expected to be
more cautious in their land investment in the second half of the year.
The Group believes that the “Green Lights” of the “Three Red Lines”
and the “One Body Two Wings” strategy will increase the Group’s
investment opportunities in residential land and mixed-use land. In
addition, although the real estate market in first-tier cities and popular
second-tier cities was booming in the first half of the year, it is
believed that the central government will continue its stance that “No
Speculation of Residential Properties” and the principle of “Policy by
City” by implementing regulatory policies in individual cities to
prevent the property market from overheating. Therefore, we
anticipate that the real estate market will remain stable for the latter
half of the year.

With the rapid development of the urbanisation rate and the increase
in disposable income of local residents, there is a strong demand for
leisure and entertainment facilities such as shopping malls, while the
pipeline of mid-to-high-end brands has a tendency to sink to third-
and fourth-tier cities with high potential. Therefore, the Group will
continue to implement its development plan, helping the Group to
acquire land at a reasonable price, and providing stable rental income
and asset management income. In terms of marketing, the Group will
speed up the pace of property launches in the second half of the year
to increase the sell-through rate and speed up the collection of house
payments. With ample and balanced saleable resources, the Company
is confident to achieve the RMB120 billion contracted sales goal for
this year that the Company sets at the beginning of the year.

BERE W& D

B2

BEEF T ARIGIEIERIE  ARERET
RER-_ZF_—FT+FHEMEER- B
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EEREPENR] &R 0] SHERH
FET  FEMESENEERRM - BitE
ERTHERNERBBAEIR - MAKE
MRIEMHER [ = @R W [aE ] R [—EmE]
BRBR B0 h0Es TR B ISR B R E TR K
RAERMMIRERE - BN BR—RUT R
R —GETMHEMETER EFFME - B
BEFRRTHFREERS [FETYIH
FEAL R [EH A SR ] B R B - 58 514 T H#E
FEBRABBTIBE - FIATER THFHE
HET IS MR F F AR o

FEWBEARRRER - BHFERAZEKA
BN HESEEBRENRETR KR - [
R SmmEnEERm=EE= - NENm
TOMMEE - Mz BT EAIE - FFs
ENBR BMAEESUBREHRRERSRR
PHAEBASEERENRAERAL A
EREBTNHSWAREEETRRBA - f£4
HEAE AEBTHFFESMREREZ 125
FHE - MREREY - EREmEEnE
BRT  ARRBELTERFEVITLNEFEE
EHE B IZEARE1,200187T -
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MANAGEMENT DISCUSSION AND ANALYSIS

BEERWR DT

FINANCIAL REVIEW
Revenue

The revenue of the Group is mainly derived from sales of properties,
property management fees, rental income and project management
income.

The revenue increased significantly by 34.7% from approximately
RMB15,135,207,000 in the first half of 2020 to approximately
RMB20,386,569,000 in the first half of 2021, which was attributable
to the significant increase in property sales income.

o Sales of properties

Income from property sales increased significantly by 34.2%
from approximately RMB14,686,375,000 in the first half of
2020 to approximately RMB19,708,037,000 in the first half of
2021. Delivered property area increased by 9.9% from
1,974,545 sg.m. in the first half of 2020 to 2,169,103 sg.m. in
the first half of 2021. The average unit selling price increased
from RMB7,438 per sq.m. in the first half of 2020 to RMB9,086
per sg.m. in the first half of 2021.

o Property management fees

Property management fees increased significantly by 82.4%
from approximately RMB233,061,000 in the first half of 2020
to approximately RMB425,203,000 in the first half of 2021,
which was mainly attributable to the significant increase in
number and floor area of properties under the management.

. Rental income

Rental income increased significantly by 34.1% from
approximately RMB154,445,000 in the first half of 2020 to
approximately RMB207,039,000 in the first half of 2021, which
was mainly attributable to the contribution of rental income
from the newly opened shopping malls of SCE Funworld in
Shuitou and Xianyou.
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MANAGEMENT DISCUSSION AND ANALYSIS

o Project management income

The project management income decreased by 24.5% from
approximately RMB61,326,000 in the first half of 2020 to
approximately RMB46,290,000 in the first half of 2021, which
was attributable to the decrease in income from the project
management service and other property related services
provided to joint ventures and associates.

Gross Profit

Gross profit increased by 20.9% from approximately
RMB4,224,949,000 in the first half of 2020 to approximately
RMB5,109,783,000 in the first half of 2021. Gross profit margin
decreased from 27.9% in the first half of 2020 to 25.1% in the first
half of 2021. The decrease in gross profit margin was attributable to
the impact on unit selling prices of projects as result of price restriction
policy and increase in land cost.

Changes in Fair Value of Investment Properties

The fair value gains of investment properties decreased significantly by
44.5% from approximately RMB462,241,000 in the first half of 2020
to approximately RMB256,724,000 in the first half of 2021. The fair
value gains of investment properties during the period were mainly
attributable to the value appreciation of certain shopping malls.

Selling and Marketing Expenses

Selling and marketing expenses increased significantly by 81.6% from
approximately RMB311,609,000 in the first half of 2020 to
approximately RMB566,028,000 in the first half of 2021. The increase
in selling and marketing expenses was mainly attributable to the
significant increase in the number of projects for sale during the
period.

Administrative Expenses

Administrative expenses decreased by 25.0% from approximately
RMB1,029,044,000 in the first half of 2020 to approximately
RMB771,500,000 in the first half of 2021. The decrease in administrative
expenses was mainly attributable to implementation of stringent cost
control and improvement in per capita efficiency.
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MANAGEMENT DISCUSSION AND ANALYSIS

BEERWR DT

Finance Costs

Finance costs increased by 1.9% from approximately
RMB248,720,000 in the first half of 2020 to approximately
RMB253,481,000 in the first half of 2021. Finance costs mainly
represented partial borrowing costs which have not been capitalised
as certain funds were not used for project developments. Due to the
increase in bank and other borrowings (including senior notes and
domestic bonds), total interest expense increased by 3.5% from
approximately RMB1,624,070,000 in the first half of 2020 to
approximately RMB1,681,613,000 in the first half of 2021.

Share of Profits and Losses of Joint Ventures and
Associates

Share of profits and losses of joint ventures and associates changed
from losses of approximately RMB6,526,000 in the first half of 2020
to profits of approximately RMB202,711,000 in the first half of 2021.
The amount was mainly attributable to the increase in delivery of
projects of joint ventures and associates during the period.

Income Tax Expense

Income tax expense increased significantly by 40.8% from
approximately RMB1,043,197,000 in the first half of 2020 to
approximately RMB1,468,917,000 in the first half of 2021. The
Group's income tax expense included provisions for the corporate
income tax and land appreciation tax net of deferred tax during the
period. The increase is mainly attributable to the increase in provision
of land appreciation tax and corporate income tax as a result of the
increase of the sales of properties.

Profit Attributable to Owners of the Parent

Profit attributable to owners of the parent increased by 12.4% from
approximately RMB2,114,397,000 in the first half of 2020 to
approximately RMB2,377,072,000 in the first half of 2021. Basic
earnings per share amounted to approximately RMB56.3 cents in the
first half of 2021. Core profit attributable to owners of the parent
increased by 20.1% from approximately RMB1,840,936,000 in the
first half of 2020 to approximately RMB2,210,366,000 in the first half
of 2021.
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MANAGEMENT DISCUSSION AND ANALYSIS

LIQUIDITY, FINANCIAL AND CAPITAL
RESOURCES

Cash Position

As at 30 June 2021, the Group’'s cash and bank balances were
denominated in different currencies as set out below:

EEEFNWR DN

RBESL  WHEREXER
REMRR

RZE-Z—FXA=1+H AEEHHEL R
TEZEBTILA T RE S EHE

30 June 31 December

2021 2020

—E-—F —ECTEF

ANA=+tH +t=-—A=+—H

RMB’000 RMB'000

AR®TF T ARETIT

Renminbi AR 17,446,673 21,222,705
Hong Kong dollars BIT 973,084 385,287
US dollars ETT 1,323,200 1,791,750
Total cash and bank balances RE NIRITERGEE 19,742,957 23,399,742

According to the relevant laws and regulations of the PRC, certain
property development companies of the Group are required to place
certain amounts of cash and bank deposits into designated bank
accounts to provide guarantees for the development of the relevant
properties. The Group also places certain deposits in banks in the PRC
to secure certain bills issued from banks in the PRC. As at 30 June
2021, the amount of restricted cash and pledged deposits were
approximately RMB4,254,847,000 (31 December 2020: approximately
RMB4,305,393,000) and approximately RMB182,068,000 (31
December 2020: approximately RMB679,283,000), respectively.

BIEPEB AN RER AEEETYER
BNRARE TEEMNES RIBRITFEREFAR
ERITPAERBREMERERNRE - BN
REETTHE T FERFRIERBITUNETER
BRITHENETEE R - —F A=+
H ZRHEBEMEERTRDFIOARE
4,254,847,000 L( —E_FF+_A=+—
B : # A R#4,305,393,0007C ) 14 A R#&
182,068,000 (—E-FTF+-_f=+—§ :
# AR #679,283,0007T) °
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MANAGEMENT DISCUSSION AND ANALYSIS

BEERWR DT

Borrowings and Pledged Assets TREEEM
The maturity profile of the borrowings of the Group as at 30 June WZ-ZE=-—FXA=+H AEBEESZESHH
2021 is as follows: IE N
30 June 31 December
2021 2020
B —-F —ETHF
~NA=+H +=-A=+—H
RMB’000 RMB’000
ARETF T AREETIT
Bank and other borrowings: RITREAMER
Within one year or on demand —FRRIREK 8,707,076 9,390,257
In the second year E_F 7,916,254 4,734,566
In the third to fifth years, inclusive F=ERF(BREEME) 11,853,727 10,177,554
Beyond fifth years ERAF 1,093,200 1,373,235
29,570,257 25,675,612
Senior notes and domestic bonds: BEEBRNRAES
Within one year or on demand —FERHIRENK 3,755,308 4,449,796
In the second year E_F 6,665,951 6,709,909
In the third to fifth years, inclusive E-ZRF(BEEEMTE) 10,562,465 9,727,559
20,983,724 20,887,264
Total borrowings B BEE 50,553,981 46,562,876
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MANAGEMENT DISCUSSION AND ANALYSIS
EEEFNWR DN

The borrowings were denominated in different currencies as set out  ZZEEX LA T AR EEEE -
below:

30 June 31 December

2021 2020
—EB-—fF —E-TF
ANA=+H +=Z—A=+—H

RMB’000 RMB’000

ARBTT ARETT

Bank and other borrowings: RITREMESK
Renminbi AR 24,132,129 20,896,946
Hong Kong dollars BIT 1,446,707 3,214,046
US dollars ET 3,991,421 1,564,620
29,570,257 25,675,612
Senior notes and domestic bonds: BRAEENMERNES
Renminbi ARHEE 4,000,000 4,000,000
US dollars E7T 16,983,724 16,887,264
20,983,724 20,887,264
Total borrowings EuazEE 50,553,981 46,562,876
Breakdown of the borrowings by categories is as follows: EFRAREFERES AT
30 June 31 December
2021 2020
— e 42
AB=+H +=ZA=+—H
RMB’000 RMB’000
AR%ETR ARETFT
The senior notes of US$500 RZZ—tF=AR= Secured/Fixed BER/ 3,215,308 3,249,909
million at a coupon rate of T+ FMAETH interest rate &l 7 Fl &
5.875% due in March 2022 —E - _F=REH
issued in March 2017 and April M 51E3%5.875% &
2017 RRE
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MANAGEMENT DISCUSSION AND ANALYSIS
BEB W& D

30 June 31 December
2021 2020
—E--F 42
AB=tH +=ZA=+—H
RMB’000 RMB’000
ARBT T AREFT
The senior notes of US$600 R-E—)\EMM AT Secured/Fixed ogiigi - 3,909,796
million at a coupon rate of RZZEZ—FMAE  interest rate Bk
7.45% due in April 2021 issued  ERE) 618 3£ 70 7.45%
in April 2018 BERRE
The senior notes of US$500 R-Z—AFEMAR" Secured/Fixed HER/ 3,216,409 3,255,329
million at a coupon rate of ToTHE-AETR interestrate EhES
7.375% due in April 2024 “ZYF M AR E
issued in April 2019 and BI51E % JL7.375%
January 2020 BERE
The senior notes of US$500 R-EBE—-NEL T Secured/Fixed oFiin iy 3,205,951 3,241,372
million at a coupon rate of RZEZ=FMAE  interestrate Bk
7.25% due in April 2023 issued  Hi KI5 E TL7.25%
in July 2019 BARZERE
The senior notes of US$500 RZZT-ZF+—H% SecuredfFixed HER/ 3,194,155 3,230,858
million at a coupon rate of 7% ANZZE-_RERA interest rate B
due in May 2025 issued in I EHSREETTI%
November 2020 BEZE
The senior notes of US$350 N-E=-—E= F%47 Secured/Fixed BHER/ 2,234,642 =
million at a coupon rate of 6% RZZEZR F=RE  interestrate ERFES

due in February 2026 issued in
February 2021

HH)3.58FETT6%E
EER
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MANAGEMENT DISCUSSION AND ANALYSIS
EEENm&R DN

30 June 31 December
2021 2020
—E--fF —T-TF
AB=+H +ZA=+—H
RMB’000 RMB’000
AR%ET R AREFT
The senior notes of US$300 NZZ=——F= %77 Secured/Fixed BHE®/ 1,917,259 =
million at a coupon rate of RZZEZWMFENAE  interest rate Bk
5.95% due in September 2024 Hi M318 & 7L5.95%
issued in March 2021 BEER
The domestic corporate bonds of R =Z—HF )\ B#4T Unsecured/Fixed — 4EiKH,/ 540,000 540,000
RMB540 million at a coupon RZZZ=FN\AEF  interestrate kS
rate of 6.95% due in August HHARESAET
2023 issued in August 2019 6.95% RN N FESH
The domestic corporate bonds of R ZZTZZTF+ A%7T UnsecuredfFixed — fEIFKIR 1,460,000 1,460,000
RMB1,460 million at a coupon RZZEZWFLAE  interest rate ERFUES
rate of 5.5% due in July 2024 HmAR®K 1461 T
issued in July 2020 5.5% FEARRESR
The domestic corporate bonds of R =T =T H+ 31T Unsecured/Fixed — EEKHF 2,000,000 2,000,000
RMB2,000 million at a coupon RZZ-RF+AE  interestrate ESfrablpes
rate of 5.5% due in October Hr ARB2ET
2025 issued in October 2020 5.5% BARAER
Bank and other borrowings RITREME R Secured/Floating B,/ 21,104,368 19,083,757
interest rates FENFE
Bank and other borrowings RITREMER Secured/Fixed Higkm 8,222,587 6,296,277
interest rates Bk
Bank and other borrowings RITREMER Unsecured/Floating #4£18 243,302 295,578
interest rates BN
50,553,981 46,562,876
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MANAGEMENT DISCUSSION AND ANALYSIS

BEERWR DT

As at 30 June 2021, the following assets of the Group were pledged
to secure certain bank and other borrowings granted to the Group:

RIZB-—FXA=1+HB AEEBATEE
R USSR TFTARENE TRITLEME

T
AN

30 June 31 December

2021 2020

=B —F —ETTF

ANA=+H +=—A=+—8H

RMB’000 RMB’'000

ARETT ARETT

Bank deposits RITER 182,068 679,283
Property and equipment L EINE L 537,073 537,296
Investment properties KEWE 10,481,000 9,606,200
Properties under development ERPYE 23,417,824 25,582,739
Completed properties held for sale EELEDER M 2,745,811 2,039,828
37,363,776 38,445,346

Gearing Ratio

The net gearing ratio was calculated by dividing the net amount of
borrowings (including bank and other borrowings, senior notes and
domestic bonds after deduction of cash and cash equivalents,
restricted cash and pledged deposits) by total equity. As at 30 June
2021, the net gearing ratio was 77.9% (31 December 2020: 59.2%).

Exchange Rate Fluctuation Exposures

The Group’s businesses are located in the PRC and all of the Group'’s
revenue and substantially all of the Group’s operating expenses are
denominated in RMB. The majority of the Group’s assets and liabilities
are denominated in RMB. As at 30 June 2021, except for certain bank
deposits, financial assets at fair value through profit or loss, bank and
other borrowings and senior notes, which were denominated in
foreign currencies, exchange rate changes of RMB against foreign
currencies will not have material adverse effect on the results of
operations of the Group.

