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CORPORATE PROFILE
157

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 regional focused development 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 60 cities, including
Beijing, Shanghai, 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” as its
key value proposition, “Creating Smart Living to Help Seize
Happiness” as its mission. The Company was awarded the “2023 Best
30 of China Real Estate Listed Companies with Comprehensive
Strengths”, “2023 TOP 30 of China Real Estate Developers” and
“Fortune China 500" in 2023.

As of 30 June 2023, the Group together with its joint ventures and
associates owned a land bank with an aggregate planned gross floor
area ("GFA") of approximately 31.64 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” 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

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

Mr. Cheng Hiu Lok

Mr. Huang Youquan

Mr. Wong Lun

Mr. Ting Leung Huel Stephen

Mr. Lu Hong Te (resigned on 30 May 2023)
Mr. Dai Yiyi

Dr. Mao Zhenhua (appointed on 30 May 2023)

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 (resigned on 30 May 2023)
Mr. Dai Yiyi

Dr. Mao Zhenhua (appointed on 30 May 2023)

REMUNERATION COMMITTEE

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

NOMINATION COMMITTEE

Mr. Wong Chiu Yeung (Chairman)

Mr. Lu Hong Te (resigned on 30 May 2023)
Mr. Dai Yiyi

Dr. Mao Zhenhua (appointed on 30 May 2023)

CORPORATE GOVERNANCE COMMITTEE

Mr. Huang Youquan (Chairman)

Mr. Ting Leung Huel Stephen

Mr. Lu Hong Te (resigned on 30 May 2023)
Dr. Mao Zhenhua (appointed on 30 May 2023)

AUDITOR

Ernst & Young
Certified Public Accountants
Registered Public Interest Entity Auditor

LEGAL ADVISER 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.

China CITIC Bank Corporation Limited

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
BEER

INVESTOR RELATIONS

Email: ir@sce-re.com
Fax: (852) 2342 6643

STOCK CODE
The Stock Exchange of Hong Kong Limited: 1966

COMPANY WEBSITE

WWW.sce-re.com

REZBIE

TE : ir@sce-re.com
{EH : (852) 2342 6643
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SUMMARY OF STATEMENT OF PROFIT OR LOSS

FINANCIAL HIGHLIGHTS
M HEREE
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BRI E

For the six months ended 30 June

BEANA=tTHIEAEA

2023 2022
—E-=F B F
(Unaudited) (Unaudited) Change
(REBER) (REE=E=Z) g
RMB’000 RMB’000 (%)
ARYT T ARBF T
Revenue Wz 9,481,871 15,385,385 (38.4)
Gross profit EF 1,445,896 3,418,158 (57.7)
Profit/(loss) attributable to owners B} /ARG AJE(L
of the parent wm A, (E518) (1,124,981) 1,274,185 N/A
Core profit/(loss) attributable to SRRHEA ARG ZL
owners of the parent’ AL (EE ) (122,991) 1,208,523 N/A
Earnings/(loss) per share gREF, (&)
— Basic and diluted — AR NS RMB(26.6) cents  RMB30.2 cents
AR (26.6)7 AR%302% N/A
SUMMARY OF STATEMENT OF FINANCIAL IR R Z
POSITION
30 June 31 December
2023 2022
—E-=F —E-—
ARA=+H +=ZA=+—H”
(Unaudited) (Audited) Change
(REER) (F&EZ) %)
RMB’'000 RMB’000 (%)
AR®T T ARBTFT
Total assets BEWEEE 190,353,343 193,964,068 (1.9)
Cash and bank balances RE RIRITE R 12,444,654 15,016,058 (17.1)
Total debts B4R (37,934,889) (44,157,148) (14.1)
Total liabilities BEER (158,563,170)  (157,338,827) 0.8
Total equity 4R 31,790,173 36,625,241 (13.2)

! It represents profit/(loss) attributable to owners of the parent excluding the 1

SIBHBAR RS BATBERENMEAL AR

post-tax net changes in fair value of investment properties of subsidiaries and )5 mARESFEEHEH ABENSR
joint ventures, net fair value loss of financial assets at fair value through BENAABEYEREFHARHENBATIRE
profit or loss and net gain or loss on disposal of subsidiaries and joint BNRNE R EIBFBEEBRE AREE AEN
ventures. R F IR o
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MANAGEMENT DISCUSSION AND ANALYSIS

BERE N

MARKET REVIEW

After the Spring Festival, as local governments further loosened real
estate control policies, the real estate market warmed up. While the
pent-up demand for housing released in February and March 2023,
the confidence of buyers has declined sharply since April and the
entire real estate industry entered a period of deep adjustment. The
central government has issued documents to stabilise the property
market, and local governments have frequently loosened control
policies, but the stimulus effect was not as good as expected, and the
volume of commodity housing transactions remained at a low level.

Data from the National Bureau of Statistics shows that in the first half
of 2023, the sales amount of national commodity house was
approximately RMB6,309.2 billion, representing an increase of 1.1%
as compared with the same period last year, including a 3.7%
increase in residential housing sales. The sales area of national
commodity house was approximately 595 million sg.m., representing
a decline of 5.3% as compared with the same period last year,
including a 2.8% decrease in residential housing sales area.

5 [al R
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MANAGEMENT DISCUSSION AND ANALYSIS

BUSINESS REVIEW

For the six months ended 30 June 2023, the Group together with its
joint ventures and associates achieved a contracted sales amount of
approximately RMB20.084 billion, including the contracted sales
amount of approximately RMB3.658 billion by the joint ventures and
associates, and the contracted sales area of approximately 1.59 million
sg.m., including the contracted sales area of approximately 0.34
million sq.m. by the joint ventures and associates, representing a year-
on-year decrease of approximately 38.4% and 38.6%, respectively.
The average selling price of properties during the period was
RMB12,648 per sgq.m.

The Group took advantage of the market recovery period after the
Spring Festival and stepped up its efforts to launch new projects to
increase sales. For projects in the first- and second-tier cities, the
Group accelerated the pace of supply and maintained rapid sales; for
projects in the third- and fourth-tier cities, the Group adopted the
strategy of “One Policy for One Project” and formulated reasonable
volume and pricing strategies with reference to the competition in the
market segment to ensure a stable flow rate of the projects, and
gradually and modestly raised prices by launching new buildings and
promoting improved products to restore profitability. In order to
achieve quicker cash collection and secure liquidity, the Group
adopted flexible payment policies, increased customer down payment
ratio and sped up the loan cycle.

In the first half of 2023, the Group together with its joint ventures
and associates had an aggregate of over 80 projects for sale in over
50 cities.
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MANAGEMENT DISCUSSION AND ANALYSIS
BEBER W R DT

The contracted sales realised by the Group together with its joint  HiN » KREBEREAL AR RBESARMES
ventures and associates during the period are set out below: FEtHERBRIOT :
By City RETE S
Percentage of
Contracted Contracted Contracted
Sales Amount Sales Area Sales Amount
EEHEE EEHE HEREHE
City b &5 [k SHEADL
(RMB Million) (sg.m.) (%)
(ARBB&ET) (F7K)
Hangzhou TN 5,839 217,574 29.1
Beijing bR 2,594 85,673 12.9
Tianjin RE 1,335 99,597 6.6
Hefei A 1,001 39,436 5.0
Kunming EEHH 734 96,507 3.7
Nanjing Eh 688 72,326 3.4
Suzhou RN 596 28,845 3.0
Fuzhou &M 594 25,877 3.0
Shangrao L 572 87,030 2.8
Quanzhou RN 533 61,077 2.7
Chonggqing =E 519 75,863 2.6
Shanghai st 453 9,454 23
Shanggiu HME 370 65,307 1.8
Xuzhou =M 359 33,239 1.8
Foshan Bl 221 16,888 1.1
Other Hih 3,676 573,201 18.2
Total Ll 20,084 1,587,894 100.0
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MANAGEMENT DISCUSSION AND ANALYSIS
EREENwm&R DN

By Region REFE S

Percentage of

Contracted Contracted Contracted

Sales Amount Sales Area Sales Amount

REHE REHE HEEHE

Region B &8 [ EHERAL

(RMB Million) (sq.m.) (%)

(AEEBET) (F7XK)

Yangtze River Delta Economic Zone REAKEE 9,454 467,864 47.1

Bohai Rim Economic Zone REGEERE 4,686 308,015 23.3

Central Western Region FR SR = 2,552 407,899 12.7

West Taiwan Strait Economic Zone R TG A B 2,214 235,044 11.0
Guangdong — Hong Kong — BERAER

Macao Greater Bay Area 1,178 169,072 5.9

Total A% 20,084 1,587,894 100.0

Shanggiu e Cloudview Terrace
HreERA
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MANAGEMENT DISCUSSION AND ANALYSIS

BN DA

By City Tier R AR B & 5

Percentage of
Contracted Contracted Contracted
Sales Amount Sales Area Sales Amount
EEBE EEHEE HERHEE
City Tier 39, 4% 5 &5 mE SEEI L
(RMB Million) (sg.m.) (%)

(AREBET) (FFHXK)
First-tier cities — IR T 3,047 95,127 15.2
Second-tier cities ZR T 12,008 717,531 59.8
Third- and fourth-tier cities = [ 5,029 775,236 25.0
Total &3t 20,084 1,587,894 100.0

From the perspective of city distribution, contracted sales in
Hangzhou, Beijing, Tianjin and Hefei have been the most remarkable
among the first- and second-tier cities, amounting to approximately
RMB5.839 billion, RMB2.594 billion, RMB1.335 billion and RMB1.001
billion, respectively. With respect to the regional level, due to the
popularity of Woven City in Hangzhou, Parkview Mount in Hefei, The
Cloudland and Cloudview Terrace in Beijing, Yangtze River Delta
Economic Zone and Bohai Rim Economic Zone ranked first and second
in terms of contracted sales among all regions, with the contracted
sales amounting to approximately RMB9.454 billion and RMB4.686
billion, respectively, accounting for approximately 47.1% and 23.3%,
respectively, of the total contracted sales amount.