No foreign currency hedging arrangement was made as at 30 June
2021. The Group will closely monitor its exposure to fluctuation in
foreign currency exchange rates.
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FINANCIAL GUARANTEES

As at 30 June 2021, the Group provided financial guarantees to the

banks in respect of the following items:

MANAGEMENT DISCUSSION AND ANALYSIS
EEENwm&D

i

Guarantees in respect of mortgage facilities
provided for certain purchasers of the

Group’s properties

QENSEESREES
BERNIZBER
RERIER

B TS HE IR
RZZE-—FXA=1+H ZXEBRNUNTEE
MIRITIREI BIER
30 June 31 December
2021 2020
—E-—F —E-TF
ANA=+tH +t=-—A=+—H
RMB’000 RMB’000
AR®T T ARET T
26,311,114 28,666,035

In addition, the Group’s share of the joint ventures’ and associates’

own financial guarantees, which are not included in the above, is as

follows:

AN - REBDEE B AR RBERBARTH
ARG HER (L ARHAIA LPIR) 20

Guarantees in respect of mortgage facilities
provided for certain purchasers of the
joint ventures’ and associates’ properties

A& SRR RS AR
ETYRERNRIBE
TET/\E"JVE{%

As at 30 June 2021, the Group provided guarantees to banks in
connection with loan amount of RMB6,371,502,000 (31 December
2020: RMB6,340,780,000), granted to joint ventures and associates.

30 June 31 December

2021 2020

~B=+H +=A :‘f’_ H

RMB’000 RMB’000

AR®T T AREETIT

i)\

6,318,229 4,643,228

RZEZ—FRA=+H XAEBEFBTERT

AERNARBENRZEREEAARE
6,371,502,000t( ZE =FF+ A =+—
B : AR#6,340,780,000 7T ) IRLIER ©
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MANAGEMENT DISCUSSION AND ANALYSIS
BEB W& D

COMMITMENTS A
As at 30 June 2021, the capital commitments of the Group are as WZZT-Z—F,NA=1H KEENERNKIE
follows: T
30 June 31 December
2021 2020
—E-—F —E-EF
ANA=+tH +-—A=+—H
RMB’000 RMB’000
AR®T T ARET T
Contracted, but not provided for: EELNBERERH -
Capital expenditure for properties under ERBARERERERE
development and construction of MR IREYER
investment properties in Mainland China BARMRAY 22,385,546 19,423,718

In addition, the Group's share of the joint ventures’ and associates’  [th4) » ZREE DA & QD 7 RIS N 74K H 1
own capital commitments, which are not included in the above, is as & ZANEIE (I ARAAA_EFt) 20 -
follows:

30 June 31 December

2021 2020
—B-—fF —FFF
AA=+H +ZA=+—8H

RMB’000 RMB’000

ARBTT ARETTT

Contracted, but not provided for: BERAVB AR
Capital expenditure for joint ventures’ and ~ && R &) RE L A7
associates’ properties under development FEHEARENZEES
and construction of investment properties MENEERIGEMERN
in Mainland China BEARMRX 5,506,911 4,357,887
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MANAGEMENT DISCUSSION AND ANALYSIS

EMPLOYEE AND REMUNERATION POLICIES

As at 30 June 2021, the Group had a total of 9,431 employees (31
December 2020: 9,414 employees). During the period under review,
the total cost of employment was approximately RMB735,539,000 (six
months ended 30 June 2020: approximately RMB823,958,000). The
Group provides employees with competitive remuneration and
benefits and has adopted share option schemes to provide incentives
and rewards to, among others, the employees (please refer to the
section headed “Disclosure of Interests — Share Option Scheme” of
this report for further details of the share option schemes). The Group
reviews the employee remuneration plan at least annually to ensure
that it maintains market competitiveness and allows the employees to
receive fair and equal rewards. The promotion decision is also based
on considering the employees’ assessment results, experience, skills
and personal characteristics. In addition, the Group has established
China SCE College to provide employees with three types of training
programs, namely business courses, quality skills and cultural identity.
The Group has launched its management trainee programme since
2011 for positions in selected functional areas in order to build
pipeline for succession.

MATERIAL ACQUISITION AND DISPOSAL OF
SUBSIDIARIES

Details of material acquisition and disposal of subsidiaries of the
Group during the period are set out in notes 16 to 18 to the
unaudited interim condensed consolidated financial statements.

Save as disclosed, there were no material acquisitions or disposals of
subsidiaries, associates or joint ventures during the period.

FUTURE PLANS FOR MATERIAL INVESTMENTS
OR CAPITAL ASSETS

Save as disclosed in this interim report, the Group had not authorised
any plans for any other material investments or additions of capital
assets as at 30 June 2021.

EEEFNWR DN

2 8 K s B

BUER

R-TE-—FXA=1+RA AE£EHER
9431 EZEE(ZEEF+=-A=+—8:
9,414%) - BEHN - EREKNTLBHARE
735,539,000 T (B E-E-FEXA=1+AHIt
NEA - I ARME823,958,0007T) © ANEEH
EERHABRF HIOFHNFERDRAEIE
AEEEEBAREE(ETRRE) EE (FHE
RRIEFTEINGFE  B2HARE [HEREE]
B ERTE] —B]) - AEBRADEFRT
BIFMAR  URBREREMERT IKE
BTREBAERTFENER - MEARREN
ERNEEEIMNTZER &5  BeeRkEE
ABBEED o IO AEBRBYHESR - B
BITIRHEEBRE ZERENXERA=HE
BIIEE - BT ——FR AEEARETE
HEURAEEIEEE AEMETRITE
f# o

BEREBREEHRB AR

A AEENERRE LHEMNB AR
BENARERZN T RERREE P BRKME
162 18-

B EXFTIRERS - HiRL | E AU S B 1Y

BT BMEARRAEDA -
BARRBENENEERNAKET S
BRATREEHRBEN R F—Fx A

=1+H AEERERREARMEARER
BORNEREENFE
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BEERWR DT
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DISCLOSURE OF INTERESTS

DIRECTORS" AND CHIEF EXECUTIVES' INTERESTS
AND SHORT POSITIONS IN SHARES,
UNDERLYING SHARES AND DEBENTURES

As at 30 June 2021, the interests and short positions of the Directors
and chief executives of the Company in the shares, underlying shares
and debentures of the Company or its associated corporations (within
the meaning of Part XV of the Securities and Futures Ordinance (the
“SFO")), as recorded in the register required to be kept by the
Company pursuant to Section 352 of the SFO, or as otherwise notified
to the Company and the Hong Kong Stock Exchange pursuant to the
Model Code for Securities Transactions by Directors of Listed Issuers
(the “Model Code”) set out in Appendix 10 to the Rules Governing
the Listing of Securities on the Hong Kong Stock Exchange (the
“Listing Rules”), are as follows:

Long positions in ordinary shares (the “Shares”) of the Company:

Em R

SS

R-ZB-_—FRA=1H EFRTETHA
IRNARBREEBEE(ERREFRRAE
fERfI R XV &R in ([ F 5 R BRI ])) BBD -

D REEET - BHEREREFKPERK
FIFE32HEARBATEENECMELCHR
BEBMRAES EMARA ([ LR D) M8
TR ZCETETAESETESFIHHIF

‘UJ]IJ =

PRI ([MRESTRI ) ZBBAARE BB
R SORR T
RARBE @I (TR ) BFaE

Interest in Shares

R A3

Percentage

Total of the

Interest of Number of Company’s

Beneficial Controlled Shares Held Issued Share

Name of Director o Owner Corporation o Interested Capital

FissiEs WGAARCRAT

ERREEA SEHEEER ZRGHE  REANESHL

Mr. Wong Chiu Yeung (“Mr. Wong") E8iF55c4 ([&%4 ) - 2,113,000,000  2,113,000,000 50.05%
(Note 1) (FfEE1)

Mr. Chen Yuanlai ("Mr. Chen”) BT REE ([REE]) 20,000,000 230,230,000 250,230,000 5.93%
(Note 2) (FizE2)

Mr. Cheng Hiu Lok (“Mr. Cheng”)  EBEE4est A ([ #5504 |) - 230,230,000 230,230,000 5.45%
(Note 3) (FffzE3)
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DISCLOSURE OF INTERESTS
i

Note 1:

Note 2:

Note 3:

These 2,113,000,000 Shares comprised 1,652,540,000 Shares registered in
the name of Newup Holdings Limited (“Newup”), 230,230,000 Shares
registered in the name of East Waves Investments Limited (“East Waves")
and 230,230,000 Shares registered in the name of Keen Century
Investments Limited (“Keen Century”). Mr. Wong held 100% of the entire
issued share capital of each of Newup, East Waves and Keen Century and
was deemed to be interested in the aggregate of 2,113,000,000 Shares
held by Newup, East Waves and Keen Century pursuant to the SFO.

These 230,230,000 Shares were registered in the name of Rising Trade
Holdings Limited (“Rising Trade”). Mr. Chen held 100% of the entire
issued share capital of Rising Trade and was deemed to be interested in the
230,230,000 Shares held by Rising Trade pursuant to the SFO.

These 230,230,000 Shares were registered in the name of Wealthy Gate
Holdings Limited (“Wealthy Gate”). Mr. Cheng held 100% of the entire
issued share capital of Wealthy Gate and was deemed to be interested in
the 230,230,000 Shares held by Wealthy Gate pursuant to the SFO.

Long positions in share options of the Company:

MaET -

FiEE2

MiEE3 -

&2 113,000,000 & % 17 B 48 LA #T A E IR B R
AI([#F ) &% Z L H1,652,540,000 A% f%
f’ﬁ CURBREERAR(EE]) AEERHN
230,230,000 i & fn R AE IR E B R AR ([ 7
1 |) % 5% & 52 89 230,230,000 R AR 15 © & 58 4
BAEHE REMBUHENZHDHITRA A
IR EES RAEGRAMRAESSHNA
HEREMIFERAET2,113,000,000 &AM ©

230,230,000 % B 1D A B BRI AR AT ([E
BNEERBT REEFBEEENDHEET
BRA - B REES R AEEEEAEEE
B H# 230,230,000 A% %15 °

230,230,000 8D A B E LB ERAR(E
HE))EZERERL - BEAHEEENEHE T
AR - EIL IR R E ﬁ&ﬁﬂhfmﬁl%&"ﬁﬁ%ﬁa
£ B 1 230,230,000 A% A5

RARBIBBRENTR

Number of Share
Options Directly

Percentage
of the Company'’s

Name of Director BEENA Beneficially Owned Issued Share Capital

FEEZ EARRD T BT

EBREHE RANE DL

Mr. Huang Youquan =R A 16,000,000 0.38%
Save as disclosed above, as at 30 June 2021, none of the Directors [& FXFiEEIN R-_ZE - —F A=+

and chief executives of the Company had registered an interest or

short position in the shares, underlying shares or debentures of the

Company or any of its associated corporations as recorded in the

register required to be kept by the Company pursuant to Section 352

of the SFO, or as otherwise notified to the Company and the Hong

Kong Stock Exchange pursuant to the Model Code.
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DISCLOSURE OF INTERESTS

SUBSTANTIAL SHAREHOLDERS" AND OTHER
PERSONS" INTERESTS AND SHORT POSITIONS IN

SHARES AND UNDERLYING SHARES

As at 30 June 2021, the interests and short positions of the persons

(other than a Director or chief executive of the Company) 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

i =

RZZEZ—FRNA=TH FAL(XRFE
FHFETHRABRIN EARREIRMD REHA
A% 10 R B SRR AN A RIAR IR 35 5 I B E (&A1
£ 336 (BFEMNERLM

of the SFO:
Long positions: e S =
Percentage of
Number of the Company’s
Capacity and Shares Held Issued Share
Name Nature of Interest or Interested Capital
HHR g a=% 2] R A BB BT
=1 EmME 2R E RAKE DL
Newup (Note 1) Beneficial owner 1,652,540,000 39.15%
e (fEE) EnfEE A
East Waves (Note 1) Beneficial owner 230,230,000 5.45%
BOE (M2 1) BB A
Keen Century (Note 1) Beneficial owner 230,230,000 5.45%
Rt (FfEE 1) EmEa A
Rising Trade (Note 2) Beneficial owner 230,230,000 5.45%
ZE (Misk2) EnEE A
Wealthy Gate (Note 3) Beneficial owner 230,230,000 5.45%
=& (KEE3) E=AA

Note 1: Each of Newup, East Waves and Keen Century was wholly-owned and
controlled by Mr. Wong; accordingly, Mr. Wong was deemed to be
interested in the Shares held by Newup, East Waves and Keen Century
pursuant to the SFO. Mr. Wong was the sole director of Newup, East

Waves and Keen Century.

Note 2: Rising Trade was wholly-owned and controlled by Mr. Chen; accordingly,
Mr. Chen was deemed to be interested in the Shares held by Rising Trade
pursuant to the SFO. Mr. Chen was the sole director of Rising Trade.

Note 3: Wealthy Gate was wholly-owned and controlled by Mr. Cheng;
accordingly, Mr. Cheng was deemed to be interested in the Shares held by
Wealthy Gate pursuant to the SFO. Mr. Cheng was the sole director of

Wealthy Gate.

MizE1 : #17  REKEUEEmMFALEDEHEF RES
Hit - REEHFRPEGRD - ZAERRSE
BEHS RERBHUHFENRN - HAERHN
A RBEREUENHE—EE -

Mizt2 - BEARELEDEEA RZES : Bk - RIEE
FRHEERN - REERBEAEFEEHAH
Bl o RAERBEMNE—EE -

M3 : EERBEE2EEA RIZG Bt - RIEE
FREEER - BEEREAREEEEREN
BRfp - MELEREEMKE—EE o
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DISCLOSURE OF INTERESTS
RS R

Save as disclosed above, as at 30 June 2021, no person, other than a
Director or chief executive of the Company, whose interests are set
out in the section “Directors’ and Chief Executives’ Interests and Short
Positions in Shares, Underlying Shares, and Debentures” above, had
registered an interest or short position 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.

SHARE OPTION SCHEME

The Company adopted a share option scheme on 23 April 2018 (the
“2018 Scheme") for the purpose of providing incentives and rewards
to eligible participants who contribute to the success of the Group's
operations. The participants of the 2018 Scheme include any directors
(including executive directors, non-executive directors and
independent non-executive directors) and employees of any member
of the Group and any advisors, consultants, distributors, contractors,
customers, suppliers, agents, business partners, joint venture business
partners, service providers of any member of the Group.

The 2018 scheme became effective on 23 April 2018 and unless
otherwise cancelled or amended, will remain in force for a period of
10 years up to 22 April 2028.
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DISCLOSURE OF INTERESTS
R E

During the six months ended 30 June 2021, details of movementsin  HZE-ZT-—FXA=+HILNEAR - BE

the share options under the 2018 Scheme are as follows: —E-N\FFEMRLERENZEFFBEN
T
Weighted
Average
Closing Price
Immediately
Outstanding Granted Exercised Cancelled Lapsed Outstanding Exercise before the
Category and at 1 January during during during during at 30 June Price Date(s) of
Name of Grantee 2021 the Period the Period the Period the Period 2021 per Share  Date of Grant Exercise Period Exercise
RZB=-% RZB=-F REERRE
EEAER -A-A AAZTA fHERSAN
Rt KR B BRfE B AR HATTE ERIEE REAS & EFSETE
Directors
g%
Mr. Huang Youguan 16,000,000 - - - - 16,000,000 HK$2.78 12 December 2018 1 July 20200 -
11 December 2028
Bl L8ET ZE-)\F “RoRELA-BE

t=At=A “E\FtZAT-A

Sub-total 16,000,000 - - - - 16,000,000
s
Employees of the 135,000,000 - - - - 135,000,000 HK$2.78 12 December 2018 1 July 20190 -
Group 11 December 2028
A5EET 278%T ZE-N\E “E-AFtA-BZ
t=AtzA 2o N\E+ZAT-R
135,000,000 - - - - 135,000,000 HK$2.78 12 December 2018 1 July 20200 -
11 December 2028
8% ZE-N\F “3-2FtA-RZ
+=A+zA ZE-N\ETZAT-A
Sub-total 270,000,000 - - - - 270,000,000
&t
Total 286,000,000 - - - - 286,000,000

As at 30 June 2021, the Company had 286,000,000 share options WZZEZ—FXA=+H A2 aR=_Z—/)\

outstanding under the 2018 Scheme. Should they be fully exercised, 4= 5t214 286,000,000 A% 14 7 17 {5 2 BE AL 4 -

the Company will receive HK$795,080,000 (before issue expenses). & M ARITENBEREETE AR e

The fair value of these unexercised options measured in accordance  U{EY 795,080,000 7t (A1 31T & FRT) ©

with the Group’s accounting policy amounted to HK$103,860,000. RITEERERIEARAT 2@ EAN AR E
#$103,860,000 % 7T ©
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DISCLOSURE OF INTERESTS
RS R

The exercise price of the share options is determinable by the board
(the "Board"”) of Directors of the Company, but shall not be less than
the highest of (i) the closing price of the Company’s shares as quoted
on the Hong Kong Stock Exchange’s daily quotation sheets on the
date of the offer of the share options; (ii) the average closing price of
the Company'’s shares as quoted on the Hong Kong Stock Exchange’s
daily quotation sheets for the five trading days immediately preceding
the date of the offer; and (iii) the nominal value of the Company’s
shares.