Interim Report 2023
—E-=FhHRE

MWD HEDH - FUN - bR - REREEH
ARBERBE— ZEWTHRARLE - 9
R# AR ¥ 5839187« ARB 259418 7T -
ARBI133EITRARE1001ET - =
HARNED - ARMMKRRER - 5RERIE
B IRAREREESANHAE  RZAK
BB IR ER NS BT E REEHET
F—REZ EREESHEINBOARE
A4 BT M AR 468618 T (EEEAF
HESBOANALAT 1% K23.3% °



MANAGEMENT DISCUSSION AND ANALYSIS
BEEFWRDN

During the period, the Group recognised a property sales income of HiR > KREFERRAWEHERAGARE
approximately RMB8.610 billion and delivered property area of 86.10187T ' BEH X WEEELHISIETH
approximately 0.93 million sq.m., representing a year-on-year K - [RIEE DRI TFE39.4% % 38.2% @ FHH ¥
decrease of 39.4% and 38.2%, respectively. The average selling price  $5EBR 4 AT L HKARE, 2287 - A&
of properties was approximately RMB9,228 per sq.m. Details of the  EERMEHEWAZEIBTOT ¢

Group's recognised property sales income are as follows:

By City BT E D

Percentage of
Recognised Recognised Recognised
Property Property Property
Sales Income Sales Area Sales Income
BRI BRME AEIAYEHE
City W HEWA HEER WABD L
(RMB Million) (sg.m.) (%)

(AR¥B&ET) (F73K)
Beijing Sl 2,433 103,073 28.3
Shanghai ! 1,627 47,917 18.9
Heyuan AR 1,102 148,666 12.8
Shangrao & 899 192,361 10.4
Chongging 5E 814 107,217 9.5
Pingdingshan FIEL 489 82,387 5.7
Zhangzhou BN 382 50,525 4.4
Zhengzhou ZhN 292 43,857 34
Nanjing R 244 55,038 2.8
Other Hitb 328 102,009 3.8
Total &5t 8,610 933,050 100.0
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MANAGEMENT DISCUSSION AND ANALYSIS

BN DA

By Region REFE S

Percentage of

Recognised Recognised Recognised

Property Property Property

Sales Income Sales Area  Sales Income

R BRYE LR

Region B HEBKA HEEE #HERABS L

(RMB Million) (sg.m.) (%)

(ARBBE&ET) (FFFK)

Bohai Rim Economic Zone R G EE 2,454 121,244 285
Yangtze River Delta R=AKEE

Economic Zone 1,859 141,752 21.6

Central Western Region A P 2R 4 (= 1,712 253,867 19.9

West Taiwan Strait Y UB 7 o A7

Economic Zone 1,428 261,807 16.6
Guangdong — Hong Kong — BERKNEE

Macao Greater Bay Area 1,157 154,380 134

Total &a&t 8,610 933,050 100.0

By City Tier R R BI85

Percentage of

Recognised Recognised Recognised

Property Property Property

Sales Income Sales Area Sales Income

ERYE BRYE EEIYEHE

City Tier 35 T AR Bl SHEWA SHEmE WABDL

(RMB Million) (sq.m.) (%)

(ARERBETT) (FAAK)

First-tier cities — T 4,060 150,990 47.2

Second-tier cities —®T 1,559 249,920 18.1

Third- and fourth-tier cities = - DUERET 2,991 532,140 34.7

Total &t 8,610 933,050 100.0
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MANAGEMENT DISCUSSION AND ANALYSIS

In the first half of 2023, the regular land supply scale was maintained
in first-tier cities, and the residential land supply in cities with high
inventory slowed down significantly. However, land transactions were
still concentrated in first-tier cities and popular second-tier cities.
Impacted by the slow recovery of property market sales and financing
difficulties in the capital market, most private real estate companies
have tight liquidity, so private real estate companies still had low land
investment intentions, while state-owned and central enterprises
continued to be the main force in land auction transactions.

As at 30 June 2023, the Group together with its joint ventures and
associates had a land bank with an aggregate planned GFA of
approximately 31.64 million sg.m. (the aggregate planned GFA
attributable to the Group was approximately 25.40 million sq.m.),
distributing in 60 cities. The existing land bank is expected to be
available for the Group’s development in the next two to three years.
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 35.2%, 21.1%, 23.8%, 9.1%
and 10.8% respectively. Considering the tiers of cities, the land bank
costs (excluding investment properties) of the Group together with its
joint ventures and associates located in first-tier cities, second-tier
cities as well as third- and fourth-tier cities accounted for 11.0%,
54.7% and 34.3% respectively.
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MANAGEMENT DISCUSSION AND ANALYSIS

BN DA

The Group has been pursuing prudent financial management and
optimising its debt structure to provide a solid foundation for business
development. In the past few years, the sales of commodity housing
continued to be sluggish. Banks and investors still hold a wait-and-see
attitude towards the financing of mainland real estate companies,
which has greatly increased financing difficulties for private real estate
companies. Despite this, the Group is still able to capture the domestic
and overseas financing windows and repay debts in the open market
on schedule, demonstrating corporate responsibility and
determination to repay debts.

In January 2023, the Group successfully issued the first tranche of
2023 medium-term notes fully guaranteed by China Bond Insurance
Co., Ltd. (“CBIC"), with an issuance size of RMB1.5 billion, a term of
three years, and a coupon rate of 4.1%, being one of the first CBIC-
backed private real estate enterprises in 2023 that received support
from CBIC to successfully issue bonds. In August 2023, the Group
successfully issued the second tranche of medium-term notes, with an
issuance size of RMB700 million, a term of three years, and a coupon
rate of 4.28%. The successful issuance of medium-term notes fully
reflects the recognition of regulators and investors on the steady
development of China SCE. In addition, the Company was granted an
offshore syndicated loan with a principal amount of HK$255,420,000
and US$89,100,000 in July 2023 for repayment of the existing
syndicated loan.

During the period, the Group further reduced its total debt from
RMB44.157 billion as of 31 December 2022 to RMB37.935 billion as
of 30 June 2023. This included the repurchase and repayment of
US$500 million 7.25% senior notes due in April 2023 by the Group in
March and April 2023 in the offshore market. In the domestic capital
market, the Group has also repaid the RMB540 million 6.95%
corporate bonds due in August 2023. After repaying the above debts
in the open market, the debt structure of the Group has been further
improved, but the financing environment for private real estate
companies is still difficult, and there is still huge pressure on liquidity.
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MANAGEMENT DISCUSSION AND ANALYSIS

As at 30 June 2023, the Group together with its joint ventures and
associates held 53 investment properties with a total GFA of
approximately 4.00 million sg.m. (attributable GFA of approximately
3.65 million sgq.m.), of which 27 investment properties had
commenced operation. The Group together with its joint ventures and
associates have investment properties in 26 cities, including Beijing,
Shanghai, Xiamen, Hangzhou and Suzhou, among others, with its
business covering shopping malls, long-term rental apartments,
offices, commercial streets and shops.
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MANAGEMENT DISCUSSION AND ANALYSIS

BN DA

OUTLOOK

Looking forward to the second half of 2023, it is expected that the
central and local governments will continue to optimise real estate
control policies, especially in first-tier and popular second-tier cities,
which have the greatest room for policy optimisation, so as to better
meet the rigid and improved housing needs of residents. With the
favorable implementation of supportive policies in various cities,
buyers’ confidence is expected to gradually recover. However, it will
take time for the policy effects to materialise and confidence to be
restored. The mainland real estate market is still facing tremendous
pressure. The markets of first-tier cities and popular second-tier cities
continue to diverge from those of other cities. While land parcels in
first-tier cities and popular second-tier cities still attract bids, there
may not be significant improvements in the macro environment in the
short term, hence it is believed that third-and fourth-tier cities market
will remain difficult to realise.