The values of share options calculated using the binomial model are
subject to certain fundamental limitations, due to the subjective
nature of and uncertainty relating to a number of assumptions of the
expected future performance input to the model, and certain inherent
limitations of the model itself. The value of an option varies with
different variables of certain subjective assumptions. Any change to
the variables used may materially affect the estimation of the fair
value of an option.
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CORPORATE GOVERNANCE

The Company has been committed to maintain a high standard of
corporate governance so as to enhance the operational efficiency of
the Company. The Company believes that such commitment is
beneficial to safeguard the interests of the Company and its
shareholders. During the six months ended 30 June 2021, save as
disclosed below, the Company and the Board had been in compliance
with the code provisions set out in the Corporate Governance Code
(the "CG Code"”) contained in Appendix 14 to the Listing Rules.

Under provision A.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 period under review, Mr. Wong
performed his duties as both the chairman and the chief executive
officer of the Company. The Board believes that serving by the same
individual as chairman and chief executive officer during the rapid
development of the business is beneficial to the consistency of
business plans and decision-making of the Company.

AUDIT COMMITTEE AND REVIEW OF FINANCIAL
STATEMENTS

According to the provision of the CG Code, the Company established
the Audit Committee on 6 January 2010. Under Rule 3.21 of the
Listing Rules, the audit committee of issuers must comprise non-
executive directors only. The Audit Committee comprises three
independent non-executive Directors, with Mr. Ting Leung Huel
Stephen as the chairman, and Mr. Lu Hong Te and Mr. Dai Yiyi as
members.

Mr. Ting Leung Huel Stephen, chairman of the Audit Committee, has
considerable experience in accounting and financial management,
which is in line with the requirement of Rule 3.10(2) of the Listing
Rules which requires that at least one of the independent non-
executive directors must have appropriate professional qualifications
or accounting or related financial management expertise.
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During the period under review, the Audit Committee oversaw the
Company’s financial reporting system, risk management and internal
control system; and discussed the accounting principles and policies
adopted by the Group together with the management. The Audit
Committee has reviewed the unaudited interim condensed
consolidated financial statements of the Group for the six months
ended 30 June 2021 and had no disagreement with the accounting
treatment adopted by the Group.

DISCLOSURE PURSUANT TO RULE 13.21 OF THE
LISTING RULES

As disclosed in the announcement of the Company dated 22 October
2018, the Company as borrower accepted the facility letter (the
“2018 October Bank Facility Letter”) issued by a bank dated 22
October 2018 granting a term loan (the “2018 October Bank Facility”)
in the amount of up to HK$390,000,000 to finance or partly refinance
the existing indebtedness of the Group and to finance the general
corporate funding requirement of the Group.

The 2018 October Bank Facility is for a term of 36 months
commencing from the date of the first drawdown.

As disclosed in the announcement of the Company dated 6
September 2019, pursuant to an agreement (the “2019 Facility
Agreement”) dated 6 September 2019 entered into by and among,
inter alia, the Company as borrower, certain of its subsidiaries as
original guarantors, and a syndicate of banks, the banks have agreed
to grant to the Company a HK$516,000,000 and US$180,000,000
dual tranche term loan facility (the “2019 Facility”) to refinance
existing financial indebtedness of the Group and finance the general
corporate funding requirements of the Group.

The 2019 Facility is for a term of three years and six months
commencing from the date on which the first utilisation is made
under the 2019 Facility Agreement, and is guaranteed by certain
subsidiaries of the Company.
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As disclosed in the announcement of the Company dated 3 January
2020, by an agreement dated 2 January 2020 (the “2020 January
Facility Agreement”) entered into by and among, inter alia, Sleek Time
Limited, a non-wholly owned subsidiary of the Company, as borrower,
and a syndicate of banks, the banks have agreed to grant to the
borrower a term loan facility in an aggregate of the Hong Kong dollar
equivalent of RMB560,000,000 (the “2020 January Facility”).

The 2020 January Facility is for a term of three years and six months
commencing from the date on which the first utilisation is made
under the 2020 January Facility Agreement, and is guaranteed by the
Company and the Sleek Time Limited’s other shareholders on a
several basis.

As disclosed in the announcement of the Company dated 9 July 2020,
by an agreement dated 8 July 2020 (the “2020 July Facility
Agreement”) entered into by and among, inter alia, Best Access
International Limited, a non-wholly owned subsidiary of the Company,
as borrower, and a bank, the bank has agreed to grant to the
borrower a term loan facility in an aggregate of the Hong Kong dollar
or United states dollar equivalent of up to RMB400,000,000 (the
“2020 July Facility”) to, amongst others, finance the repayment of
shareholders’ loan owed by the borrower’s indirect holding company.

The 2020 July Facility is for a term of three years commencing from
the date on which the first utilisation is made under the 2020 July
Facility Agreement, and is guaranteed by the Company and Best
Access International Limited’s other shareholder on a several basis.

As disclosed in the announcement of the Company dated 26
November 2020, by an agreement dated 26 November 2020 (the
“2020 November Facility Agreement”) entered into by and between
Bohai International Investment Limited, a wholly-owned subsidiary of
the Company, as borrower and Hang Seng Bank Limited as lender,
the lender has agreed to grant to the borrower a term loan facility in
an aggregate of US$50,000,000 (or its Hong Kong dollars equivalent)
and which may, subject to the approval of the lender in its sole and
absolute discretion, be increased by an aggregate amount of up to
US$40,000,000 upon the request of the borrower in accordance with
the terms and conditions of the 2020 November Facility Agreement
(the 2020 November Facility”).
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The 2020 November Facility is for a term of three years and six
months commencing from the date on which the first utilisation is
made under the 2020 November Facility Agreement, and is
guaranteed by the Company and the Bohai International Investment
Limited’s wholly-owned subsidiary.

As disclosed in the announcement of the Company dated 22 March
2021, pursuant to an agreement (the “2021 Facility Agreement”)
dated 22 March 2021 entered into by and among, inter alia, the
Company as borrower, certain of its subsidiaries as original
guarantors, and a syndicate of banks, the banks have agreed to grant
to the Company a HK$351,000,000 and US$342,500,000 dual
tranche term loan facility (the “2021 Facility”) to refinance existing
financial indebtedness of the Group and fund payment of any fees,
costs and expenses payable by the Group in connection with the 2021
Facility Agreement and other related documents.

The 2021 Facility is for a term of three years and six months
commencing from the date on which the first utilisation is made
under the 2021 Facility Agreement, and is guaranteed by certain
subsidiaries of the Company.

Each of the 2018 October Bank Facility Letter, the 2019 Facility
Agreement, the 2020 January Facility Agreement, the 2020 July
Facility Agreement, the 2020 November Facility Agreement and the
2021 Facility Agreement contain a requirement that Mr. Wong, a
controlling shareholder of the Company and an executive Director,
and his family members (together with Mr. Wong, the “Wong
Family”), (a) must remain as the single largest shareholder of the
Company; (b) must hold legally and beneficially and directly or
indirectly 35% (under the 2020 July Facility Agreement, the 2020
November Facility Agreement and the 2021 Facility Agreement only)
or 40% (under the rest of the agreements) or more of all classes of
the Company’s voting share capital and/or must directly or indirectly
control (as defined in the Hong Kong Code on Takeovers and
Mergers) the Company; and (c) Mr. Wong or a member of the Wong
Family must remain as the chairman of the Board of the Company
throughout the respective life of the 2018 October Bank Facility, the
2019 Facility, the 2020 January Facility, the 2020 July Facility, the
2020 November Facility and the 2021 Facility. A breach of such
requirements will constitute an event of default or (as the case may
be) mandatory prepayment event under the 2018 October Bank
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Facility Letter, the 2019 Facility Agreement, the 2020 January Facility
Agreement, the 2020 July Facility Agreement, the 2020 November
Facility Agreement and the 2021 Facility Agreement, and as a result,
the 2018 October Bank Facility, the 2019 Facility, the 2020 January
Facility, the 2020 July Facility, the 2020 November Facility and the
2021 Facility will be liable to be declared immediately due and
payable.

As at the approval date of this report, Mr. Wong and his associates in
aggregate own approximately 50.05% of the voting share capital of
the Company.

DIRECTORS" SECURITIES TRANSACTIONS

The Company has adopted the Model Code set out in Appendix 10 to
the Listing Rules as its code of conduct for securities transactions by
Directors.

The Company has made specific enquiries of all the Directors and all
the Directors confirmed that they have strictly complied with the
required standards set out in the Model Code during the period under
review.

CHANGES IN DIRECTORS’ BIOGRAPHICAL
DETAILS

Changes in Directors’ biographical details for the six months ended 30
June 2021 and up to the date of this interim report, which are
required to be disclosed pursuant to rule 13.51B(1) of the Listing
Rules are set out below:

Name of Directors

EEHS

Details of change

EH R

OTHER INFORMATION
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AR A AL R AABE #950.05% ©
EZNESFRS
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W BESR  BE—ERSE
FT iR E 2Bk o

SEEREE]

ERBEEEH
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AR B ER - RIE £ AR BIEE 13.51B(1) 15
HESERENEETBEEZLOT -

Mr. Huang Youquan

Mr. Huang Youquan was appointed as a non-executive director of SCE CM (stock code:

606) on 6 January 2021, a subsidiary of the Group, whose shares were listed on the Hong

Kong Stock Exchange on 2 July 2021.
mIRIESRE

BEREAER T —F-ANHEKED/TEREE

(BZEAHE : 606) VIFHITES -

ZARRAEENWNEARIRERMN - —F+ A - AERABBRFT LT o
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HibE#

Name of Directors

EsgE

Details of change

BEHFE

Mr. Wong Lun

=fRitE

Mr. Dai Yiyi

B—kE

Mr. Wong Lun was appointed as a director on 20 August 2019 and was redesignated as the
chairman and an executive director on 6 January 2021 of SCE CM (stock code: 606), a
subsidiary of the Group, whose shares were listed on the Hong Kong Stock Exchange on 2
July 2021.

%1@5‘6@‘%: es ﬂi)\ﬂ THRBEERRTEEE (RERR - 606) NBEERNZ
T F-ARNARSERRZARNEIFMNRITES XL ARAEENMEB LR &
ﬁﬂxh R-ZZEZ—F+A= El E%iﬁﬂﬁ%?&ﬁﬁiﬁ :

Mr. Dai Yiyi has been an independent non-executive director of Guangdong — Hong Kong
Greater Bay Area Holdings Limited (stock code: 1396), a company listed on the Hong Kong
Stock Exchange, since March 2021.

B —AEB B —F=-ARABBHMIMEM AR BB EZERER AR (RERR
1396) VB IFMITESE ©

PURCHASE, REDEMPTION OR SALE OF LISTED ;
SECURITIES OF THE COMPANY ‘

it

2

N
~ N,

SO EARRA LT

\Uﬂﬁ

b=l
KO

Neither the Company, nor any of its subsidiaries purchased, redeemed ~ HAR - KA Alsk HEMIM B AT EHEES - B
or sold any of the Company’s listed securities during the period. Blgk i & AR EER EHESR

INTERIM DIVIDEND

MR HRRR B

The Board resolved to declare an interim dividend of HK12 cents per ZEE=E&RZEAN_-_ZE-—FHA-+HEZ3
ordinary share for the six months ended 30 June 2021 (six months ZAAGRELMOREEREE S = —F X
ended 30 June 2020: HK11 cents). The interim dividend will be A=+ B 17518 A 89 HARR B G A% I AR A I
payable on or about 22 October 2021 to shareholders whose names 129 (BE - _-ZF XA =+H /@A :
appear on the register of members of the Company on 24 September B#115) c HEREBE RN = - —F 1+ A

2021.

“HZBEARXN FARARARBIR
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CLOSURE OF REGISTER OF MEMBERS

The register of members of the Company will be closed on Friday, 24
September 2021, when no transfer of shares will be registered. In
order to qualify for entitlement to the interim dividend for the six
months ended 30 June 2021, all transfer documents should be lodged
for registration with Company’s Hong Kong share registrar,
Computershare Hong Kong Investor Services Limited at Shops 1712—
1716, 17/F., Hopewell Centre, 183 Queen’s Road East, Wan Chai,
Hong Kong not later than 4:30 p.m. on Thursday, 23 September
2021.

By order of the Board
Wong Chiu Yeung
Chairman

Hong Kong, 27 August 2021
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS

AND OTHER COMPREHENSIVE INCOME

/\'='"

et Hin 2 mEU = 3k

For the six months ended 30 June 2021 & —F — —4

NA=THIEAREA

Six months ended 30 June

BEAA=THILAEA

2021 2020
—EZ—F —E_THF
(Unaudited) (Unaudited)
(REER) (REEEZ)
Notes RMB’000 RMB'000
B aE AR¥T T ARETTT
REVENUE Y &5 4 20,386,569 15,135,207
Cost of sales SHE AN (15,276,786)  (10,910,258)
Gross profit EF 5,109,783 4,224,949
Other income and gains H At A R e as 4 350,903 624,719
Changes in fair value of investment BEMENRBEEEFE
properties, net 256,724 462,241
Selling and marketing expenses SHE R EHAS (566,028) (311,609)
Administrative expenses TBHX (771,500) (1,029,044)
Other expenses HitnFZ (149,251) (156,174)
Finance costs MsER 5 (253,481) (248,720)
Share of profits and losses of: JEAL N7 =2 TE8% 51| K B8 -
Joint ventures = "T 184,143 16,964
Associates /N 18,568 (23,490)
PROFIT BEFORE TAX BRBE AR R 6 4,179,861 3,559,836
Income tax expense IR 7 (1,468,917) (1,043,197)
PROFIT FOR THE PERIOD HI g 5Es F 2,710,944 2,516,639
OTHER COMPREHENSIVE INCOME/ HipZEWA(EE)
(LOSS):
Other comprehensive income/(loss) that ~ AJ A& LA BHIREHHEE
may be reclassified to profit or loss in BanEMEEmBRAS
subsequent periods: (BE) :
Share of other comprehensive EhEERaHMbEmE
loss of joint ventures &8 (4,939) (3,596)
Share of other comprehensive FE(hEEE AR E 2 mE
income/(loss) of associates WA/ (E18) 26 (10)
Exchange differences on translation BMEBINEBHE R ZHE
of foreign operations 160,647 (405,665)
Net other comprehensive income/(loss)  AJRESEEREHRET HEE
that may be reclassified to profit or loss 1Bz EMEEUW A (EE)
in subsequent periods FEE 155,734 (409,271)
OTHER COMPREHENSIVE HAHME2EBA (FE)
INCOME/(LOSS) FOR THE PERIOD 155,734 (409,271)
TOTAL COMPREHENSIVE INCOME HMA2EBARE
FOR THE PERIOD 2,866,678 2,107,368
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS
AND OTHER COMPREHENSIVE INCOME

. A2 A2
GmeEEmhEMEEREE
For the six months ended 30 June 2021 HZ T - —F XA =1+ HIE/~EA

Six months ended 30 June
BEZEABA=1+RHILAHEA

2021 2020
—E-_—f —E-TF
(Unaudited) (Unaudited)
(REEEZ) (REEEZ)
Note RMB’000 RMB’000
B 5E AR¥T T ARETFIT

Profit attributable to: TANZIBEE & A
Owners of the parent BARIEAR A 2,377,072 2,114,397
Non-controlling interests e AR HE 2 333,872 402,242
2,710,944 2,516,639
Total comprehensive income THEBEREEZEB AL :
attributable to:
Owners of the parent ISTNEIEZZ SN 2,507,612 1,751,996
Non-controlling interests FEIE R FE RS 359,066 355,372