Facing the sluggish real estate market, the Group is earnestly carrying
out various key operation tasks in the second half of the year. In terms
of marketing, we still adhere to the strategy “One Policy for One
Project”, and increase the efforts to speed up the cash collection from
sales. According to the dynamics of the market segment where each
project is located, the flow rate is tracked, a flexible sales policy is
formulated, and the fast-moving project accelerates the pace of
launch. In terms of funding, it is necessary to continue to
communicate with financial institutions to break through financing
difficulties, and strengthen regional measures to broaden financing
channels. In terms of operations, we will fully communicate and
coordinate with the marketing and financial lines, rationally plan and
deploy supply plans, pay full attention to supplier selection and
management, and strengthen quality management. For the “Two-
Wings” business model, “Improving Efficiency, Reducing Fees,
Increasing Revenue” is the eternal business theme. On the basis of
focusing on customer needs, the Group targets to optimise efficiency
and cost control, promote the steady growth of service revenue, and
further optimise the return on investment.
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MANAGEMENT DISCUSSION AND ANALYSIS

After a long period of in-depth adjustments, the industry is on a long
and tortuous road to recovery. The road ahead may still be full of
challenges and obstacles, but the staff of China SCE will stay
tenacious and persistent in the belief that opportunities for a
turnaround will arise over the course of time allowing the Group to
overcome the most difficult moment. In the future, the Group will
further focus on core cities and advantageous areas, and strive to
operate steadily in the next round of competition, and go further.
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MANAGEMENT DISCUSSION AND ANALYSIS

BN DA

FINANCIAL REVIEW

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

The revenue decreased significantly by 38.4% from approximately
RMB15,385,385,000 in the first half of 2022 to approximately
RMB9,481,871,000 in the first half of 2023, which was attributable
to the decrease in property sales income.

o Sales of properties

Income from property sales decreased significantly by 39.4%
from approximately RMB14,203,127,000 in the first half of
2022 to approximately RMB8,609,731,000 in the first half of
2023. Decrease in income from property sales is primarily
attributable to the decrease in the area of properties delivered.
Delivered property area decreased significantly by 38.2% from
1,509,724 sg.m. in the first half of 2022 to 933,050 sq.m. in
the first half of 2023. The average unit selling price decreased
from RMB9,408 per sq.m. in the first half of 2022 to RMB9,228
per sq.m. in the first half of 2023.

. Property management fees

Property management fees increased by 9.0% from
approximately RMB506,672,000 in the first half of 2022 to
approximately RMB552,071,000 in the first half of 2023, which
was mainly attributable to the increase in the number and floor
area of properties under management.

o Rental income
Rental income decreased by 1.3% from approximately

RMB267,021,000 in the first half of 2022 to approximately
RMB263,517,000 in the first half of 2023.
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MANAGEMENT DISCUSSION AND ANALYSIS

o Land development income

During the first half of 2022, the Group recognised land
development income of approximately RMB307,847,000, which
was the income from pre-construction and preparation work
provided for certain land parcels in Nan’an, Quanzhou.

o Project management income

The project management income decreased significantly by
43.9% from approximately RMB100,718,000 in the first half of
2022 to approximately RMB56,552,000 in the first half of 2023,
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 decreased significantly by 57.7% from approximately
RMB3,418,158,000 in the first half of 2022 to approximately
RMB1,445,896,000 in the first half of 2023. Gross profit margin
decreased from 22.2% in the first half of 2022 to 15.2% in the first
half of 2023. The decrease in gross profit margin was attributable to
the decrease in unit selling prices of properties as a result of the
downturn in property market.

Fair value of investment properties changed from fair value gains of
approximately RMB304,349,000 in the first half of 2022 to fair value
losses of approximately RMB1,195,744,000 in the first half of 2023.
The change from fair value gains to fair value losses was mainly
attributable to the value depreciation of certain offices in Shanghai and
a shopping mall of SCE Funworld in Beijing.

Selling and marketing expenses increased by 11.2% from
approximately RMB531,629,000 in the first half of 2022 to
approximately RMB591,170,000 in the first half of 2023. Such
increase was primarily driven by the increase in sales promotion
activities during the period.

BERE W& D

o IHFAEWA

T F ¥ AREEGH I
FEEUA K AR 307,847,0007T ° T A
ATRMmEE ™ LRt Bk Mg
HEIRAUWA o

e HEEEWRA

BEEBBAH-Z-__F EFXFHY
A R #100,718,000 7T X 1@ 55 4> 43.9%
EZE_=ZFLEFFHHARE
56,552,0007T * SR EMHIER BB R
BREMYZEEBRBEGEEE QR RE
ERRR AP

ENBH-ZEZZFL¥FHHARE
3,418,158,000 L KNIEH P57 7% E =T = =
FFFFHHARYE,445,896,000 T ° FEF
KRR E - —F LFFHN22% HPEZT
TEEF¥ENIS2% c FEREREOTERY
EMIGRKSI B EHEEETA -

REMEAANER T __FLEFAREBENRK
HH AR 304,349,000 TEE AT - =4 |
FFERAREFELHARE1,195,744,0007T © B
AREWREEAANEREE  TESHARAET
IR B8N BTE RN RH— RSt R
REEYIRS SR E TR

HENLSHMYM T —_F LFFHNAR
#531,629,000 L EFA 11 2% 2 - =4 +
FER AR S591,170,0007C ° B MEE
FH A 7N BRFE) 8 DN S5 B EDFT R o

Interim Report 2023
—T - —FhfimE



MANAGEMENT DISCUSSION AND ANALYSIS

BN DA

Administrative expenses increased by 27.4% from approximately
RMB553,489,000 in the first half of 2022 to approximately
RMB705,255,000 in the first half of 2023. The increase in administrative
expenses was mainly attributable to inclusion of the loss on disposal of
joint ventures of approximately RMB138,909,000 in the first half of
2023.

Finance costs increased by 10.8% from approximately
RMB409,751,000 in first half of 2022 to approximately
RMB453,892,000 in first half of 2023. Finance costs mainly
represented partial borrowing costs which have not been capitalised
as certain borrowings were not used for project developments. Due to
the decrease in bank and other borrowings (including senior notes
and domestic bonds), total interest expenses decreased by 16.5%
from approximately RMB1,808,033,000 in first half of 2022 to
approximately RMB1,509,545,000 in first half of 2023.

Income tax changed from income tax expense of approximately
RMB648,415,000 in the first half of 2022 to income tax credit of
approximately RMB28,964,000 in the first half of 2023. Income tax
credit during the period was mainly attributable to the combined
effect of decrease in provision of income tax expense as a result of
the decrease in revenue recognised and decrease in gross profit
margin and deferred tax credit as a result of fair value losses of
investment properties in the first half of 2023.

Profit/(loss) attributable to owners of the parent changed from profit
of approximately RMB1,274,185,000 in the first half of 2022 to loss
of approximately RMB1,124,981,000 in the first half of 2023. Core
profit/(loss) attributable to owners of the parent changed from profit
of approximately RMB1,208,523,000 in the first half of 2022 to loss
of approximately RMB122,991,000 in the first half of 2023.

Interim Report 2023
—E-=FhHRE

THERYXA T -_—_FE¥¢FHHNARE
553,489,000 L EF274% E T - =F ¥
i%%AE%KﬁEHﬂM:ﬁ&ﬁiML
AEERHR_ZE_=FL¥FRETLE
BAEIREB AR 138,909,000 7T °

MEERR T - _FLYFENHNARE
409,751,000 T N10.8% E T = =F L
FERH AR 453,892,000 - BHEERHE
AFERHRETESWAAREEHE - i
ZEBMERATEERE - ARRITREME
F(BEREEBEEBRRIENES) BFRL - B
MEBREH_T__FL¥FHOARK
1,808,033,000 LR 2 165% E T~ =4F |-
HEH AR 1,509,545,000 7T °

MEA S _FL¥FREBEASOHARE
648,415,000 L& B —T - =F L ¥ FHIF
K 49 AR 28,964,000 7T ° ANHAFI A 2 =
EREARZE=F L¥FHRIABARIEE
METHRIBRRIER S BERL RIZREMER

AEBBRSIBHELH AR EMELNRE R
@,

BRARHAE ANEERT, (B BT =—F
EEFHEFH AR EN,274,185,000 0 & A
TR =F E¥EFEEHARE1,124,981,000
T BARER AEEZOET(BE) B
T F E¥FRMNHARE1,208,523,000
TEEAR-_T_—FLFEFEBEHARE
122,991,000 7T °



MANAGEMENT DISCUSSION AND ANALYSIS

LIQUIDITY, FINANCIAL AND CAPITAL
RESOURCES

As at 30 June 2023, the Group’s cash and bank balances were
denominated in different currencies as set out below:
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30 June 31 December