2,866,678 2,107,368

EARNINGS PER SHARE ATTRIBUTABLE B ARZEREREZEA

TO ORDINARY EQUITY HOLDERS ELEREF

OF THE PARENT 9

Basic B- 9N RMB A R¥ RMB A R #&
56.3 cents = 50.6 cents 73

Diluted e RMB A R# RMB A R

55.7 cents?  49.6 cents &
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CONSOLIDATED STATEMENT OF

FINANCIAL POSITION

e IR R

30June 2021 —E—_—FXA=+H

30 June 31 December
2021 2020
—EB—fF —EEF
~A=+H +ZA=+—8°H
(Unaudited) (Audited)
(REER) (Fe2=%)
Notes RMB’ 000 RMB’000
5T ARETT ARETTT
NON-CURRENT ASSETS FRBEE
Property and equipment L EYNE T 10 799,389 827,345
Investment properties KEWE 30,412,819 29,329,219
Intangible asset B EE 2,903 2,986
Properties under development RPN 10 10,714,967 9,852,502
Contract in progress EEIREARE 10 349,810 345,518
Investments in joint ventures REENRHEE 14,883,327 13,741,153
Investments in associates RE &N AR E 1,938,674 899,806
Prepayments and other assets TENFEREMEE 5,742,356 3,107,817
Deferred tax assets RIENIB A B 1,070,448 981,237
Total non-current assets FERBEERETR 65,914,693 59,087,583
CURRENT ASSETS REBEE
Properties under development BEPYE 10 67,715,710 64,671,346
Completed properties held for sale EIELED SR 9,298,529 7,775,568
Trade receivables Z 5 W IE 11 362,264 241,493
Prepayments, other receivables and TEfT I8  HAb WA K&
other assets HiEE 9,587,444 9,398,292
Financial assets at fair value through BRAREEREES)
profit or loss FFABERNEMEE 933,956 816,687
Due from related parties FEUL 7838 5 I8 2,669,323 3,512,370
Prepaid income tax SEUNE ] 1,984,520 1,711,340
Restricted cash XEHRS 4,254,847 4,305,393
Pledged deposits EHEAER 182,068 679,283
Cash and cash equivalents WENIRESEEBY 15,306,042 18,415,066
Total current assets MENEEETR 112,294,703 111,526,838
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CONSOLIDATED STATEMENT OF
FINANCIAL POSITION

n‘/-ﬁ (=) /Zl-ﬁﬁ;ljt/\ﬂr%%
30June 2021 —E=—F XA =+H

30 June 31 December

2021 2020

—F=—F e
ANA=+H +t=-—HA=+—H
(Unaudited) (Audited)
(REEERZ) (F83=%)

Notes RMB’ 000 RMB’'000

B E AR®T ARETT

CURRENT LIABILITIES =R
Trade and bills payables B RNFBERREE 12 13,908,987 11,806,110
Other payables and accruals H i RIBE R EETE A 13,702,489 13,811,236
Contract liabilities ERAaE 48,340,238 45,695,562
Interest-bearing bank and TRIRITREMER

other borrowings 13 8,707,076 9,390,257
Senior notes and domestic bonds BEZEE RIBENES 14 3,755,308 4,449,796
Due to related parties FES R 5 I8 3,219,250 5,346,192
Tax payable FERTFRIE 4,283,304 3,554,757
Total current liabilities REEEERE 95,916,652 94,053,910
NET CURRENT ASSETS REBEEFE 16,378,051 17,472,928
TOTAL ASSETS LESS CURRENT BEERABER

LIABILITIES 82,292,744 76,560,511
NON-CURRENT LIABILITIES FnBEE
Interest-bearing bank and FTRIRITREMER

other borrowings 13 20,863,181 16,285,355
Senior notes and domestic bonds BREERRIBERNES 14 17,228,416 16,437,468
Lease liabilities HEBE 258,195 279,697
Deferred tax liabilities EEFIEAE 4,311,739 4,344,758
Provision for major overhauls NIEBAE 65,004 60,619
Total non-current liabilities IEREa SRR 42,726,535 37,407,897
Net assets BEFE 39,566,209 39,152,614
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CONSOLIDATED STATEMENT OF
FINANCIAL POSITION

mE AR R R
30 June 2021 —E=—&FXA=+H

30 June 31 December

2021 2020

—E-—F —ECEF
ANA=+tH +t=-—HA=+—H
(Unaudited) (Audited)
(REEEZ) (1= 1Z)

Note RMB’ 000 RMB’000

Bt E AR®TR ARETT

EQUITY R
Equity attributable to owners of B RARFEEAEGES
the parent

Issued capital BEITRA 15 365,064 365,064

Reserves i 21,739,235 20,633,339
22,104,299 20,998,403

Non-controlling interests FFERE S 17,461,910 18,154,211

Total equity W ABEE 39,566,209 39,152,614
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Attributable to owners of the parent
BADRAARE

Share Statutory Property Share Exchange Non-
Issued  premium Capital surplus Merger  revaluation Other option  Hedging fluctuation  Retained controlling Total
capital  account reserve reserve reserve reserve  reserves reserve reserve reserve profits Total  interests equity
HE NEEMR EX
BRRE BOEER  ALEE  BREE  SHER BF  EERE BRESE  WMER  REEE  REmR gt FERER  BH4E
(Unaudited) ~ (Unaudited) (Unaudited) (Unaudited) (Unaudited) (Unaudited) (Unaudited) ~(Unaudited) (Unaudited) ~(Unaudited) (Unaudited) (Unaudited) (Unaudited) —(Unaudited)
(RE2HR) (REER) (RERK) (REBK) (REER) (REER) (REBN) (REER) (REER) (REBR) (REER) (REER) (REEH) (REEQ)
RMB'000  RMB'O00  RMB'000  RMB'000  RMB'000  RMB'000  RMB'00  RMB000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000  RMB'000
ARBTR ARETR ARBTR ARMTR ARMTZ ARBTR ARMTR ARMTR ARETR ARBTR ARMTR ARETI ARMTR ARMTR

365,064 287,304%  (1,589,695)* 1,584,585 82812+ 13,096* 9670+ (44811)* 513584 19,693,704* 20998403 18154211

-3 2310m 333812

(4,939 (4939
2%

135,453 2519

135453 2317012 2507612 359,066
- (80,734)

- 805,740
(161,733)  (901973)
- (874,400)
(639,983) -

365,064 287,304* (2,351428)* 1,584,585+ 30 82,8712* 8,183* 92670 (44811 649,037* 21.430793* 22104299 17461910 39,566,209



CONSOLIDATED STATEMENT OF
CHANGES IN EQUITY

mEEREER

For the six months ended 30 June 2021 HZ—ZT - —F XA =+ HIE/~EA

Attributable to owners of the parent

BRTRAAEL
Share Statutory Property Share Exchange Non-
Issued premium Capital surplus Merger  revaluation Other option Hedging  fluctuation Retained controling Total
capital account resenve reserve reserve reserve reserves reserve reseve reserve profts Total interests equity
R nEEf 3]

BEARA KiMEBE  AARRE  EBEE  ANER B  AbRE BREEE  HhER KRR BEH & FERER  BoeE
(Unaudited) ~ (Unaudited)  (Unaudited)  (Unaudited)  (Unaudited)  (Unaudited)  (Unaudited)  (Unaudited)  (Unaudited)  (Unaudited)  (Unaudted)  (Unaudited)  (Unaudited)  (Unaudited)
(REzh) (MEh) (RERR) (REBR) (REER) (REBR) (RESR)  (REER) (REER) (RERR)  (REBR) (REER) (REER)  (REER)

RVMBOO0  RMBO0O  RMBOOD  RMB'OO0  RMB'000  RMBO00  RMBO00  RMBOO0  RMB'OO0  RMBOO0  RMB000  RMB0O0  RMB'0O0  RMB'000
AEBTRL ARMTT ARBTR ARETL ARMTL ARSTR ARMTR ARBTR ARMTR ARBTR ARMTL ARMTL AR%TT ARMTR

At 1 January 2020 RZ2-Z%-A-H 361497 1,096,688 (847,849) 1,177,608 30 82872 2,083 83,562 (44.811) (630,113) 16297443 17579010 12,707,177 30,286,187
Profit for the period BRER - - - - - = = = = - 214391 2114397 40224 2516639
Other comprehensive oss BNEH2 AR
for the period:
Share of other comprehensive EEFASATL
Joss of joint ventures 2EFR = = = = = = (3,5%) = = = = (3,5%) = (3,5%)
Share of other comprehensive e ER AL
Jogs of assocites 2EfR = = = = = = (10) = = = = (10 - (10)
Exchange differences on trensation ~ EEEHNEN 28
of foreign operations - - - - - - - - - (358795 - (3%879%) (46,870) (405,665

Total comprehensive incomeflloss) ~ BIR2EMA/(BiE) 2%

for the period - - - - - - (3,608) - - (358795 2114397 1,751,9% 355372 2,107,368
Capital reduction of subsidiaries HBARZREHS - - - - - - - - - - - - (90,400) (90,400)
Capital contribution from FERRRARES

non-controlling shareholders - - - - - - - - - - - - 2,17 17
Acquisiion of non-controlling interests e iR - - [2noon) - - - - - - - - (007)  (148636)  (418,707)
Acquisition of subsicliaries (note 16)  WEEMBAR (H 16) - - - - - - - - - - - - 94,075 94,075
Disposal of subsidiaries (note 18) HENBAT(HEE19) - - - - - - - - - - - - (1526584)  (1,526,584)
2019 inal dividend approved BiE-T-NERERS - (52343) - - - - - - - - - (53436) - (53436)
Equity-settled share option R ERRERS

arrangements - - - - - - - 21429 - - - 2149 - 21429
At 30 June 2020 RZE-25/A=1R 361,497 57325 (11179200 1,177,608 30 82812 (1523) 104,991 (44811)  (988908) 18411840 18558928 11,512,721 30,071,649
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CONDENSED CONSOLIDATED STATEMENT
OF CASH FLOWS

BRGSRERER

For the six months ended 30 June 2021 HZ T - —F XA =1+ HIE/~EA

Six months ended 30 June
BZEANA=THLKER

2021 2020
—E-—fF —E-TF
(Unaudited) (Unaudited)
(REER) (REEEZ)
Notes RMB’ 000 RMB’000
Liks3 ARBTT ARETT

CASH FLOWS FROM RETHRERNE

OPERATING ACTIVITIES
Cash used in operations KEFTABR S (5.792,147) (1,777,746)
Interest received B U F 2 59,439 83,382
PRC corporate income tax paid BB ZETSH (724,856) (479,988)
PRC land appreciation tax paid B LR EFR (488,868) (420,390)
Net cash flows used in operating activities &< EENATAIR SR EF5E (6,946,432) (2,594,742)
CASH FLOWS FROM RETZHRERE

INVESTING ACTIVITIES
Purchases of items of property BEYHENEREIER

and equipment (27,185) (19,126)
Proceeds from disposal of items of L E YRR HIE B TS R0E

property and equipment 23,326 498
Additions to investment properties 1SRG B (1,064,554) (258,060)
Proceeds from disposal of B ERE YIS HIE

investment properties 86,129 58,787
Acquisition of subsidiaries W BB R E A A 16 - (15,641)
Disposal of subsidiaries, net HENEB A RFEEE 18 345,277 (34,818)
Investments in joint ventures REERBHKRE (496,052) (1,594,979)
Repayment from/(loans to) joint CR-YNCINSE - WNSIF S

ventures and associates B (BF) (653,059) 595,344
Decrease in restricted cash IR I ER R 50,546 261,783
Decrease in pledged deposits BEHEAFRR D 497,215 242,287
Decrease/(increase) in time deposits with  [RE|IHIB ZR =1 A 2 EHER

original maturity over three months A () 1,224,000 (1,607,992)
Other investing cash flows, net HiTER e mE2 55 1,664 (49,171)
Net cash flows used in investing activities & /EHFTRAIR GRS /758 (12,693) (2,421,088)
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CONDENSED CONSOLIDATED STATEMENT
OF CASH FLOWS

BHRGERERER

For the six months ended 30 June 2021 HZ—ZT - —F XA =+ HIE/~EA

Six months ended 30 June
HEZAA=1+HILAXEAR

2021 2020
—E-—fF —E-TF
(Unaudited) (Unaudited)
(REEX) (REEEZ)
RMB’ 000 RMB'000
AR®T T ARETTT
CASH FLOWS FROM MEETHRERE
FINANCING ACTIVITIES
Interest paid EAHLE (1,632,608)  (1,459,851)
Proceeds from issuance of senior notes (T E &L EIEFS A 4,209,723 1,071,615
Issuance costs of senior notes BEERRITHRY (40,539) (14,584)
Repayment of senior notes EBREELEE (3,875,775) -
New bank and other borrowings IR ITREMER 17,425,460 10,482,779
Repayment of bank and other borrowings {E38$R1T & B & 3% (10,985,876) (6,197,635)
Principal portion of lease payments SAEERS MK (43,967) (24,010)
Acquisition of non-controlling interests Y B I AR A 25 (1,663,706) (418,707)
Capital contribution from FEIERRAR R EE
non-controlling shareholders 805,740 121,717
Increase/(decrease) in amounts due to JE {~f RBsE 5 sk IE I A0, CRi )
related parties, net FEE (967,736) 1,664,203
Other financing cash flows, net Hingt EHMEF5 1,871,820 (264,445)
Net cash flows from financing activities B EE SRR RE R 5,102,536 4,961,082
NET DECREASE IN CASH AND CASH HRERHELSZEWHD
EQUIVALENTS R (1,856,589) (54,748)
Cash and cash equivalents at beginning  Hi#IR & RIE S ZEY
of period 17,191,066 19,150,849
Effect of foreign exchange rate changes, [&E R &8 2 %58
net (28,435) 33,976
CASH AND CASH EQUIVALENTS AT HARRERBELSEEY
END OF PERIOD 15,306,042 19,130,077
ANALYSIS OF BALANCES OF CASH RERBRESENEHRIM
AND CASH EQUIVALENTS
Cash and cash equivalents stated in mEMBRARMIIZ R E R
consolidated statement of REEFED
financial position 15,306,042 20,738,069
Less: Non-pledged time deposits with B BARIBEZR=EAZ
original maturity of over three AR E BRF R
months when acquired - (1,607,992)
15,306,042 19,130,077
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

AR S B S Rk M et

BASIS OF PREPARATION

The Company is incorporated in the Cayman Islands as an
exempted company with limited liability and whose shares are
publicly traded on the Hong Kong Stock Exchange. The principal
activities of the Group are described in note 3 to the unaudited
interim condensed consolidated financial statements.

The unaudited interim condensed consolidated financial
statements of the Group have been prepared in accordance
with Hong Kong Accounting Standard (“HKAS") 34 Interim
Financial Reporting issued by the Hong Kong Institute of
Certified Public Accountants (the “HKICPA") and the disclosure
requirements of Appendix 16 to the Listing Rules.

The unaudited interim condensed consolidated financial
statements do not include all the information and disclosures
required in the annual consolidated financial statements, and
should be read in conjunction with the Group’s annual
consolidated financial statements for the year ended 31
December 2020.

The accounting policies and basis of preparation adopted in the
preparation of these unaudited interim condensed consolidated
financial statements are consistent with those adopted in the
Group’s annual consolidated financial statements for the year
ended 31 December 2020, which have been prepared in
accordance with Hong Kong Financial Reporting Standards
("HKFRSs"”) (which include all Hong Kong Financial Reporting
Standards, HKASs and Interpretations) issued by the HKICPA,
accounting principles generally accepted in Hong Kong and the
disclosure requirements of the Hong Kong Companies
Ordinance, except for the adoption of the revised HKFRSs and
the change in accounting policy as disclosed in note 2 below.
The Group has not early adopted any standard, interpretation or
amendment that has been issued but is not yet effective.

These unaudited interim condensed consolidated financial
statements have been prepared under the historical cost
convention, except for investment properties and financial
assets at fair value through profit or loss, which have been
measured at fair value. These unaudited interim condensed
consolidated financial statements are presented in Renminbi
(“RMB") and all values are rounded to the nearest thousand
except when otherwise indicated.

30June 2021 —E—_—FXA=+H
B ELAE

ARABEREFRSEMRLAEREE
Rom EROREEBIAAHAE
B ARBMNEEXHERAREEZTH
BRAAR & M SRR MY 5 3 A -

AEBAEEZTHEAREUBEER
DIREREEFIMAG([HESEA
RGBS GTEUN(FBEGHE
A1) %345k P B R A K E AR A
ff% 16 RN EMAREL

AREZTHERAREMBERRLTE
REFRAMBHREAMBTHNEMERK
BREFEH IERELAEEHEE_T_-F
Ft-_A=T-"BLEENEFHESH
Bk — ORI E

BRTERMAT X2 2 KT B
BHREENRSHBREEIN BN
RICEZPEERLZE P HREEFAIR
MR REREE  BERHAS
Bz _TF+_H=1+—HIF
ENE2FREVERRMAAE 8 I
EEREESHTMASEMBNEBHE
HEEA ([ BBMBIRELER ) (BFEA
BEEBVBREEL  BBESHEAR
#) AR RAIREBRAIE
PINBERERREMRR - AEEWEIRER
RANE BB MR ERZ EER - 2
FER(EE] o

BRIREMENRIZE AR EFEREE B
ABENEREERAAEFTEIN K
REZPHERFREMBRRDBES
AR - R BERIN  REAREE
TZRMEARAVBERRIOIAARE
TARBDZY MEFRAELEHM
BAAZRETA T
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NOTES TO THE CONDENSED

CONSOLIDATED FINANCIAL STATEMENTS

BB S B IS R =T

30June 2021 —E—_—FXA=+H

2.

CHANGES IN ACCOUNTING POLICIES AND
DISCLOSURES

The Group has fully assessed and adopted, to the extent that is
relevant to the Group, the following revised HKFRSs for the first
time for the current period’s unaudited interim condensed
consolidated financial statements.

Amendments to HKFRS 9,
HKAS 39, HKFRS 7,
HKFRS 4 and HKFRS 16

Interest Rate Benchmark
Reform — Phase 2

The nature and the impact of the changes are described below:

Amendments to HKFRS 9, HKAS 39, HKFRS 7, HKFRS 4 and
HKFRS 16 address issues not dealt with in the previous
amendments which affect financial reporting when an existing
interest rate benchmark is replaced with an alternative risk-free
rate ("RFR"). The phase 2 amendments provide a practical
expedient to allow the effective interest rate to be updated
without adjusting the carrying amount of financial assets and
liabilities when accounting for changes in the basis for
determining the contractual cash flows of financial assets and
liabilities, if the change is a direct consequence of the interest
rate benchmark reform and the new basis for determining the
contractual cash flows is economically equivalent to the previous
basis immediately preceding the change. In addition, the
amendments permit changes required by the interest rate
benchmark reform to be made to hedge designations and
hedge documentation without the hedging relationship being
discontinued. Any gains or losses that could arise on transition
are dealt with through the normal requirements of HKFRS 9 to
measure and recognise hedge ineffectiveness. The amendments
also provide a temporary relief to entities from having to meet

China SCE Group Holdings Limited / Interim Report 2021
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

CHANGES IN ACCOUNTING POLICIES AND
DISCLOSURES (Continued)

the separately identifiable requirement when an RFR is
designated as a risk component. The relief allows an entity,
upon designation of the hedge, to assume that the separately
identifiable requirement is met, provided the entity reasonably
expects the RFR risk component to become separately
identifiable within the next 24 months. Furthermore, the
amendments require an entity to disclose additional information
to enable users of financial statements to understand the effect
of interest rate benchmark reform on an entity’s financial
instruments and risk management strategy.

The Group had certain interest-bearing bank borrowings
denominated in Hong Kong dollars and foreign currencies based
on the Hong Kong Interbank Offered Rate and the London
Interbank Offered Rate as at 30 June 2021. Since the interest
rates of these borrowings were not replaced by RFRs during the
period, the amendment did not have any impact on the financial
position and performance of the Group. If the interest rates of
these borrowings are replaced by RFRs in a future period, the
Group will apply this practical expedient upon the modification
of these borrowings provided that the “economically

equivalent” criterion is met.

The Group has changed its accounting policy of the classification
of the interest paid in the condensed consolidated statement of
cash flows from operating activities to financing activities during
the current period (the “Policy Change”) so as to provide
reliable and more relevant information of cash flows generated
from financial liabilities. In the opinion of the directors of the
Company, it is more appropriate to reflect all cash flows of the
Group’s borrowings as financing activities in the condensed
consolidated statement of cash flows and the Policy Change can
result in a consistent presentation which is beneficial to users of
the financial statements to understand all the related cash flows
of the same financial liabilities and provides more comparable
information with industry peers.

2.

IER4R S

BB MR

30June 2021 —E—_—FXA=+H

SRR MR TE 2 &8 #)

MRBEREREBRINIRTE - ZR
RAFEBNEEHHREBEES mEA
BEEBA AT HERAASERMNE
T B 1) == L e P £ 7 R 2R 24 {18 A 7 # RT
BBHA o fIN RFEITEKRERE
BEBEINER  AEMBEHREROERE
BEHTHRMNEEENSHEBNSRT
AREREERERZE

AREEBR-_T-_—FXA=THEET
BT RINESHERM T BRITER - U
BERITAERERRBRITRERE
REAE - R ZFE RN R R AN
45 45 A L o M) SR PR - RZAERT B AR
SENFBMRARKARBEMNZE -
5% 18 R R AR OR — By A A
ERBRNEFER - NEBERERE &
HELER ] WRER - EERZFER
BRAZEREE 25 -

AEECRAMBEE L SHR - &7
PiFeRemERANENFTENDIER
REFHEFARERTDH(RRE
B -URHEFHSREEELEZHEE
MEERSEEFAMEBENER - AR
RAEERR NEPGEARERERN
RHRASEEEELANMERERER
MAREEDER/RZE ARREEE
E—BIEZ2Y - MtABRMBHREE
REEFEHAReRABEENAANR
MR RES BRTRHEERAATLR
B E R
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NOTES TO THE CONDENSED

CONSOLIDATED FINANCIAL STATEMENTS

RS B S R P T

30June 2021 —E—_—FXA=+H

2. CHANGES IN ACCOUNTING POLICIES AND
DISCLOSURES (Continued)

Set out below are the amounts by which each financial
statement line item was affected for the six months ended 30
June 2021 and 2020 as a result of the Policy Change:

TRENESUBHRERBEEREBE_ZT
735&—7—?35/\)% +E|JJ:/\
ARRBREEMXTEZELR

_\

Six months ended 30 June

BEAA=THILAEA

2021 2020
—E-——fF —E-TF
(Unaudited) (Unaudited)
(REER) (REEEZ)
RMB’ 000 RMB’000
ARBET T ARET T
CASH FLOWS FROM OPERATING ACTIVITIES K& IFHELMWESHRE
Interest paid B F & 1,632,608 1,459,851
Increase in cash flows related to KT H B
operating activities WEmesEn 1,632,608 1,459,851
CASH FLOWS FROM FINANCING ACTIVITIES BEEHELHESHRE
Interest paid BAFLE (1,632,608) (1,459,851)
Decrease in cash flows related to HEEEHEEN
financing activities BRenERD (1,632,608) (1,459,851)
NET CHANGE IN CASH AND HeRBEEEEYEH
CASH EQUIVALENTS R - =

The adoption of the Policy Change has had no impact on the
consolidated statement of profit or loss and other
comprehensive income, consolidated statement of financial
position and consolidated statement of changes in equity.
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

OPERATING SEGMENT INFORMATION

The Group is principally engaged in the businesses of property
development, property investment, property management and
project management. For management purposes, the property
development and property investment businesses are monitored
as one operating segment on a project basis to allocate
resources and assess performance. For financial reporting
purposes, the property management segment and project
management segment are combined with the property
development and investment segment as its reported revenue,
reported results and assets are less than 10% of the
consolidated revenue, consolidated profit and consolidated
assets of the Group.

The Group’s revenue from external customers from each
product or service is set out in note 4 to the unaudited interim
condensed consolidated financial statements.

The Group’s revenue from external customers is derived solely
from its operations in the PRC, and the non-current assets of
the Group are substantially located in the PRC.

During the period, no revenue from transactions with a single
external customer amounted to 10% or more of the Group’s
total revenue.

3.

AR S B IS 3R BT RE

30June 2021 —E—_—FXA=+H
s E AR

AEETIZRENEER VERE -
#@%%ﬂ%&lﬁ BEEXB -pLEEM
CMRBEREMERERBEIE —E
REDHETEERNBE REELETT
é BRAORERRFE - RFBREM
CMEREEDMLIAREEDBEY
XEREYMEREDMEHERE - REA

oilf

uu\

EEMEHRWE  FEREEGASE
RAals SR kEaEETR
10%

REE R B INBE P S RE m IR
WATIER AR EEZT RERHES
MR MIES

AEERBINBEFLHBRAEREER
FREIRES  MAKENEAENIER
BEEDNPE -
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

RS B S R P T

30June 2021 —E—_—FXA=+H

4. REVENUE, OTHER INCOME AND GAINS 4. g

An analysis of the Group's revenue is as follows:

4

- B A A R W s

REBH YOO

Six months ended 30 June

BEAA=THILAEA

2021 2020
—E-—F —E-TF
(Unaudited) (Unaudited)
(REER) (REEER)
RMB’000 RMB’'000
AR¥T T ARETTT
Revenue from contracts with customers R 8% F & E Uk
Sales of properties MEIHE 19,708,037 14,686,375
Property management fees MEEIEE 425,203 233,061
Project management income 5B EEUA 46,290 61,326
Revenue from other sources HAb R E LK W
Gross rental income from investment WA B W) 348 & 10 & P ICER B
property operating leases: HESWALLEE :
Variable lease payments that do not TEHURAR IR B A E K
depend on an index or a rate A A E IR 4,719 3,562
Other lease payments, including BIEERERIERNEAM
fixed payments HERMK 202,320 150,883
20,386,569 15,135,207
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

B4R S B IS R 5T

30June 2021 —E—_—FXA=+H

REVENUE, OTHER INCOME AND GAINS 4. Was - HMWWA KK @)
(Continued)
Revenue from contracts with customers REEFEFERHKE
Disaggregated revenue information WE2IFRER
For the six months ended 30 June 2021 BHE T ——F N NA=1+HIFNEA
Property Project
Sales of management management
properties fees income Total
MEEE YEEEE EHEEEWA k]

(Unaudited) (Unaudited) (Unaudited) (Unaudited)
(REBEXR) (CREER) (REER)  (REER)
RMB' 000 RMB’ 000 RMB’000 RMB’000
ARBTRT AR¥ETR AR¥TR AR®BT:R

Timing of revenue WS TR R
recognition:
Goods transferred at a point EX—EREZhEEL
in time Em 19,708,037 - - 19,708,037
Services transferred over time 1% BREE 1) IR 7% - 425,203 46,290 471,493
Total revenue from contracts REEFPERKEHERE
with customers 19,708,037 425,203 46,290 20,179,530
For the six months ended 30 June 2020 BE—FE-—FFENHA="1HIFNEA
Property Project
Sales of management management
properties fees income Total
MEHE DEERE BHEEFTERA FakC]

(Unaudited) (Unaudited) (Unaudited) (Unaudited)
(Rigsz) (REER) (REER) (REER)

RMB'000 RMB’000 RMB’000 RMB’000
ARETT ARBTT ARETT ARETET

Timing of revenue W 225 T SR O B

recognition:
Goods transferred at a point EX—ER2EEN

in time Sm 14,686,375 - - 14,686,375
Services transferred over time 1R b B R A AR 7S - 233,061 61,326 294,387

Total revenue from contracts RERFARRGEERE
with customers 14,686,375 233,061 61,326 14,980,762
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

RS B S R P T

30June 2021 —E—_—FXA=+H

4. REVENUE, OTHER INCOME AND GAINS 4.

(Continued)

An analysis of the Group's other income and gains is as follows:

Yam - &

4

U A R %% )

AREBENEMBARKEAFTOT

Six months ended 30 June

BEAA=THIEAEA

2021 2020
—E--F T _TF
(Unaudited) (Unaudited)
(REEZR) (REEER)
RMB’' 000 RMB'000
ARBT T ARETT
Other income and gains H A & W&
Bank interest income RITA BN 59,439 83,382
Consultancy service income FEE S AR A LA 49,244 90,532
Gain on disposal of items of property and  H & ¥ & %18 B U205 58
equipment, net 21,030 99
Fair value gain on financial assets at fair BAREE AHEET AEn
value through profit or loss, net HNEemEEN AL BREFE 125,329 56,511
Fair value gain on remeasurement of B ERNAERARNKREY
investments in joint ventures AR ERE - 151,560
Gain on bargain purchase (note 16) HEWER K (FisE16) - 33,673
Gain on disposal of investment properties € 1% & ¥ 2 g i 25 5,225 11,157
Foreign exchange differences, net ME N EE R - 17,102
Government grants AT B 20,911 26,731
Others Hth 69,725 153,972
350,903 624,719
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

RS B R 5T

30June 2021 —E—_—FXA=+H

FINANCE COSTS 5. MBEM
An analysis of finance costs is as follows: BIEBESHIMT ¢

Six months ended 30 June
BEABA=1+RHILAHEA

2021 2020
—E-—F —ETF

(Unaudited) (Unaudited)
(REER) (REEER)
RMB’ 000 RMB’000
AR¥T T AREFT

Interest on bank and other borrowings, RITREMER - BEERR

senior notes and domestic bonds BREHF B 1,667,619 1,612,469
Interest on lease liabilities HEBGERFE 12,442 9,053
Increase in a discounted amount of &) B T80 57 24 1 2 AR WY K (S 1B 4

provision for major overhauls arising from  #73R (B35 %8

the passage of time 1,552 2,548
Total interest expense on financial liabilities FEZ AR B ABZHNERAREDN

not at fair value through profit or loss A B 4858 1,681,613 1,624,070
Less: Interest capitalised B BRI FILE (1.428,132) (1,375,350)

253,481 248,720
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

RS B S R P T

30June 2021 —E—_—FXA=+H

6. PROFIT BEFORE TAX 6. FREiADG T
The Group's profit before tax is arrived at after charging/ REFBNBRBADENMENR(GFA)T
(crediting): Y& I8

Six months ended 30 June
BEAA=THLEAXEAR

2021 2020
=B T TF
(Unaudited) (Unaudited)
(REER) (R EZ)
RMB’ 000 RMB’000
ARMT T ARETT

Cost of properties sold BEEWERA 14,840,595 10,800,553
Cost of services provided B et iR A% A AR 352,173 109,622
Depreciation of property and equipment — #12 KR EAITE 34,145 22,018
Depreciation of right-of-use assets FREEENTE 37,087 24,167
Amortisation of an intangible asset* B 83 83
Lease payments not included in the HERE (T REHEAEMRE)

measurement of lease liabilities 5,935 4,658
Employee benefit expenses (including EERAAY (BREESHE) :

directors’ remuneration):

Salaries and other staff costs TERHME TR 627,576 728,600

Equity-settled share option expense P HE A B AR 7 > - 21,429

Pension scheme contributions BIREETEIHE 107,963 73,929

Less: Amount capitalised B BERNMER e R (281,360) (196,677)

454,179 627,281

Foreign exchange differences, net ME 5, 7= B % ER 33,740 (17,102)
Write down to net realisable value of FHEL BB BRI RES

completed properties held for sale* A B IR HE * 83,935
Loss on disposal of subsidiaries, net** S B S A B S 1R SRR < 149,251 156,174
& These items are included in “Cost of sales” in the consolidated @ BEEIFE G AGREER REMEARER

statement of profit or loss and other comprehensive income.

**  This item is included in “Other expenses” in the consolidated B
statement of profit or loss and other comprehensive income.
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

INCOME TAX

No provision for Hong Kong profits tax has been made as the
Group did not generate any assessable profits arising in Hong
Kong during the period (six months ended 30 June 2020: Nil).
Taxes on profits assessable in Mainland China have been
calculated at the rates of tax prevailing in the cities in which the
Group's subsidiaries operate.