2023 2022
—E—-= —EFE-=
~A=t+H +=ZA=+—8

RMB’'000 RMB’000

AR®T ARETT

Renminbi AR 12,400,649 14,855,496
Hong Kong dollars ABIT 19,354 77,676
US dollars E 24,651 82,886
Total cash and bank balances RE NIRITERGEE 12,444,654 15,016,058

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
2023, the amount of restricted cash was approximately
RMB3,714,291,000 (31 December 2022: approximately
RMB3,866,093,000). As at 31 December 2022, the amount of
pledged deposits was approximately RMB2,031,012,000.
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MANAGEMENT DISCUSSION AND ANALYSIS
BEBER W R DT

The maturity profile of the borrowings of the Group as at 30 June RZ-T_=FA=1+H AEFEZERLH

2023 was as follows: ISR
30 June 31 December
2023 2022
—E=5F —EF-=
AB=+H +=—A=+—H
RMB’000 RMB’000
AR®T T ARETF T
Bank and other borrowings: RITREMER
Within one year or on demand —FARYIEERK 8,372,559 10,742,959
In the second year EF 10,387,911 11,063,555
In the third to fifth years, inclusive FE-2hFE(BHEEEMRE) 1,826,868 3,819,267
Beyond fifth years EREF 1,479,152 1,369,331
22,066,490 26,995,112
Senior notes and domestic bonds: BEEERRAES
Within one year or on demand —FARAFRILEK 4,123,607 3,959,846
In the second year E_F 7.748,828 7,418,104
In the third to fifth years, inclusive FoERF(REERMT) 3,995,964 5,784,086
15,868,399 17,162,036
Total borrowings BB 37,934,889 44,157,148
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MANAGEMENT DISCUSSION AND ANALYSIS
EEEFNWR DN

The borrowings were denominated in different currencies as set out ZEERJIAN TR E¥HE :
below:
30 June 31 December
2023 2022
—E_=5F —=E-=
ANA=+H +=—A=+—H
RMB’000 RMB’000
AR¥T T AREFIT
Bank and other borrowings: IRITREMEK
Renminbi AR 16,767,432 21,655,224
Hong Kong dollars BIT 1,427,796 1,127,006
US dollars =T 3,871,262 4,212,882
22,066,490 26,995,112
Senior notes and domestic bonds: BRAEBEMERNES
Renminbi AR 3,110,688 1,610,688
Us dollars e 12,757,711 15,551,348
15,868,399 17,162,036
Total borrowings B 37,934,889 44,157,148

Breakdown of the borrowings by categories is as follows: EFAMARETERE ST -
30 June 31 December
2023 2022
—E-=HF —E-—F
ANA=tH +=ZRA=+—H
RMB'000 RMB’'000
AR¥ET T ARBETFTT
The senior notes of US$500 RZZ-mMFEEAEF Secured/Fixed FEA/ 3,583,607 3,419,467
million at a coupon rate of HIFY5E3ET7.375%  interest rate [E] 7 )
7.375% due in April 2024 BEZE
The senior notes of US$500 N-ZZE =4 AEH Secured/Fixed BHEA/ - 3,419,846
million at a coupon rate of BISIBZETT.25% 8%  interest rate Ehapip
7.25% due in April 2023 e
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MANAGEMENT DISCUSSION AND ANALYSIS
BEBER W R DT

30 June 31 December
2023 2022
—E-=F —E-CF
AA=+H +=—A=+—*H
RMB’'000 RMB’000
AR®T T AREFT
The senior notes of US$500 RZZZRFRHAEHE Secured/Fixed FER/ 3,569,639 3,403,779
million at a coupon rate of 7%  HJ5{E £ L7%E & interest rate Ehaiks
due in May 2025 £5
The senior notes of US$350 RZZTZRNFZAEIH SecuredfFixed FER/ 2,495,964 2,380,307
million at a coupon rate of 6% #3583 TL6%E %L interest rate Bk
due in February 2026 =
The senior notes of US$450 R-Z-mERBEIH Secured/Fixed BiE/ 3,108,501 2,927,949
million at a coupon rate of f4518 E J0595%  interest rate Bk
5.95% due in September 2024 B EE
The domestic corporate bonds of R ZZT =4\ AZ|H Unsecured/Fixed  EEIF 540,000 540,000
RMB540 million at an adjusted MARBS4ETLLH  interest rate ik
coupon rate of 6.5% due in BE B KR65%E N
August 2023 RAES
The domestic corporate bonds of R =Z %+ AFH  UnsecuredfFixed i,/ 506,019 506,019
RM506,019,000 at a coupon 7 A R #506,019,000 interest rate & 7 Fl| &
rate of 5.5% due in July 2024 JL5.5% BAREIES
The domestic corporate bonds of R ZZEZFHE+ AFH  UnsecuredfFixed — EIEIR,/ 564,669 564,669
RMB564,669,000 at a coupon # AR 564,669,000  interest rate & & | &=
rate of 5.5% due in October JL5.5% FEARRES
2025
The medium-term notes of RZZZRF—AEHK  Secured/Fixed HE®R 1,500,000 -
RMB1.5 billion at a coupon A B #1518 7T41%  interest rate ERFES
rate of 4.1% due in January hEfZE
2026
Bank and other borrowings RITREMETR Secured/Floating ~ A8,/ 18,867,457 22,895,560
interest rates TFENFI
Bank and other borrowings RITREMER Secured/Fixed BER/ 3,199,033 4,099,552
interest rates Ehapip
37,934,889 44,157,148
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MANAGEMENT DISCUSSION AND ANALYSIS

As at 30 June 2023, the following assets of the Group were pledged
to secure certain borrowings granted to the Group:

EEEFNWR DN

RIZZ=FXNA=1+8B AEEBATEE
IR BUSRTASENE TER

30 June 31 December

2023 2022

—EBo=F B F

~AA=t+H +ZAR=+—H

RMB’000 RMB'000

ARET T ARETT

Bank deposits IRITHER - 2,031,012
Property and equipment L EINE Y 490,849 498,070
Investment properties KEWE 20,941,669 12,847,267
Properties under development ERERPYE 29,506,558 49,683,439
50,939,076 65,059,788

As at 30 June 2023, certain of the Group’s borrowings with an
aggregate amount of RMB20,371,821,000 (31 December 2022:
RMB24,013,190,000) were secured by share charges in respect of the
equity interests of certain subsidiaries of the Group.

The net gearing ratio was calculated by dividing the net debt
(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 2023, the net
gearing ratio was 80.2% (31 December 2022: 79.6%).

The Group's businesses are located in the PRC and substantially 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 2023, 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
2023. The Group will closely monitor its exposure to fluctuation in
foreign currency exchange rates.
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SEETHERRORAERRMNEER -

FEBELEDERFER(BERTEEME
HEBAEBRRAGEFIIRESRRSEE
Y R[S REEBPTR) B ARSEE
HAE - -R-ZT-_=FXA=1TH FEEHKX
B802%(—_E-—-—F+=-_HA=+—8:
79.6%) °

AEBRPBEETES - AEREABHUEM
BRE DK EFRIGAAREEE - AEBA
MOEENBEHUARKE R2T-=
FRA=Z1TH - BRETRINEFHENRTHF
K BAREFEEREHHABRENESRE
B SRITREMERRELEREIN  ARKY
HipNEE XS H T EHARBNE L RS
BERERTHEE -

RZFZ=FRNA=1+HB AEEXEFEHE
AONE SR LB - AR B RET Y ERINE
PE R E R o

Interim Report 2023
“T_=FREHRE



MANAGEMENT DISCUSSION AND ANALYSIS

BEERWR DT

FINANCIAL GUARANTEES

As at 30 June 2023, the Group provided financial guarantees to the
banks in respect of the following items:

SR

RZFZ=FRNA=18 AKERA TSR
[FIERTT IR LA TS HEAR

30 June 31 December
2023 2022
—E2== —F-—

AA=+H +ZA=+—H

RMB’000 RMB’'000

ARE T ARETTT
Guarantees in respect of mortgage facilities  [FIAEBEE T HE
provided for certain purchasers of the BXRHIZBER

Group's properties R R 28,178,073 25,482,461

In addition, the Group's share of the joint ventures’ and associates’
own financial guarantees, which are not included in the above, is as

AN - REBDEE SRR REERBARTH
BATEHEAR (LR AIA LPra) 20T

follows:
30 June 31 December
2023 2022
—E:== —EF_—
AA=+tH +ZA=+—H
RMB’'000 RMB’'000
AR¥ TR AREFT
Guarantees in respect of mortgage facilities  [A]& & A &) B4 A &)
provided for certain purchasers of the AETWEERNIZBER
joint ventures’ and associates’ properties RHEER 3,920,843 4,433,874

As at 30 June 2023, the Group provided guarantees to banks in
connection with loan amount of RMB2,173,237,000 (31 December
2022: RMB3,202,552,000) granted to joint ventures and associates.
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MANAGEMENT DISCUSSION AND ANALYSIS

COMMITMENTS

As at 30 June 2023, the capital commitments of the Group were as

follows:

EEEFNWR DN

HHE

RoB-=FAA=+8  AEENEFERE
m

30 June 31 December
2023 2022

—E== —F-—
AA=+tH +Z-A=+—H
RMB’000 RMB'000
AR¥ T ARETT

Contracted, but not provided for: 22 4B AR B -
Capital expenditure for properties under ERBARRERERERE
development and construction of MEEZEPIREYER

investment properties in Mainland China BARMRAL 16,101,509 18,135,770

In addition, the Group's share of the joint ventures’ and associates’
own capital commitments, which were not included in the above, was

AN - REBDEE BRI RBERTARTH
BAAEYE (A ARAALA LR 20T

as follows:
30 June 31 December
2023 2022
—E_=4F —=E-=
A~A=+H +ZRA=+—H
RMB’000 RMB'000
AR®T T ARBFT
Contracted, but not provided for: DERAVBARERE
Capital expenditure for joint ventures’ and & & A7) L#EZ AT
associates’ properties under development EFBRENEREF
and construction of investment properties MENEERIGEER
in Mainland China AR 915,803 1,458,795
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MANAGEMENT DISCUSSION AND ANALYSIS

BEERWR DT

EMPLOYEE AND REMUNERATION POLICIES

As at 30 June 2023, the Group had a total of 7,300 employees (31
December 2022: 7,719 employees). During the period under review,
the total cost of employment was approximately RMB454,266,000 (six
months ended 30 June 2022: approximately RMB575,061,000). 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 remuneration and promotion
decision are also based on 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.

SIGNIFICANT INVESTMENTS, MATERIAL
ACQUISITIONS AND DISPOSALS

The Group did not have any significant investments, 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 2023.
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DISCLOSURE OF INTERESTS
T m i FR

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

As at 30 June 2023, 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”), were as follows:

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

+
1.

204t

i 17
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wwal
==
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S H
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i X
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=T M0
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R-ZBZ=FRNA=1H EFRTEBTHA
IRARBREEBEE(EXREFRRE
eI 2R XV 2R 0 ([ B35 M EE 5HE1 1)) Bt -
ARG R EEES  HEREBESRAEG
1% 32GEARBATHEENECMELCHR
IEEBMRES ETHRRN EmRRLD) M8
TS ZCETETAERETESF ISR
TR (MEESF R BBAARE R E B
R REs FORBIAT

‘mm =

RARB @ (TR ) miFa

Interest in Shares

R A3 5

Percentage

Total of the

Interest of Number of Company's

Beneficial Controlled Shares Held Issued Share

Name of Director - Owner Corporation o Interested Capital

FEREE WGEARERT

ERBEA SEHLEER ZROEA RAHEDL

Mr. Wong Chiu Yeung (“Mr. Wong") &8E %4 ([E5E]) - 2,120,500,000  2,120,500,000 50.21%
(Note 1) (Bi¥5E1)

Mr. Chen Yuanlai (“Mr. Chen") RITREE(TREED) 20,000,000 230,230,000 250,230,000 5.93%
(Note 2) (Fi#5E2)

Mr. Cheng Hiu Lok (“Mr. Cheng")  EiBE&tst & ([E05%4 ) - 230,230,000 230,230,000 5.45%
(Note 3) (Bifz£3)
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DISCLOSURE OF INTERESTS

Note 1: These 2,120,500,000 Shares comprised 1,660,040,000 Shares registered in KizE :
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 2,120,500,000 Shares
held by Newup, East Waves and Keen Century pursuant to the SFO.

Note 2: These 230,230,000 Shares were registered in the name of Rising Trade  Bf{3¥2 :
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.

Note 3: These 230,230,000 Shares were registered in the name of Wealthy Gate  [fsF3 :
Holdings Limited (“Wealthy Gate”). Mr. Cheng held 100% of the entire
issued share capital of Wealthy Gate and was deemed to be interested in

Em iR

&mmmwomhh@a%uﬁﬂ#hﬁm

RAI([#F |) &% & 50 1,660,040,000 A% A%
1’7} CURBREARAR(EE]) ABEERHN
230,230,000 iz fn AR EBR AR ([ 7
#]) 42 5 & 50 #9230,230,000 B RE 19 © = 458 4
BEFA HERBHEMNZIEETRA - A
IIRIEE S KSR E BHE S HN A
HEREMIFER45T2,120,500,000 A ©

£%230,230,000 D A B B AR A E ([ &
BNEEFT BREEFBEEEND D T
BA - BREES RBAEEIGEEAEEE
B9 230,230,000 f% %15 °

#230,230,000 & D A B E LB ERAF([E
EEBEERL - BEAHEEENE RO
A AR EES KT wum%%ﬁ%

the 230,230,000 Shares held by Wealthy Gate pursuant to the SFO. HIFHH) 230,230,000 KA1
Long positions in share options of the Company: RARNFBRENTE
Number of Share Percentage
Options Directly of the Company'’s
Name of Director EEHA Beneficially Owned Issued Share Capital
ez HAERA BT
BREHE BRAENE DL
Mr. Huang Youquan eGP 16,000,000 0.38%
Long positions in ordinary shares of SCE Intelligent Commercial RABEEEZREERER AT (HER
Management Holdings Limited (“SCE CM"): B ERROEE

Interest in shares

IR 7 R 2
Interest of Total Number Percentage of
Controlled of Shares Held SCE CM’s Issued
Name of Director Beneficial Owner Corporation or Interested Share Capital
Fis#EEe HPREESRT
5L ERERA TG EEER RHHE RANBE DL
Mr. Wong - 1,248,490,946 1,248,490,946 61.96%
=hA (Note) (Bf&E)
Note: P

These 1,248,490,946 shares were registered in the name of Happy Scene Global Ei:—tﬂ 248,490,946 R IR D F RN ERIR AR A T4
Limited, which was wholly-owned by Affluent Way International Limited, which was CRATBRARNTNBEBRERATZEES - B
in turn wholly-owned by the Company. As at the date of this report, the Company Zliiﬁi% A ARG ESERBEZEBEEN R
was owned as to 50.21% by Mr. Wong through companies wholly-owned by him. & E {5 50.21% © B iR E & 7 & B E GO R R A4
Mr. Wong was therefore deemed to be interested in the shares in SCE CM held by ~ ZRIRRERAFTFANTEEAERMHPAEER

Happy Scene Global Limited pursuant to the SFO.
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DISCLOSURE OF INTERESTS
e

Save as disclosed above, as at 30 June 2023, none of the Directors
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 that was required to
be recorded 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.

SUBSTANTIAL SHAREHOLDERS" AND OTHER
PERSONS’ INTERESTS AND SHORT POSITIONS IN
SHARES AND UNDERLYING SHARES

As at 30 June 2023, 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
of the SFO were as follows:

BREXHEEEN RZB_=F A=+
B ARAHBESFLATRTRAEETTRAN
NGRSl E e $Hﬁﬁﬁx1’ﬁ&fﬁ“’“
PR IRIEE S R E ERDISE 352 1R AR
BT FEMNERMECHREFEETRER %
ARB REBY XA SRR -

TERRNMAMAL
MR N Em AR

NN

RZEZ=FA=1TH ' FAL(XQAE
EREFETHRABRIN ERQFRMD KB
B AR R R B AN RIAR IR 75 5 I B & 1645
FE336EATENECMAERIARIT

Long positions: A :
Percentage of
Number of the Company’s
Capacity and Shares Held Issued Share
Name Nature of Interest or Interested Capital
HHR Esag 2] EARABRE BT
=18 EmME ZRDEE RANBE DL
Newup (Note 1) Beneficial owner 1,660,040,000 39.31%
A () E=AA
East Waves (Note 1) Beneficial owner 230,230,000 5.45%
= (fEE) BEmBEAA
Keen Century (Note 1) Beneficial owner 230,230,000 5.45%
st (Kt 1) Emia A
Rising Trade (Note 2) Beneficial owner 230,230,000 5.45%
ZE (Mst2) E=AA
Wealthy Gate (Note 3) Beneficial owner 230,230,000 5.45%
=& (fFE3) BEmEAA
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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.

Save as disclosed above, as at 30 June 2023, 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

2018 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 has been
terminated upon adoption of the new share option scheme (the
“2023 Scheme”) on 30 May 2023.