IER4R S

B IR R M

30June 2021 —E—_—FXA=+H
IR S

AN & B N B A N M 7R B 8 EE AR A
ERBRF - WBARBEBFEHIED
BREHEZZE=ZF A A=THLE
A ) o Fp B A ) FE R T N Y B IR
RS E M E A A& P M ey B R
TE -

Six months ended 30 June

HEANA=THLAER

2021 2020
:g: - E — 7 — E'E
(Unaudited) (Unaudited)
(REER) (REEEZ)
RMB’' 000 RMB’'000
AR®T R AREFTT
Current charge for the period: DA
PRC corporate income tax R Bl ZE TS E 1,263,362 894,972
PRC land appreciation tax AR B -t 3 (A A 315,780 182,903
Under-provision in prior years, net: BEFERETIR 2 F5E
Mainland China B A 3t 7.510 29,797
1,586,652 1,107,672
Deferred tax credited for the period BT NREFIE (117,735) (64,475)
Total tax charge for the period BN IE R S AR 1,468,917 1,043,197

During the six months ended 30 June 2021, the share of
tax charge attributable to joint ventures amounting to
RMB118,222,000 (six months ended 30 June 2020: RMB2,462,000);
and the share of tax charge attributable to associates amounting
to RMB29,739,000 (six months ended 30 June 2020: tax credit
of RMB43,000) are included in “Share of profits and losses of
joint ventures and associates” in the consolidated statement of
profit or loss and other comprehensive income.

%zzﬁt:;——i/‘—\ﬂerElt/—dﬂ,ﬁﬂ

DMEEERANMERTAARE
11822200073(@i T F A
=+HIEAREA - AR¥2,462,0007T)
SEBMERANTERIAARE
29,739,000 (BE=—Z=_FF A=+
HIE/NE A : FIEE L AR 43,000
7T) ' BEETAGRAEEE K EMEERER
B[ LS &R R REE QR &R
BEIET -
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

RS B S R P T

30June 2021 —E = —FXA=+H

8. DIVIDENDS

Six months ended 30 June

BEAA=THIEAEA

2021 2020
—EZ—F —ETHF
(Unaudited) (Unaudited)
(REER) (REEZ)
RMB’ 000 RMB'000
AR¥T T ARBT T
Interim — HK12 cents (six months ended ~ FRHf — G E@BIEE 125
30 June 2020: HK11 cents) per (B2 A=+H
ordinary share LEREA - BE115) 421,436 419,414
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

EARNINGS PER SHARE ATTRIBUTABLE TO
ORDINARY EQUITY HOLDERS OF THE
PARENT

The calculation of the basic earnings per share amount is based
on the profit for the period attributable to owners of the parent,
and the weighted average number of ordinary shares of
4,222,133,380 (six months ended 30 June 2020: 4,182,133,380)
in issue during the period.

The calculation of the diluted earnings per share amount is
based on the profit for the period attributable to owners of the
parent, and the weighted average number of ordinary shares.
The weighted average number of ordinary shares used in the
calculation is the number of ordinary shares in issue during the
period, as used in the basic earnings per share calculation, and
the weighted average number of ordinary shares assumed to
have been issued at no consideration on the deemed exercise of
all the dilutive potential ordinary shares into ordinary shares.

The calculations of the basic and diluted earnings per share are

B4R S B IS R 5T

30June 2021 —E—_—FXA=+H

NElE @R ES fE
(MEST ﬂﬂ

EREARANCENERHAANETRARESR
ABMEER RBAAEBETERRE
4,222,133380 R (B E=FT =T F <A
=+ HIEAMEA :4,182,133,380%) Z
EFHEEE

BEREERMNSEDNEMATARES
A FEAE 8 A N & BRI 9 BiEt B
&t B AT AR 0 B B AR 0 15 B A R
EJr%*@Hi%K”?FIJH’]H;ﬁWE?*ﬁﬁ@HQ
2B RBRRNATE REEE ) BB
BAERATE RS B O A BET A&
TTEYE B INFE I B4R AN -

FREXREERN HREIAT & HGF

based on: =
Six months ended 30 June
BEANA=THLAER
2021 2020
=B -F CZETHF
(Unaudited) (Unaudited)
(RIEER) (REER)
RMB’ 000 RMB'000
ARET T ARBTT
Earnings ZF
Profit attributable to owners of the parent FR{EstEEGIRER RESER T2
used in the basic and diluted earnings per &} X &% B A FE (G i A
share calculations 2,377,072 2,114,397
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NOTES TO THE CONDENSED

CONSOLIDATED FINANCIAL STATEMENTS

RS B S R P T

30June 2021 —E—_—FXA=+H

9. EARNINGS PER SHARE ATTRIBUTABLE TO £l

ORDINARY EQUITY HOLDERS OF THE
PARENT (continued)

Egﬂ%@h%ﬁﬁﬁA@
TH IR EF ()

Number of shares

R B E

Six months ended 30 June
BZEANA=THLKER
2021 2020
—E—F —EEF
(Unaudited) (Unaudited)
(REER) (R EZ)

Shares B& 13

Weighted average number of ordinary FREstESREARREF) 2 BR
shares in issue during the period used in B E&{T AR 2 INE T8

the basic earnings per share calculation

4,222,133,380 4,182,133,380

Effect of dilution — weighted average e R — TR 2 INEFEHE

number of ordinary shares:
Share options Bt

47,291,432 83,149,916

Weighted average number of ordinary REstE SRS RN 2 A
shares in issue during the period used in B BT E @A 2 T H £

the diluted earnings per share calculation

4,269,424,812 4,265,283,296

10. ADDITIONS TO PROPERTY AND EQUIPMENT, 10. #Ti&Z Nk @ EEF Y

PROPERTIES UNDER DEVELOPMENT AND
CONTRACT IN PROGRESS

During the six months ended 30 June 2021, the Group incurred
approximately RMB45,778,000 (six months ended 30 June
2020: RMB27,728,000) on the addition of items of property
and equipment.

During the six months ended 30 June 2021, the Group incurred
approximately RMB23,815,328,000 (six months ended 30 June
2020: RMB23,643,644,000) and approximately RMB4,292,000
(six months ended 30 June 2020: RMB1,724,000) on the
additions to properties under development and contract in
progress, respectively.
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Zl&%lﬁﬁﬁfm%&?“%lﬁafzﬁiw\ﬁ
# 45,778,000 (B E=ZZFE =FTF X A
=+HIEANEAR: ARK27,728,000
TT) ©

BHE_ZT-_—FA=1+HL~M@EA "
zr'i%l%ﬁi&.‘%éﬁﬁt:%%&&ﬁﬁ 24 R
2RI H# A R 23,815,328,000 7T (&
E-T-FTEXNA=FTAHILEAEAR: A
R #23,643,644,0007C ) & 4 A R ¥
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

11. TRADE RECEIVABLES

The Group’s trade receivables arise from the sales of properties,
leasing of investment properties and provision of property
management services.

Consideration in respect of properties is payable by the
purchasers in accordance with the terms of the related sale and
purchase agreements. The Group normally requires its
customers to make payment of monthly/quarterly charges in
advance in relation to the leasing of investment properties and
provision of property management services. The Group generally
grants a rent-free period for three months to the lessees of the
Group's investment properties, extending up to six months for
major customers.

Since the Group's trade receivables are related to a number of
diversified customers, there is no significant concentration of
credit risk. The Group does not hold any collateral or other
credit enhancements over its trade receivables balances. All
trade receivables are non-interest-bearing.

An ageing analysis of the trade receivables as at the end of the
reporting period, based on the revenue recognition date and
invoice date, is as follows:

BRAGR S B R e RaR I RE

30June 2021 —E—_—FXA=+H

B SRR

AEENE S RUKBERBHEDE
HEREMR R EEDEETERS

ERMENRERETRBEBEEH
FOGRRIN - AEEERERED X
RIEHYEEEREA - —REREP
FA/BFRANK - AEE—RAIKR
BYEABRART=_EANRES =
ERFAERERS /@A -

HRARENE ZEUGIEN TP L]
DE - BMUBEAEERTER - XK
B A ZEE D RUGRAEERITT A T
AEFmREREMINREEREE - BT
BFEZREFEARER -

R|BEHR - B 5 RUGRIAN KK DT
(A ARG LREZEHFE) D
T

30 June 31 December

2021 2020

—B-—fF —ETHF

~A=+tH +=A=+—8H

(Unaudited) (Audited)

(REER) (Fe&E=%)

RMB’000 RMB’000

ARET T ARBT T

Current to 90 days BNHEAZ= 90 B 297,117 212,531
91 to 180 days 91 H£Z180H 38,819 16,761
181 to 365 days 181 H&E 365 H 14,994 2,944
Over 365 days 365 HIA L 11,334 9,257
362,264 241,493
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NOTES TO THE CONDENSED

CONSOLIDATED FINANCIAL STATEMENTS

R4S I SRR M 5T
30 June 2021 —E=—&FXA=+H

12. TRADE AND BILLS PAYABLES

An ageing analysis of the trade and bills payables as at the end
of the reporting period, based on the invoice date, is as follows:

12.

B 5 RNARER

RBERR  BZRNFBARRENE

BRIREZAMOMAT

30 June 31 December

2021 2020

—EC—F —E-TF

AA=+H +t=ZA=+—A”

(Unaudited) (Audited)

(REBER) (Fez&=%)

RMB’ 000 RMB’000

ARET T ARETT

Within 1 year —FRN 13,565,156 11,540,147
Over 1 year —F Mk 343,831 265,963
13,908,987 11,806,110

The trade and bills payables are unsecured and non-interest-
bearing and are normally settled based on the progress of
construction.
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

B4R S B IS R 5T

30June 2021 —E—_—FXA=+H

13. INTEREST-BEARING BANK AND OTHER 13. T RRITEREMER
BORROWINGS
30 June 2021 31 December 2020
—E_—-FXA=1H —E-FEFE+-_F=+—H
(Unaudited) (Audited)
(REBER) (B8/%)
Contractual Contractual
interest interest
rate (%) rate (%)
per annum Maturity RMB'000  per annum Maturity RMB'000
HES HES|
FRE (%) FHE AR®TRT  EFE(%) H#MA ARBTT
Current B
Bank loans — secured RITER — BHER 2.70-6.96 2021-2022 5,144,574  3.38-5.70 2021 5,921,169
Bank loans — unsecured SRITER — &K 3.40 2021-2022 243,302 3.48 2021 114,947
Other loans — secured Emgm — G 9.00-9.50 2021-2022 3,319,200 5.22-10.10 2021 3,354,141
8,707,076 9,390,257
Non-current B35
Bank loans — secured RITEH — G 2.70-6.90 2022-2034 18,633,781  2.78-6.90 2022-2034 15,024,365
Bank loans — unsecured SRITER — &K - - - 3.48 2022 180,631
Other loans — secured HihEm — HHER 8.60-9.40 2022-2023 2,229,400 = 8.50-9.50 2022 1,080,359
20,863,181 16,285,355
29,570,257 25,675,612
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

RS B S R P T

30June 2021 —E—_—FXA=+H

£

13. INTEREST-BEARING BANK AND OTHER 13. 5T ER HME K@
BORROWINGS (continued)
30 June 31 December
2021 2020
—E-—F T -TF
~A=+H +=—A=+—8H
(Unaudited) (Audited)
(REER) (BEZ)
RMB’000 RMB’'000
AR¥TT ARBTE
Analysed into: pax)ik
Bank loans repayable: JEEERITEN
Within one year or on demand —FRsiRERK 5,387,876 6,036,116
In the second year BFE 5,686,854 3,654,207
In the third to fifth years, inclusive F_ERF(BEEEMF) 11,853,727 10,177,554
Beyond fifth years RIS 1,093,200 1,373,235
24,021,657 21,241,112
Other borrowings repayable: JE1E R B fth B 3K
Within one year —FR 3,319,200 3,354,141
In the second year FE_F 2,229,400 1,080,359
5,548,600 4,434,500
29,570,257 25,675,612
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

13. INTEREST-BEARING BANK AND OTHER
BORROW”NGS«IMMWW

Notes:

(a)

(b)

(d)

(e)

Certain of the Group's bank and other borrowings are secured by the
Group's bank deposits, property and equipment, investment
properties, properties under development and completed properties
held for sale, details of which are disclosed in note 21 to the
unaudited interim condensed consolidated financial statements.

As at 30 June 2021, certain of the Group’s bank and other
borrowings with an aggregate amount of RMB6,883,732,000 (31
December 2020: RMB5,143,806,000) were secured by share charges
in respect of the equity interests of certain subsidiaries of the Group.

Except for certain bank and other borrowings of RMB1,446,707,000
(31 December 2020: RMB3,214,046,000) and RMB3,991,421,000 (31
December 2020: RMB1,564,620,000) as at 30 June 2021, which were
denominated in Hong Kong dollars (“HK$") and United States dollars
("US$"), respectively, all of the Group’s bank and other borrowings
were denominated in RMB.

At the end of the reporting period, except for certain bank and other
borrowings of RMB8,222,587,000 (31 December 2020:
RMB6,296,277,000) with fixed interest rates, all of the Group’s bank
and other borrowings bear interest at floating interest rates.

As at 30 June 2021, the Group’s bank and other borrowings of
RMB5,438,128,000 (31 December 2020: RMB4,778,666,000) were
secured by a specific performance obligation imposed on the Wong
Family and pursuant to which (i) the Wong Family must remain the
single largest shareholder in the Company; (i) the Wong Family must
hold legally and beneficially and directly or indirectly 35% or 40% or
more of all classes of the Company’s voting share capital and/or must
directly or indirectly control the Company; and (iii) Mr. Wong or a
member of the Wong Family must remain to be the chairman of the
Board of the Company.

IER4R S

BB MR

30June 2021 —E—_—FXA=+H
Bi%E
() AEENETHRITREMGERHAE®EN

(b)

()

(e)

RITER - MERRE REWE - BB
RYERFELEEBRMEEERR - B
A R 1B I AR A B A% B P B £ PR B 7 SR MY
FE21 5% o

RZTEZ—F A=+H  AEEHNET
#R1T7 R E M B 5K A K %5 6,883,732,000
T(ZEZZEFE+_A=+—H: AR®
5,143,806,000 7T ) B3 7~ & B Bt /B 1 Bl B9 AR

At ﬁﬁﬁ’ﬂﬁ%ﬁ{’ﬁﬁﬁ ®

BRZZ=Z—FXA=THHETRITR
HibERAR1,446,707,000 (= ZF =
TF+ A=+ —-—H: AR ¥
3,214,046,0007T) & A K% 3,991,421,000
T(ZE-EF+-A=1+—0: AE¥
1,564,620,000 7T.) 5 BILARS 7T ([ 7T 1) &
Er([Exl)FIEN - NREBOFRERT
REMEZFIGAARET(E -

RIBEHR - RETRITEREBERAR
#8,222,587,000(ZE =T F+=A
=+—H: AR%6,296,277,0007T) AR
ERMEFTBIN - REB R FTA RITREM
BERARZEHAERTE

RZB-—FA=18  A&EEHRT
R H M E KA RKES5,438,128,000 70 (=&
—TE+-_A=+—H: AR
4,778,666,000 7T ) B = K K & K 15 € R 4Y
BEEEEA Bt VEXRELEER
AANTME—HFARR : () ERREHNEA
BERBEEREEREEFZEAQRME
38 Bl B 4% = #E B AN 35% 3k 40% 3k A |
R/ S BEE S REEESIARR] - RK(i)
BARASERRGER (K B W/EEE
BEEARRZEEEERE -
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

RS B S R P T

30June 2021 —E—_—FXA=+H

14.

SENIOR NOTES AND DOMESTIC BONDS

14 BRFEBEILIRAES

30 June 2021 31 December 2020
“E--FxA=tH “2-%5+-A=1-H
(Unaudited) (Audited)
(REEEH) ()
Principal ~ Contractual Principal Contractual
at original interest at original interest
currency rate (%) currency rate (%)
‘million  perannum Maturity RMB'000 ‘million per annum Maturity RMB'000
FEAe  THEAE REAE  THERIX
BER (%) HHE  ARETR BET (%) IR ARETRL
Senior Notes due in March 2022 “E-_E-REBERZE  USSS00%T 5.875 2022 3,215,308 US$5005% T 5.875 2022 3,249,909
Senior Notes due in April 2021 “EC-FNANSERER - - - - US$600FTT 745 2021 3,909,796
Senior Notes due in April 2024 “E-MEMANBEEEE  USSS00ER 7375 2004 3216400 US$S00ETE 7375 2004 3255329
Senior Notes due in April 2023 “E-CEMANBEEEE  USSS00ER 125 23 3205951  US$S00ETE 725 03 324130
Senior Notes due in May 2025 “E-RERANBEEZE  USSS00ER 7 2005 3194155 US$S00ETE 7 2005 3230858
Senior Notes due in February 2026 ZEoRFE-AEBEAZE  USS30ET 6 2026 2,234,642 = = = =
Senior Notes due in September 2024 ~ —ZE-MENAZRELZE  USS00ET 5.95 2024 1,917,259 = = = =
Dormestic Bonds due in RZE-=F/\R5IH RMB RMB
August 2023 HRRES AR%540 6.95 2023 540,000 AR 540 6.95 2023 540,000
Domestic Bonds due in RZE-ME+AEIH RMB RMB
July 2024 MR ES AR¥1,460 5.5 2024 1,460,000 ~ AE¥1460 55 2024 1,460,000
Domestic Bonds due in RZE-RETRIHS RMB RMB
October 2025 MR ES AR2,000 5.5 2025 2,000,000  AR%2,000 55 2025 2,000,000
20,983,724 20,887,264
Non-current portion ERBSH (17,228,416) (16,437,468)
Current portion EEER 3,755,308 444979
30 June 31 December
2021 2020
—E--F ZZ-FF
~A=+tH TZA=+—HR
(Unaudited) (Audited)
(REER) (&%)
RMB’000 RMB’000
ARBTF T ARETT
Repayable: fEE
Within one year —F R 3,755,308 4,449,796
In the second year F-F 6,665,951 6,709,909
In the third to fifth years, inclusive FE-EhF(BEEBEMF) 10,562,465 9,727,559
20,983,724 20,887,264
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

BRAGR S B R e RaR I RE

30June 2021 —E—_—FXA=+H

14. SENIOR NOTES AND DOMESTIC BONDS 14. BREENMENES @)

(Continued)

(a) Senior Notes

() BEXEE

The Company, at its option, can redeem all or a portion of
the Senior Notes due in March 2022, the Senior Notes
due in April 2024, the Senior Notes due in April 2023, the
Senior Notes due in May 2025, the Senior Notes due in
February 2026 and the Senior Notes due in September
2024 (collectively, the “Senior Notes”) at any time prior to
the maturity date at the redemption prices (principal
amount plus applicable premium) plus accrued and unpaid
interest up to the redemption date, as set forth in the
written agreements between the Company and the
trustees of the Senior Notes.

The Senior Notes are secured by pledges over the equity
interests of certain subsidiaries of the Company.

The fair values of the early redemption options of the
Senior Notes were not significant and therefore were not
recognised by the Group on inception and at the reporting
date.

BRARRR_T - —F=- AFHE
REER  —T-MFENARHES
RE T -FMANHELER
B —E_hFHANNBMELERE
TECRFANHEARERC
F_MENARHELERE(FE
[(BEEE]ELERZBIFEARL
MEE GRS > ARBAERER
%'J,ﬁﬁEIZEl‘E’JEHH—irF’ﬁEﬁ%@fE
(ReBEMEREE) NEEEE
EﬂJT‘%Tﬁ&ﬂﬂ#%ﬂ%ﬁ:éﬁ@FﬁﬁﬁﬁB
NBERE -

BAERBEHARAETHEBARN
PR R -

HRELRENRFERDHEN A
ARELFEKN - REELANELT
BERHmERERZEANE -
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NOTES TO THE CONDENSED

CONSOLIDATED FINANCIAL STATEMENTS

BB S B IS R =T

30June 2021 —E—_—FXA=+H

14. SENIOR NOTES AND DOMESTIC BONDS

(Continued)
(b) Domestic Bonds

At the end of the second year subsequent to the inception
date in August 2019, Xiamen Zhongjun Industrial Co.,
Ltd. (“Xiamen Zhongjun”), a wholly-owned subsidiary of
the Company, as the issuer of the Domestic Bonds due in
August 2023, shall be entitled to adjust the interest rate
and the holders of the Domestic Bonds due in August
2023 shall be entitled to sell back the bonds to Xiamen
Zhongjun in whole or in part at their principal amounts. In
light of the above terms becoming effective for the year
ending 30 June 2022, the Domestic Bonds due in August
2023 have been classified as current liabilities as at 30
June 2021.

At the end of the second year subsequent to the inception
date in July 2020, Xiamen Zhongjun, as the issuer of the
Domestic Bonds due in July 2024, shall be entitled to
adjust the interest rate and the holders of the Domestic
Bonds due in July 2024 shall be entitled to sell back the
bonds to Xiamen Zhongjun in whole or in part at their
principal amounts.

At the end of the second year and the fourth year
subsequent to the inception date in October 2020,
Xiamen Zhongjun, as the issuer of the Domestic Bonds
due in October 2025, shall be entitled to adjust the
interest rate and the holders of the Domestic Bonds due
in October 2025 shall be entitled to sell back the bonds to
Xiamen Zhongjun in whole or in part at their principal
amounts.

The aggregate fair values of the Senior Notes and the Domestic
Bonds as at the end of the reporting period are
RMB21,237,302,000 (31 December 2020: RMB21,467,923,000).

The fair values of the Senior Notes and the Domestic Bonds are
based on price quotations from financial institutions at the
reporting date.
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NOTES TO THE CONDENSED

CONSOLIDATED FINANCIAL STATEMENTS

RS B R 5T

30June 2021 —E—_—FXA=+H

15. SHARE CAPITAL 15. B& AN
Shares B% 13
30 June 31 December
2021 2020
—E-—F —ETF
NA=+H +=A=+—H
(Unaudited) (Audited)
(REBERZ) (FeHz)
HK$ HK$
BT BT
Authorised: SETE
10,000,000,000 ordinary FIXEEO0. 10/ TH

shares of HK$0.10 each

10,000,000,000 A% & i A 1,000,000,000

1,000,000,000

Issued and fully paid:
4,222,133,380 (31 December 2020:
4,222,133,380) ordinary shares of
HK$0.10 each

BERETRAR -
SAEEO0.10/87TH
4,222,133,380 f
(Z2=ZTF+-A=+—8:

4,222,133,380 %) @M% 422,213,338

422,213,338

Equivalent to RMB'000

HERARETT 365,064

365,064
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

RRAR S I R R R M =T
30 June 2021 —E=—F XA =1H

16. BUSINESS COMBINATION 16. 2745 HF

Period ended 30 June 2020

In June 2020, the Group acquired additional 20% equity
interests in Beijing Junle Enterprise Management Consultancy
Co., Ltd. (“Beijing Junle”) and its subsidiary (collectively “Beijing
Junle Group”), which were previously 50.01%-owned joint
ventures. Upon completion of the transaction, the Group held
70.01% of equity interest in Beijing Junle Group. The Group
also reached an agreement with a joint venture partner of
Beijing Junle Group for the Group to obtain control over the
board of Beijing Junle Group. Beijing Junle Group is engaged in
property development and property investment in Beijing, the
PRC. The purchase consideration for the acquisition was in the
form of cash of RMB60,500,000.

The acquisition of Beijing Junle Group was completed in June
2020 and consequently, Beijing Junle Group became subsidiaries
of the Group.

As at the date of approval for issuance of the Company’s 2020
unaudited interim condensed consolidated financial statements,
the fair value assessments of identifiable assets and liabilities of
the aforementioned acquisition had not been finalised and thus,
the assets and liabilities recognised at the date of acquisition
were determined provisionally.
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

B4R S B IS R 5T

30June 2021 —E—_—FXA=+H

16. BUSINESS COMBINATION (Continued) 16. ZI5 a5 @)

Period ended 30 June 2020 (Continued)

The fair values of the identifiable assets and liabilities of the
acquisition of subsidiaries as at the date of acquisition
(determined on a provisional basis) were as follows:

BE-Z-_ZFAA=1HLHH
(&)

Y B B A R B B O AT BRI B EE I
BEAAEREEELEET) T

Beijing Junle

Group

R EE

(Unaudited)

(REER)

RMB’000

ARB TR

Property and equipment e Y E ] 125
Properties under development R 2,315,000
Prepaid income tax TR HE 2,589
Other current assets Hib R & E 1,659,012
Cash and cash equivalents ReRReEED 44,859
Trade and bills payables B ZRENFERER (6,212)
Contract liabilities SRIAE (327,326)
Other current liabilities Hib R A& (2,225,051)
Interest-bearing bank and other borrowings SHESRITREMER (1,000,000)
Deferred tax liabilities EERIBA G (149,307)
Non-controlling interests JEI AR AE RS (94,075)
Total identifiable net assets at fair value BRARBEENAHIFEERE 219,614
Gain on bargain purchase (note 4) BRI E (5 4) (33,673)
185,941

Satisfied by: LARFI A AT
Cash Re 60,500
Reclassification from pre-existing RIS & A A E’J&é
investments in joint ventures to BENBARNBARKIEKE

investments in subsidiaries 125,441
185,941
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CONSOLIDATED FINANCIAL STATEMENTS

RS B S R P T

30June 2021 —E—_—FXA=+H

16. BUSINESS COMBINATION (Continued) 16. &M @)
Period ended 30 June 2020 (Continued) BE-_ZE_FTFA=1THILHH
(&
An analysis of the cash flows in respect of the acquisition was as ZWENIE S RENWT ¢
follows:
(Unaudited)
(REBER)
RMB’000
ARETT
Cash consideration RERE (60,500)
Cash and cash equivalents acquired kiR & IR EEY 44,859
Net outflow of cash and cash equivalents in AR WEH B AR E &
respect of acquisition of subsidiaries REZEYRLFRE (15,641)

The results of the Beijing Junle Group acquired during the prior
period had no significant impact on the Group’s consolidated
revenue or profit for the six months ended 30 June 2020.

The gain on bargain purchase was attributable to the market
condition at the time of acquisition and the Group’s ability in
negotiating the agreed terms of the transaction with the
vendor.

As at 31 December 2020, the Group finalised the fair value
assessments for net assets acquired from the business
combination activity. The relevant fair value adjustments were
disclosed in the Company’s consolidated financial statements
for the year ended 31 December 2020.
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

17. ACQUISITION OF SUBSIDIARIES THAT ARE

NOT A BUSINESS

In March 2020, the Group entered into an agreement in relation
to the acquisition of entire equity interest in Xiamen Hui Sheng
Cheng Investment Management Consultancy Co., Ltd. (“Xiamen
Hui Sheng Cheng”). Xiamen Hui Sheng Cheng is engaged in
property investment in Shanghai, the PRC. The purchase
consideration for the acquisition was in the form of cash of
RMB30,000,000.

Prior to completion of the acquisition, Xiamen Hui Sheng Cheng
had not carried on any significant business activities except for
holding of investment properties. This acquisition was accounted
for by the Group as acquisition of assets, as the operations of
Xiamen Hui Sheng Cheng did not constitute a business.

17. WEBIEZEFE

B4R S B IS R 5T

30June 2021 —E—_—FXA=+H

BB R F

R-F_ZTHF=F AEEREBEM
ERBREEEXRRNERAR([EFE
B )) 2 AR RT ML 1k o EFVER
HBEECETE EBETHEREER -
ERBBEBREINAREEARR
30,000,0007T ©

RAER B SE R A T - B POE AR SRR 5
BEREMEIN  BEETENERNER
mE) o FIt - EFTERBEEL TEK
X% SHEBYREC B AREEARIIE
BEWE -
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NOTES TO THE CONDENSED

CONSOLIDATED FINANCIAL STATEMENTS

HEE RS

BA RS SRR M AL

30June 2021 —E—_—FXA=+H

18. DISPOSAL OF SUBSIDIARIES

Period ended 30 June 2021

Details of the net assets of the subsidiaries disposed during the

18. HEWE AR
BE_Z-—FXA=t+ALH
i

AHEHEMBRARNEEFERELY

current period and the financial impacts were as follows: B EMT
Total
st
(Unaudited)
(REBEX)
RMB’000
ARETR
Net assets disposed of: FrtE&EFE :
Property and equipment I EYS G 206
Investment properties TEYF 1,645,000
Properties under development R 4,263,153
Completed properties held for sale FELEBEKE 761,808
Deferred tax assets REFIBEE 11,270
Trade receivables 2 Z IR 8,550
Prepaid income tax SEANEAE 104,592
Other current assets HAb B & = 4,498,595
Cash and cash equivalents RERAECEEY 619,944
Trade and bills payables Z S RENFERER (192,871)
Interest-bearing bank and other borrowings FTESRIT R EMER (2,500,000)
Other current liabilities Hitms & i (5.268,091)
Tax payable FERTTRIR (22,153)
Deferred tax liabilities RERRIB A & (15,765)
Non-controlling interests IRV IR = (874,400)
3,039,838
Loss on disposal of subsidiaries, net (note 6) HENE AR EIEFEE (fEe6) (149,251)
Reclassification to investments in joint ventures A& I AR EITEH
at fair value at date of disposal* REERRIMEEEDE (1,090,879)
Reclassification to investments in associates at REERZRAAETERN
fair value at date of disposal* REFE R AR E B HHE (834,487)
965,221
Satisfied by: LATR %1 75 L 4ER.
Cash IRE 965,221
& The Group has retained joint ventures or associates interests in the = AEERR S EBDRBRBIRERAFNE

investee after the transactions.
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

RS B R 5T

30June 2021 —E—_—FXA=+H

18. DISPOSAL OF SUBSIDIARIES (Continued) 18. HEMBRR @)
Period ended 30 June 2021 (Continued) BE-SE-—FXA=1+HLtH
& (&)
An analysis of the net cash inflow of cash and cash equivalents FEREENBEARNEERESEEY
in respect of the disposal of subsidiaries is as follows: MAFRADITT -
(Unaudited)
(REEX)
RMB’000
ARBF T
Cash and cash equivalents deconsolidated RIEFEHNIBEE MIESEEBY (619,944)
Cash consideration HeR(E 965,221
Net inflow of cash and cash equivalents in BREHERBATINERS R
respect of the disposal of subsidiaries BeEEBMRAFRE 345,277
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

RS B S R P T

30June 2021 —E—_—FXA=+H

18. DISPOSAL OF SUBSIDIARIES (continued) 18.

Period ended 30 June 2020

Details of the net assets of the subsidiaries disposed during the
prior period and the financial impacts were as follows:

HENE AT %)

BE-SE-_ZSFEXRA=Z1THLH
&

AR HME L ENBARNEEFERE
M B ZFBEMT

Total
FCEy
(Unaudited)
(REBEZX)
RMB’000
ARETF T
Net assets disposed of: FrHE&EFE :
Property and equipment E YN E ] 318
Properties under development ERPYE 7,108,510
Completed properties held for sale FEHEBERE 353,386
Deferred tax assets EERIEE = 6,038
Trade receivables 2 Z IR 437,619
Prepaid income tax SEANETREE 29,205
Other current assets HARB & = 1,512,701
Cash and cash equivalents BEMEEEEY 318,108
Trade and bills payables B I RNRIEREE (819,933)
Interest-bearing bank and other borrowings SHRSRITREMER (3.396,000)
Other current liabilities HitmEa & (1,672,865)
Tax payable e B1E (63,569)
Non-controlling interests FEFE AR (1,526,584)
2,286,934
Loss on disposal of subsidiaries, net (note 6) HEHT B A R EEF5E (MsE6) (156,174)
Reclassification to investments in joint ventures A& B AR ETEH
at fair value at date of disposal* RELARINIREEDE* (1,847,470)
283,290
Satisfied by: LATR %1 75 =L 4ER.
Cash He 283,290
* For certain disposals, the Group has retained joint venture interests in @ HRETHESEMNES AEERRZHEMDN
the investee after the transactions. REBNERERRINE E QB
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NOTES TO THE CONDENSED

CONSOLIDATED FINANCIAL STATEMENTS

18. DISPOSAL OF SUBSIDIARIES (continued)

Period ended 30 June 2020 (Continued)

An analysis of the net cash outflow of cash and cash equivalents

in respect of the disposal of subsidiaries is as follows:

EIRAAR & I RS R R M =T
30June 2021 —E=—F XA =+H
18. HEWB AR #®

BE-Z-_ZFAXA=1+HILH
(&)

ARLEMBARNEE RIREEEY
MR DITT -

(Unaudited)

(REER)
RMB’000
ARETR
Cash and cash equivalents deconsolidated RILEFNIRES RIS EEY (318,108)
Cash consideration HERE 283,290
Net outflow of cash and cash equivalents in BAREERBATINIRES KL
respect of the disposal of subsidiaries REZEYR L FE (34,818)

19. FINANCIAL GUARANTEES

The Group does not hold any collateral or other credit
enhancements over the guarantees. The financial guarantee
contracts are measured at the higher of the expected credit
losses (“ECL") allowance and the amount initially recognised
less the cumulative amount of income recognised. The ECL
allowance is measured by estimating the cash shortfalls, which
are based on the expected payments to reimburse the holders
for a credit loss that it incurs less any amounts that the Group
expects to receive from the debtor. The amount initially

19. IR HEIR

AEBEY BREFRFEEMERRIE
EERE - WBRFREFRZRBRHAEE
BR(EHEERR]) BERTER
CHRRBEEIARARTSENRSERT
B -RHMEEBRREDEBGLARS
RRFTE  REEREENEESAA
PIEAEEERNBHRBERARER
HEBEEARBNEMNSE - OIFHER
SRIEMBRERNSERNAE -

recognised represents the fair value at initial recognition of the

financial guarantees.
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RS B S R P T

30June 2021 —E—_—FXA=+H

19. FINANCIAL GUARANTEES (Continued) 19. MR @)
(@) At the end of the reporting period, the Group had (@) MIEHER BB EERERANREARL
financial guarantees which are not provided for in these FEAz P HARGRRAR & B S sk M
unaudited interim condensed consolidated financial N

statements as follows:

30 June 31 December

2021 2020
—B--F  —FT-FF
ANA=+H +=ZA=+—H
(Unaudited) (Audited)
(REER) (&%)
RMB’000 RMB'000

AR¥TRT ARETE

Guarantees in respect of mortgage MAEEETYEERD
facilities provided for certain ZIE TR AR (5E)
purchasers of the Group’s
properties (notes) 26,311,114 28,666,035
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

AR S B IS 3R BT RE

30June 2021 —E—_—FXA=+H

19. FINANCIAL GUARANTEES (Continued)

(@) (Continued)

Notes:

(0]

(ii)

As at 30 June 2021, the Group provided guarantees in respect
of mortgage facilities granted by certain banks relating to the
mortgage loans arranged for certain purchasers of the Group’s
properties. Pursuant to the terms of the guarantees, in the
event of default on mortgage payments by these purchasers
before the expiry of the guarantees, the Group is responsible
for repaying the outstanding mortgage principals together
with the accrued interest and penalties owed by the defaulted
purchasers to the banks, net of any sales proceeds as described
below.