DISCLOSURE OF INTERESTS

Em iR
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DISCLOSURE OF INTERESTS
R i 5R

During the six months ended 30 June 2023, details of movementsin  HZE-ZT-=FXA=+HILNEAR - B

the share options under the 2018 Scheme were as follows: - N\ FFEMROBERENEFSHFBN
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 2023 the Period the Period the Period the Period 2023 per Share  Date of Grant Exercise Period Exercise
R=%==F H-%==% HERERE
EEARH -A-8 AAZTH fHERHAH
kit# eESiNd Bk BnfTE Bk LIP3 HATE BROKE REAH i METHUHE
Directors
EE
Mr. Huang Youguan 16,000,000 - - - - 16,000,000 HK$2.78 12 December 2018 1uly 2020 to -

11 December 2028

EluERE L8ET 25N
TZATZH “R-N\ETZAT-H
Sub-total 16,000,000 - - - - 16,000,000
Nt
Employees of the 135,000,000 - - - - 135,000,000 HK$2.78 12 December 2018 1 July 201910 -
Group 11 December 2028
FEERT 28EL ZE-)\E “E-N\FtA-BE
+t-A+z8 2o N\E+ZAT-R
135,000,000 - - - - 135,000,000 HK$2.78 12 December 2018 1 July 20200 -
11 December 2028
285 ZE-)\E “TIRFLA-BE
tZAfzR S |25 i
Sub-total 270,000,000 - - - - 270,000,000
It
Total 286,000,000 - - - - 286,000,000
&5t

Note: The vesting period of the share options is from the date of grant until the — Fii5F : BERENFBHRME L B MR ZTE BB A
commencement of the exercise period. 1k

As at 30 June 2023, the Company had 286,000,000 share options RZZEZ=FXA=+H KRR ZZT—N
outstanding under the 2018 Scheme. Should they be fully exercised, £ &t £l 286,000,000 % i AR 1715 2 HE AR HE o
the Company will receive HK$795,080,000 (before issue expenses). 2 EB i RITE M BREEITE - AAREE
The fair value of these unexercised options at the date of grant ~ YZEX795,080,000 % Jt (R #IBRE1TE B AT °
measured in accordance with the Group’s accounting policy RELAH  RKITEBREREAQFZ S5
amounted to HK$103,860,000. ZERIE A S E7% 103,860,000/ 7T
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2023 Scheme

On 30 May 2023, the shareholders of the Company approved and
adopted the 2023 Scheme and terminated the 2018 Scheme. The
2023 Scheme was adopted to provide incentives and rewards to
eligible participants who contribute to the growth and development
of the Group, attract and retain personnel to promote sustainable
development and promote the long-term financial and business
performance of the Group. The participants of the 2023 Scheme
include employees (whether full-time or part-time and including
directors) of the Company or any of its subsidiaries (including persons
who are granted share options under the 2023 Scheme as an
inducement to enter into employment contracts with these
companies).

The 2023 Scheme became effective on 30 May 2023 and unless
otherwise cancelled or amended, will remain in force for a period of
10 years up to 29 May 2033.

A total of 422,298,612 Shares may be issued in respect of all share
options that may be granted under the 2023 Scheme, representing
approximately 10% of the total number of issued Shares as at 30 May
2023 (the date of adoption of the 2023 Scheme) and as at the date
of this report. Since the adoption of the 2023 Scheme and up to the
date of this report, no share option has been granted under the 2023
Scheme.

As at 1 January 2023 and 30 June 2023, 384,000 and 422,298,612
share options were available for grant under the scheme mandate
respectively.

DISCLOSURE OF INTERESTS
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OTHER INFORMATION
HE#

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 2023, 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 Part 2 of Appendix 14 to the Listing
Rules.

Under provision C.2.1 in of the CG Code, the roles of chairman and
chief executive officer should be separate and should not be
performed by the same individual. During the period under review,
Mr. Wong Chiu Yeung performed his duties as both the chairman and
the chief executive officer of the Company. The Board believes that
the same individual serving as chairman and chief executive officer is
beneficial to the consistency and efficiency in execution of business
plans and decision-making of the Company.

AUDIT COMMITTEE AND REVIEW OF INTERIM
REPORT

According to the provision of the CG Code, the Company established
the audit committee (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. Dai Yiyi and Dr. Mao
Zhenhua 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.

The responsibilities of the Audit Committee include overseeing the
Group's financial reporting system, risk management and internal
control system; and reviewing the accounting principles and policies
adopted by the Group. The Audit Committee has reviewed the
unaudited interim report of the Group for the six months ended 30
June 2023.
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DISCLOSURE PURSUANT TO RULE 13.21 OF THE
LISTING RULES

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”).

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.
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OTHER INFORMATION
Ha#

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 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.

As disclosed in the announcement of the Company dated 4 July 2023,
by an agreement dated 4 July 2023 (the “2023 Facility Agreement”)
entered into by and among, inter alia, the Company as borrower and
a syndicate of banks, the banks have agreed to grant to the Company
a HK$255,420,000 and US$89,100,000 multiple tranche term facility
(the “2023 Facility”) to refinance existing financial indebtedness of
the Company.

The 2023 Facility is for a term of 15 months commencing on the date
on which the utilisation of the 2023 Facility is made under the 2023
Facility Agreement, and secured by charges of shares in certain
subsidiaries of the Company.

Each of the 2020 January Facility Agreement, the 2020 July Facility
Agreement, the 2020 November Facility Agreement, the 2021 Facility
Agreement and the 2023 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, the 2021 Facility Agreement and the
2023 Facility Agreement) or 40% (under the 2020 January Facility
Agreement only) 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 2020 January Facility, the 2020 July Facility, the 2020
November Facility, the 2021 Facility and the 2023 Facility. A breach of
such requirements will constitute an event of default or (as the case
may be) mandatory prepayment event under the 2020 January Facility
Agreement, the 2020 July Facility Agreement, the 2020 November
Facility Agreement, the 2021 Facility Agreement and the 2023 Facility
Agreement, and as a result, the 2020 January Facility, the 2020 July
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Facility, the 2020 November Facility, the 2021 Facility and the 2023
Facility will be liable to be declared immediately due and payable.

As at the approval date of this report, Mr. Wong, through companies
wholly-owned by him, holds approximately 50.21% of the voting
share capital of the Company.

DIRECTORS" SECURITIES TRANSACTIONS

The Company has adopted the Model Code as its code of conduct for
securities transactions by the Directors. The Company has made
specific enquiries of all Directors and all Directors have confirmed that
they have strictly complied with the Model Code during the period
under review.

CHANGES IN DIRECTORS' BIOGRAPHICAL DETAILS

Changes in the Directors’ biographical details for the six months
ended 30 June 2023 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

ExgR

Details of Change
BEFHE

OTHER INFORMATION
HnE#

FrAME —Z_ZF+—AME  —F
T FRERZE - =FrBENEEKE
RB| BN EAT -

RARERAEZH  BLEKEE2EEHA AT
FEARRNA B ERERAL50.21% ©

EFNEFRH

ARADRWEETR - FAEEETEER
SEER - ARATERRABEESH - b
EEBEERR - REEHN - mE— AR
MPRAETA -

EEEEN S
BB EMRAEI35IBMENRE  BHEZ

Z_=FRA=ZTHIEANEARBEARPHR
SRMZANEETEEZHBFRAOT

Mr. Ting Leung Huel Stephen
TRERE

Mr. Ting Leung Huel Stephen retired as an independent non-executive director of
Texhong International Group Limited (stock code: 2678) with effect from 25 May

2023, whose shares are listed on the Hong Kong Stock Exchange.
TREBEAEE TS —FRA-THARBREERIEEREERFR AR (RO
2678) B IEMITE S o L AR IED BT L -

Mr. Dai Yiyi
B —%&E

Mr. Dai Yiyi resigned as an independent non-executive director of Guangdong —
Hong Kong Greater Bay Area Holdings Limited (stock code: 1396) with effect from 7
April 2023, whose shares are listed on the Hong Kong Stock Exchange.
BI—REB T =FNALREHEELEERARAF (BRMHHKH : 1396)
B IEMITE SRR - ZRARNRMNAET BB L -

Mr. Dai Yiyi has been appointed as an independent non-executive director of C&D
International Investment Group Limited (stock code: 1908) with effect from 26 April
2023, whose shares are listed on the Hong Kong Stock Exchange.

B AER R =FNA T AR ELZEREEEBRIRESEBR AR
(BRARSE - 1908) BVIBZIEHITE S - Z R AN AT BESPT L
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OTHER INFORMATION
Ha#

PURCHASE, REDEMPTION OR SALE OF LISTED
SECURITIES OF THE COMPANY

Between 9 March 2023 and 29 March 2023, the Company had made
partial repurchases in a total principal amount of US$206,500,000 of
the senior notes due on 19 April 2023 with an aggregate principal
amount of US$500,000,000 and a coupon rate of 7.25% (the
"Repurchased Notes”), representing 41.3% of the aggregate principal
amount of the senior notes due on 19 April 2023 originally issued.
The Repurchased Notes have been cancelled in accordance with the
terms and conditions of the senior notes due on 19 April 2023.

Save as disclosed above, neither the Company nor any of its
subsidiaries had purchased, redeemed or sold any of the Company’s
listed securities during six months ended 30 June 2023.

INTERIM DIVIDEND

The Board has resolved not to declare any interim dividend for the six
months ended 30 June 2023 (six months ended 30 June 2022: Nil).