Pursuant to the above arrangement, the related properties
were pledged to the banks as collateral for the mortgage
loans, in the event of default on mortgage repayments by
these purchasers, the banks are entitled to take over the legal
titles and will realise the pledged properties through open
auction or other appropriate means. The Group is responsible
for repaying the banks when the proceeds from the auction of
the properties cannot cover the outstanding mortgage
principals together with the accrued interest and penalties.

The Group’s guarantee period starts from the dates of grant of
the relevant mortgage loans and ends upon the issuance of
real estate ownership certificates to the purchasers, which will
generally be available within one to two years after the
purchasers take possession of the relevant properties.

The fair value of the guarantees is not significant and the
directors of the Company consider that in the event of default
on payments, the net realisable value of the related properties
can cover the repayment of the outstanding mortgage
principals together with the accrued interest and penalties and
therefore no provision has been made in these unaudited
interim condensed consolidated financial statements for the
guarantees.

19. iR E)

(@ (#)

fia -

@

(ii)

RZZT-_—FA=1+H " ~KHE
METHRIRASEEE TYEER
RIZIBE R L H MR H MR\ ER
REER - BREBEERER - 0&%F
BRI EREI BRI R R
NER B HNRR T il 85 & P S sRIE R
ABEERBERERIBITHRER
BB ER R B ARSI

RE LAz HEMXEERT
RITIERZBERNIER - —BE
RIBRIZBNR - RITAREER
- WEBARBEREMEED
AR ERYEER - EWEMR
BRSRIAT B AE R s R iR 15
A @R RENSARE K » A&
BABRERTIRT -

AEEMERBEETHBZER
HAAPEEREREHFRERS
HERAER  MEBEMEEER
EREREABENER —EME
AEATES -

ZEEROAAELIFEN B
AAEFRRERERRARNIE
ST - EEYEN A5 ER
BN RIREA S ERRFFE
AR EIR - Bt BN AREER
IR AR S B TS MR AR F 1R
RIEHBEE -
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

B4R S B MR Mt
30June2021 —E=——FXxA=1A
19. FINANCIAL GUARANTEES (continued)
@  (Continued) (@)
In addition, the Group's share of the joint ventures’ and

associates’ own financial guarantees, which are not
included in the above, is as follows:

19. I HE R (®)

(%)

toh » REES(hE &R T R
RAARE R EER (A RHA L
XMW

30 June 31 December
2021 2020
—EC—F —ETF
ANA=+H +=—A=+—H
(Unaudited) (Audited)
(REBER) (Fez&=%)
RMB’'000 RMB'000
ARET T ARKETT
Guarantees in respect of mortgage MEEAa REEARE T
facilities provided for certain MEERRIRIBE N
purchasers of the joint ventures’ FiR eV 1R
and associates’ properties 6,318,229 4,643,228
(b) At the end of the reporting period, financial guarantees (b)

given to banks in connection with loan facilities granted
to joint ventures and associates not provided for in these

RBEHR  WERRERZTH
BERAR A WIS MR B A BN IRTT
BTREQRRBERRERRE

unaudited interim condensed consolidated financial BRISHBBERAOT ¢
statements are as follows:
30 June 31 December
2021 2020
—E-—F —E-TF
ANA=+H +=A=1+—H
(Unaudited) (Audited)
(RBER) (&%)
RMB’000 RMB'000
AR¥T T ARBTFT
Guarantees given to banks in MR TEE AR MEE AR Z
connection with loan facilities EXmEEmie TIRITZ
granted to joint ventures and R
associates 6,371,502 6,340,780

In the opinion of the directors, the fair value of the guarantees
at initial recognition and the ECL allowance are not significant.
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

B4R S B IS R 5T

30June 2021 —E—_—FXA=+H

20. COMMITMENTS 20. HIE

The Group had the following capital commitments at the end of INE B AR EHIRIE A A N B AR -
the reporting period:

30 June 31 December
2021 2020
—E-—F —E-TF
NA=+H +=A=+—H

(Unaudited) (Audited)
(REEZ) (EZ)
RMB’000 RMB’000

AR¥TR ARKTET

Contracted, but not provided for: BERLEREE -
Capital expenditure for properties FERBARERNERRYER
under development and BRI E YR
construction of investment B
properties in Mainland China 22,385,546 19,423,718
In addition, the Group's share of the joint ventures’ and AN REBHEE A [ MEEZ N A
associates’ own capital commitments, which are not included in AR B 1y & A (MR 4 A A _E Bt ) 20
the above, is as follows: T:
30 June 31 December
2021 2020
—E—F —ECEF
ANA=+H +=—A=+—H
(Unaudited) (Audited)
(REER) (fe&E=%)
RMB’000 RMB'000
AR®T T ARETTT
Contracted, but not provided for: EELERERE -
Capital expenditure for joint ventures'’ XN E /N P
and associates’ properties under R KBERZERFEKR
development and construction of TR AR
investment properties BN
in Mainland China 5,506,911 4,357,887
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CONSOLIDATED FINANCIAL STATEMENTS

RS B S R P T

30June 2021 —E—_—FXA=+H

21. PLEDGE OF ASSETS 21. BEHKM
At the end of the reporting period, the following assets of the RIEE R NEBGATEERIT -
Group were pledged to secure certain bank and other PSR T AEENE THRTREME
borrowings granted to the Group: F
30 June 31 December
2021 2020
—B - —B-FHF
~A=+H +=—A=+—H
(Unaudited) (Audited)
(REEX) ¢ &)
RMB’000 RMB’'000
AR®T T ARETT
Bank deposits SRITER 182,068 679,283
Property and equipment I EISE L] 537,073 537,296
Investment properties "EYHE 10,481,000 9,606,200
Properties under development KRR 23,417,824 25,582,739
Completed properties held for sale HEREE R E 2,745,811 2,039,828

37,363,776 38,445,346

China SCE Group Holdings Limited / Interim Report 2021
PEREEZERERAR /I S —FPHRE



NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

RS B R 5T

22. RELATED PARTY TRANSACTIONS

(a)

The Group had the following transactions with related

parties during the period:

(a)

30June 2021 —E—_—FXA=+H

22. FET RS

REIA - REEEBERTFNA TR
5

Six months ended 30 June
BEAA=T+HLEXEAR
2021 2020
—B-—fF —E_THF
(Unaudited) (Unaudited)
(REER) (REEEZ)

Notes RMB’'000 RMB'000
Bt ek ARMT T ARBTT

Property rental income from KB ®ERREPTIES A ]

companies controlled by HYERS WA

the Wong Family (i) 2,676 2,441
Property rental income from 7R B = KRR fik P42 i) Bt =

associates controlled NARYZEESIA

by the Wong Family (i) - 1,302
Property management fees REEHKRIEPTIZES AR

received from companies MEERE

controlled by the Wong Family (i) 2,790 588
Property management fees R B =SSR R AT il B

received from associates NAINYEERE

controlled by the Wong Family (i) - 2,546
Property rental expenses paid to 5t F & KK R AT I A FIH)

companies controlled Gitlab s

by the Wong Family (i) 1,516 -
Property rental expenses 1~ 8 B R Ik P 2 1 gt o

paid to associates controlled N AR S T H

by the Wong Family (i) - 7,827
Aircraft leasing expense <5 5 A PRzl ) —

paid to a company NAR R S B F

controlled by Mr. Wong (ii) 1,939 2,108
Project management income KREEE N A R ERTAY

received from joint ventures IHE BEBRA

and associates (iii) 23,334 61,326
Interest income on amounts e & & R A FRIBHFE

due from joint ventures A (iv) 25,629 1,767
Consultancy service income REEERAREE AR

received from joint BB E YA

ventures and associates (v) 47,778 204,061

China SCE Group Holdings Limited / Interim Report 2021

HREEZRERAE T —FPHEE

95



NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

RS B S R P T

30June 2021 —E—_—FXA=+H

22. RELATED PARTY TRANSACTIONS (Continued) 22. BB AR 5 (#)

(@) (Continued) (a)
Notes:

(i) The transactions were based on terms mutually agreed
between the Group and the related parties.

(i) The leasing expense was charged at US$50,000 (six months
ended 30 June 2020: US$50,000) per month.

(ili)  The project management income was charged with reference
to the contracted sales amount and certain costs incurred on
property development projects.

(iv)  Interest was charged at rates ranging from 7.8% to 8% (six
months ended 30 June 2020: 5%) per annum.

(v) The consultancy service income was charged with reference to
the consultancy service agreements entered into between the
Group and related companies.

(%)

i

(0]

(ii)

(iii)

(iv)

AL 5 RMGRR TR AN R E K 7
77 FRRE °

e &M RS A 50,0007t (&
E_T-_TENA=THIEANRE
A : 50,0003 7T) X o

BEERBRAT2RBYEERIAR
MEREESBIETRAELEM
B °

MNERBFETS%ES% (HE-Z
ZEFEXNA=ZTHIEAREA 5%)
At e

AERATIZRALELBER
RINFAAES RMEE -

Il B

(b) Compensation of key management personnel of the by AEEFTEEEAEHNHS
Group
Six months ended 30 June
BEAA=1+HLEAXEAR
2021 2020
—E--% CZ—T-TF
(Unaudited) (Unaudited)
(REEX) (REEEZ)
RMB’000 RMB'000
ARET T ARBT T
Short term employee benefits HHEERA 3,713 3,400
Post-employment benefits HEREERER 65 50
Total compensation paid to key SNTFEEEBEAEZ
management personnel i< 4858 3,778 3,450

In the opinion of the directors, the directors of the
Company represent the key management personnel of
the Group.
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

AR S B IS 3R BT RE

23. FAIR VALUE AND FAIR VALUE HIERARCHY

OF FINANCIAL INSTRUMENTS

The carrying amounts of the Group’s financial instruments,
other than financial assets at fair value through profit or loss
and senior notes and domestic bonds, reasonably approximate
to their fair values.

The fair values of the non-current portion of deposits and
interest-bearing bank and other borrowings have been
calculated by discounting the expected future cash flows using
rates currently available for instruments with similar terms,
credit risk and remaining maturities. The changes in fair value as
a result of the Group’s own non-performance risk for interest-
bearing bank and other borrowings as at 30 June 2021 were
assessed to be insignificant.

The fair values of unlisted equity investments as at 30 June 2021
are based on price quotation from the respective fund manager
or estimates based on enterprise value to earnings before
interest, taxes, depreciation and amortisation (“EV/EBITDA")
multiple for similar companies adjusted to reflect the specific
circumstances of the investments.

23.

30June 2021 —E—_—FXA=+H

SMTANARERANE
B4

AEESRTARAAEFELEES
AAABGZHNEREERBEARELIREA
BEkRIN VBREETI SRR E R EHE

4+

Eo

TFR R BIRTT R EMEFIERE EF D
MARETBEBEBOER  FERR
KT R ER T AR 0 v] 6 A &
FRBERARKRBRERENE - ARER
—E-—FRAZ=THAERFRRTR
HERNTEORLAERNARE
HEETEBTIEK -

RZZTBE-—FA=1+H ELmEzx
WENAABARBESKLEREHHE
WAt AR EEBEE AT LERARA
rEEE(EZRERENEERERA
B)ONEBIMEREHEMNABRN([EEE
{8, EBITDA ) fZ %% -
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30June 2021 —E—_—FXA=+H

23. FAIR VALUE AND FAIR VALUE HIERARCHY 23.

OF FINANCIAL INSTRUMENTS (Continued)
Fair value hierarchy

The following tables illustrate the fair value measurement
hierarchy of the Group'’s financial instruments:

EMTHENARERARE
= 4 (4%)
NRERBHR

TRIBAEECHIENARENE
B

Asset measured at fair value: BRAREAENEE :
As at 30 June 2021 R=TB=—FxXH=1H
Fair value measurement using
AREFERR
Quoted prices Significant Significant
in active observable unobservable
market inputs inputs
(Level 1) (Level 2) (Level 3) Total
RER EXTHEE EATTERE
hiEHRE BWARE WARE
(%) (=) (B=8) st
(Unaudited) (Unaudited) (Unaudited) (Unaudited)
(RBER) (REER) (REBER) (REBER)
RMB'000 RMB'000 RMB’000 RMB’'000
ARBTR ARBTR ARBTR ARBTR
Financial assets at fair value BAAEFEAEZEHA
through profit or loss BRneREE 125,485 - 808,471 933,956

China SCE Group Holdings Limited / Interim Report 2021
PEREEZERERAR /I S —FPHRE



NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

RS B R 5T

23. FAIR VALUE AND FAIR VALUE HIERARCHY 23.

OF FINANCIAL INSTRUMENTS (Continued)
Fair value hierarchy (Continued)

As at 31 December 2020

30June 2021 —E—_—FXA=+H

SRTEANARBLARE
EFe )

DREEBRE)

R=2-®F+=A=+-H

Fair value measurement using

Quoted prices
in active
market
(Level 1)
G R
5 RIE
(F-&)
(Audited)
(BE%)
RMB'000
ARETT

RAEHEREA
Significant Significant
observable  unobservable
inputs inputs
(Level 2) (Level 3) Total

EXTER EBATIEE
QMR YN 4

(B5=H) (B=H) Bt
(Audited) (Audited) (Audited)
(8% 2) (EEZ) (&%)
RMB'000 RMB'000 RMB'000

ARBTT ARBTT  ARETR

Financial assets at fair value RAREEEEEEHA
through profit or loss BEaNerEE -

= 816,687 816,687

During the period, there were no transfer of fair value
measurements between Level 1 and Level 2. Except for an
unlisted investment included in financial assets at fair value
through profit or loss of RMB125,485,000 (six months ended
30 June 2020: Nil) which has been transferred from Level 3 to
Level 1 as it became a listed investment during the period, there
were no transfer into or out of Level 3 for both financial assets
and financial liabilities.

HR e@EREREBEARETER
F—RAEE R EILEEL - R T
—HERERANEBEEFEAHEZSFAE
AHNERMEENELTREARRE
125,485,000 (B ZE =T T F X H
=T RHIEAER : &) AZKREKR A LT
WEMPE =B EAE RN &
MEEMEHAEFRYEEEBANBEBLEE
=#H e
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R4S I SRR M 5T
30 June 2021 —E=—&FXA=+H

24. APPROVAL OF THE UNAUDITED INTERIM 24, B R EZ A+ HIRS 4R

CONDENSED CONSOLIDATED FINANCIAL & s

STATEMENTS

These unaudited interim condensed consolidated financial RARKEZHN D ESRG S IS HERD
statements were approved by the Board of the Company on 27 RZEZ—FN\AZT+EtAERAAE
August 2021. EEHE -
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