By order of the Board
Wong Chiu Yeung
Chairman

Hong Kong, 29 August 2023
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS
AND OTHER COMPREHENSIVE INCOME

/\'='"

ra Hin 2wk

For the six months ended 30 June 2023 Eizi: T =—FXNA=1+THIAEA

Six months ended 30 June

BEAA=THILAEA

2023 2022
—ZE-= —ZE--
(Unaudited) (Unaudited)
(REER) (REEZ)
Notes RMB’000 RMB'000
B aE AR¥T ARETT
REVENUE & 4 9,481,871 15,385,385
Cost of sales SHEE RN (8,035,975)  (11,967,227)
Gross profit EF 1,445,896 3,418,158
Other income and gains H U A R e 4 391,443 212,914
Changes in fair value of investment WEMEARBLEFE
properties, net (1,195,744) 304,349
Selling and marketing expenses HE REHMAY (591,170) (531,629)
Administrative expenses THHX (705,255) (553,489)
Finance costs i%E A 5 (453,892) (409,751)
Share of profits and losses of: FEME T3S IB ST R EE -
Joint ventures EXUNG| 19,019 (279,932)
Associates iGN 38,574 30,958
PROFIT/(LOSS) BEFORE TAX BREBATRF (R 6 (1,051,129) 2,191,578
Income tax credit/(expense) HEE R, () 7 28,964 (648,415)
PROFIT/(LOSS) FOR THE PERIOD R (EE) (1,022,165) 1,543,163
OTHER COMPREHENSIVE INCOME/ HipZEWA(EE)
(LOSS):
Other comprehensive income/(loss) that ~ Al & E L B HIR S HHEE
may be reclassified to profit or loss in BaEOEMEERA
subsequent periods: (E#E) :
Share of other comprehensive BhaE R aEmem
income/(loss) of joint ventures WA (E18) (5,933) 11,303
Exchange differences on translation BMEBINEBHELZE
of foreign operations (1,024,898) (932,873)
Exchange fluctuation reserve released o ES B B R &) B ARBR &Y
upon disposal of subsidiaries b R B - (29,581)
Net other comprehensive loss that e g ERENEENSER
may be reclassified to profit or loss BReEMt 2 EERFE
in subsequent periods (1,030,831) (951,151)
OTHER COMPREHENSIVE HrHMEZEEE
LOSS FOR THE PERIOD (1,030,831) (951,151)
TOTAL COMPREHENSIVE HREERA(FE) #E
INCOME/(LOSS) FOR THE PERIOD (2,052,996) 592,012
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS
AND OTHER COMPREHENSIVE INCOME

ceBEmkHEMEERER

For the six months ended 30 June 2023 HZ—ZT - =F NA=+HIE/~EA

Six months ended 30 June

BEAA=THLANER

2023 2022
—E=-= 2 —F
(Unaudited) (Unaudited)
(REFEZR) (RigZE%)
Note RMB’'000 RMB'000
M7 ARBTR AREFTT
Profit/(loss) attributable to: TH S IBEMEEF(EE)
Owners of the parent FREERA (1,124,981) 1,274,185
Non-controlling interests FEPE R M 102,816 268,978
(1,022,165) 1,543,163
Total comprehensive income/(loss) THEBEREZERA,(EE)
attributable to: s
Owners of the parent ISYNEIE7ZEUN (2,091,549) 362,491
Non-controlling interests IEIE AR RS 38,553 229,521
(2,052,996) 592,012
EARNINGS/(LOSS) PER SHARE BAREEREZEEA
ATTRIBUTABLE TO ORDINARY EESRER(HE)
EQUITY HOLDERS OF THE PARENT 9
Basic and diluted HEAR#EE RMB A K RMB ARH#E

(26.6) cents 2

30.2 cents 5>
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CONSOLIDATED STATEMENT OF
FINANCIAL POSITION

R a BRI R

30June 2023 —E—_=F/NA=+H

30 June 31 December

2023 2022

—E-=5F —=E=-=
ANA=+H +=-—A=+—8H
(Unaudited) (Audited)
(REER) (fez&%)
Notes RMB’ 000 RMB’000

B E AR®TR ARETT

NON-CURRENT ASSETS FRBEE
Property and equipment L EYNE 10 741,736 775,742
Investment properties KEWE 38,768,186 39,216,242
Intangible asset mEE 2,569 2,653
Properties under development EEPYE 10 9,667,983 10,169,792
Contract in progress HREIREER 10 129,132 129,132
Investments in joint ventures REERRINEE 6,916,724 7,247,429
Investments in associates REZ A RIHRE 1,287,461 1,251,635
Prepayments and other assets TERN RIE R B At B 2 736,332 814,465
Deferred tax assets FIERIAE E 1,272,926 1,173,522
Total non-current assets IFRmBE EAETR 59,523,049 60,780,612
CURRENT ASSETS REBEE
Properties under development BERPYE 10 92,531,602 92,717,968
Completed properties held for sale EERED R M 3,722,036 4,797,777
Trade receivables 2 FEWFIE 1M 372,513 466,350
Prepayments, other receivables and TERTFRIE ~ HAhEUGIE &

other assets Hih&E 15,020,585 13,315,135
Financial assets at fair value through BARENEAHED

profit or loss FFABRNEMEE 429,393 431,973
Due from related parties FE IS BE RS 5 T8 3,101,777 3,914,425
Prepaid income tax B RIE 3,207,734 2,523,770
Restricted cash XEHRE 3,714,291 3,866,093
Pledged deposits BEFTFR - 2,031,012
Cash and cash equivalents WENIREEBY 8,730,363 9,118,953
Total current assets MENVEEEEE 130,830,294 133,183,456
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CONSOLIDATED STATEMENT OF

FINANCIAL POSITION

e BT IS AROR 3

30June 2023 —E—_=F/,"A=+H

30 June 31 December
2023 2022
—EC=HF —EF-=
AA=+H +=ZA=+—H
(Unaudited) (Audited)
(REER) (fez%)
Notes RMB’ 000 RMB’'000
ihE=2 ARETR ARETT
CURRENT LIABILITIES REBAEE
Trade and bills payables 2 EMFE N EE 12 13,820,300 10,821,534
Other payables and accruals HithpE T E L fEEHE A 10,157,129 9,186,882
Contract liabilities aRBE 85,850,790 82,443,359
Interest-bearing bank and STRIRITREMER
other borrowings 13 8,372,559 10,742,959
Senior notes and domestic bonds BEERMERNES 14 4,123,607 3,959,846
Due to related parties FEBFES 5 1B 3,266,517 2,583,308
Tax payable e iIR 3,599,339 3,913,001
Total current liabilities MENRELRER 129,190,241 123,650,889
NET CURRENT ASSETS RBEEFRE 1,640,053 9,532,567
TOTAL ASSETS LESS CURRENT REERRDARS
LIABILITIES 61,163,102 70,313,179
NON-CURRENT LIABILITIES FRBEE
Interest-bearing bank and FTERITREMER
other borrowings 13 13,693,931 16,252,153
Senior notes and domestic bonds BEEENENES 14 11,744,792 13,202,190
Lease liabilities HEBE 14,599 17,729
Deferred tax liabilities FEERIEEE 3,835,760 4,137,252
Provision for major overhauls KB BN 83,847 78,614
Total non-current liabilities IEREaEA%E 29,372,929 33,687,938
Net assets BEFE 31,790,173 36,625,241
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CONSOLIDATED STATEMENT OF
FINANCIAL POSITION

e BB R

30June 2023 —E—_=F/NA=+H

30 June 31 December
2023 2022
—EC=HF —EF-=
AA=+H +ZA=+—8H
(Unaudited) (Audited)
(REER) (fez&%)
Note RMB’ 000 RMB’000
FaE ARETT ARETT
EQUITY R
Equity attributable to owners of BAREEAEGEERS
the parent
Issued capital BEITRA 15 365,138 365,138
Reserves i 17,051,835 19,345,551
17,416,973 19,710,689
Non-controlling interests IR 14,373,200 16,914,552
Total equity iR 31,790,173 36,625,241
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CONSOLIDATED STATEMENT OF
CHANGES IN EQUITY

meERPER

For the six months ended 30 June 2023 HZ T — =4 XA =1+ HI-/NEA

Attributable to owners of the parent

BATREARR
Statutory Property Share Exchange Non-
Issued Capital surplus Merger  revaluation Other option Hedging  fluctuation Retained controlling Total
capital reserve reserve reserve reserve reserves reserve reserve reserve profits Total interests equity
EE NXER EX
BRfRE  EARE  BBEE  AfEE BE  AbEE BREGE  MMER  RBERE  REMA 8 FERER  BR4E
fited fited fited)  (Unaudited)  (Unaudited)  (Unaudited)  (Unaudited)  (Unaudited)  (Unaudited) fited fited fited)  (Unaudited)

(REEH)  (RERK)  (REBR)  (REER)  (REER)  (REEH)  (REER)  (REER)  (REER)  (RE3R) (REER)  (REBW) (RS0
RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB000 RMB'000 RMB'000
AE®TR  ARBTR  ARMTR  AR%TR  ARBTZ  ARMTR  ARMTR  ARBTR  ARMTR  ARMTR  ARMTR  ARBTR  ARMTR

At 1 January 2023 R=Z-=§-f-R 365,138 (3,596,236)* 1,897,880¢ 30¢ 82.87* 17,619* 92,670¢ (44,811) (599,240)*  21,494,767* 19,710,689 16,914,552 36,625,241
Profitloss) for the period i/ (58) - - - - - - - - - (124881 (1124981) 102816 (1.022,165)
Other comprehensive loss BREHEEER:
for the period:
Share of other comprehensive A SAFE
Joss of joint ventures %miﬂﬁ - - - - - (5.933) - - - - (5,933) - (5933)
Exchange differences on BEEEHH
translation of foreign EXZE
operations - - - - - - - - (960,635) - (960,635) (64,263)  (1,024,898)

Totel comprehensieincome/ AR ELA/(K8)

(loss) for the period ikl - - - - - (5,933) - - (960,635)  (1,124,981) (2,091,549) 38,553 (2,052,996)
Capital reduction of subsiciaries ~ HBAE 2 B4R - - - - - - - - - - - (2368245)  (2368245)
Dividend paid to non-controlling S FMEA AR

shareholders of subsidiaries BROKE - - - - - - - - - - - (132,000) (132,000)
Acquiston of non-controling Uiz ER

interests - (202,167) - - - - - - - - (202,167) (79,660) (281.827)
Transfer to statutory surplus reserve EEZHT Bl - - 1482 - - - - - - (1,482) - - -
At30 June 2023 R=F==EAA=1A 365,138 (3,798,403)* 1,899,362% 30¢ 82.87* 11,686* 92,670¢ (44811 (1559875  20368,304* 17,416,973 14373200 31,790,173

* These reserve accounts comprise the consolidated reserves of  * ZEREBEREOEFSUBMRARTARE
RMB17,051,835,000 (31 December 2022: RMB19,345,551,000) in the 17,051,835,000t(Z 2=~ +=-A=+—H:
consolidated statement of financial position. AFR#19,345,551,000 7T ) B4R & FEfE ©
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CONSOLIDATED STATEMENT OF
CHANGES IN EQUITY

= A\ EE £ 454
MEREREER
For the six months ended 30 June 2023 HZ—ZT - =F N A=+ HIE/~EA

Attributable to owners of the parent

BRAREE AR
Statutory Property Share Exchange Non-
Issued Capital surplus Merger  revaluation Other option Hedging ~ fluctuation Retained controling Total
capial reserve reserve reserve resenve reserves resenve reserve reserve profits Total interests equity
EE MEER 3
BEIRA BARE BHRRE ARERE R bRE  BRERE iR RBRE  RBEH i FEREs EaE
(Unaudited) ~ (Unaudited) ~ (Unaudited)  (Unaudited)  (Uneudited) ~ (Unaudited)  (Unaudited) ~ (Unaudited)  (Unaudited)  (Unaudited)  (Unaudited)  (Unaudited)  (Unaudited)
(REER) (REER)  (REER)  (RESR)  (REER)  (REER)  (RESR)  (RESR)  (RESR)  (REBR)  (REER)  (RESR)  (REER)
RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
ARBTL  ARMTRT ARBTR ARMTR ARETR ARETR  ARMTL  ARETn  ARETR  ARMTR  ARBTR  ARETT  ARETR
At 1 January 2022 W-Fzz%5-A-8 365064 (3,277,374 1813213 30 82872 9,754 92,670 (44.811) 983959 21760983 21,786,360 20,920,751 42,707,111
Profit for the period iyegi) - - - - - - - - - 1274185 1,274,185 268,978 1,543,163
Other comprehensive income/(oss) BREHRERA/ (BE) -
for the period:
Share of other comprehensive ElERERAER
income of joint ventures £SO - - - - - 11303 - - - - 11303 - 11303
Exchange diferences ontrensation BB EHNENER
of foreign operations - - - - - - - - (893416) - (893416) (39457)  (932873)
Exchange fluctuation resenve reeased  HEHBATERRY
upon disposal of subsiciaries EingeE - - - - - - - - (29,581) - (29,581) - 29581)
Total comprehensive incomefloss) BR2ENN/(FR)4%
for the period - - - - - 11,303 - - (922997) 1,214,185 362,491 29501 592,012
Capital reduction of subsidiaries HEARZRERD - - - - - - - - - - - (126768  (1267,682)
Acquisiion of non-controling interests W FEHEARER - (142,469) - - - - - - - - (142469) (1616292 (1,758761)
Dividend payable to non-controling ERHBARELR
shareholders of subsidiaries BROKE - - - - - - - - - - - (35.271) (35.271)
Disposal of subsidiaries (note 16) HEHBAR(H16) - - - - - - - - - - - (68,621) (68,621)
Transfer statutory suplus resenveto — EE RS EEBZREET
retained profit - - (13,489) - - - - - - 13,489 - - -
2021 final dividend approved BHE-E--EXERE - - - - - - - - - (206,665) (206,665) - (206,665)
At 30 June 2022 WZZZZERAZTR 365064 (3419843 1,799,724 30 82872 2,057 92,670 (44.811) 60962 22841992 2179717 18162406 39,962,123
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CONDENSED CONSOLIDATED STATEMENT

OF CASH FLOWS
BHRSGERERE

£

For the six months ended 30 June 2023 EHZ - -~ =F /XA =+ HIL/EA

Six months ended 30 June
BEAA=1+RHLAXMEA

2023 2022
—EC-=fF —E -
(Unaudited) (Unaudited)
(REER) (REgEZ)
Note RMB’ 000 RMB’'000
Bt & ARET T ARETT
CASH FLOWS FROM RETHRERE
OPERATING ACTIVITIES
Cash generated from operations RS FTIRIR S 8,642,540 10,150,765
Interest received EFE 64,239 49,261
PRC corporate income tax paid B BEMEEH (1,187,065) (640,346)
PRC land appreciation tax paid BRI ER (182,493) (319,203)
Net cash flows from operating activities &L ZEEFFTSIR GRS /558 7,337,221 9,240,477
CASH FLOWS FROM RETHRERE
INVESTING ACTIVITIES
Purchases of items of property BEYENEEIER
and equipment (35,757) (69,755)
Proceeds from disposal of items of HEMERBRBEE BRIE
property and equipment 26,206 8,737
Proceeds from disposal of financial assets HEZ AR EFEBEEEHTA
at fair value through profit or loss BarEmEmERE - 130,825
Additions to investment properties BN =R (968,964) (1,992,758)
Proceeds from disposal of HEREYHEMEHRIAE
investment properties 174,177 60,958
Disposal of subsidiaries, net HENBARFEE 16 - (7,553)
Capital reduction in joint ventures NNl ¥ R 323,729 113,477
Capital reduction in associates Bt N7 2 IR A - 17,368
Repayment from/(loans to) joint e WNCIDS 3 /NI B |
ventures and associates B (B 4,478 (2,552,529)
Dividend from joint ventures SR WNEI o) e 16,533 77,009
Dividend from an associate — B E A RIMARE 1,800 -
Decrease in restricted cash SRR HIIR & E 151,802 684,484
Decrease in pledged deposits BT ROR D 2,031,012 52,582
Increase in time deposits with original REEAZN =8 A 2 E8FER
maturity over three months 1840 - (1,600,000)
Net cash flows from/(used in) wEEBAE, (FTA)
investing activities BenE F5 1,725,016 (5,077,155)
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CONDENSED CONSOLIDATED STATEMENT

OF CASH FLOWS
ERZERERER

For the six months ended 30 June 2023 HZ—ZT - =F N A=+ HIE/~EA

Six months ended 30 June
BEZAA=1+RHILAHEA

2023 2022
—m— e

(Unaudited) (Unaudited)
(REEEX) (REEZ)
RMB’ 000 RMB’000
AR¥T AREFT

CASH FLOWS FROM
FINANCING ACTIVITIES
Interest paid
Proceeds from issuance of senior notes
and domestic bonds
Issuance costs of senior notes
Repayment of senior notes
New bank and other borrowings
Repayment of bank and other borrowings
Principal portion of lease payments
Acquisition of non-controlling interests
Capital reduction of subsidiaries
Increase/(decrease) in amounts due to
related parties, net
Advance from/(repayment to)
non-controlling shareholders
Dividends paid to non-controlling
shareholders of subsidiaries

MEZHRERE

BERFE
BITEAREN
BREFPERIA
BAZERETHX
BRELRE

G IRTT MM E K
EERITREMER
SNEERE D

Y iE IR A i o

188 X B 2 AR AR
JE A~ BEESE 77 SRIEHE AN, OfL )
HEE

FEERRAG R, (BT

STASYIY I X B SRR AR A R AU AR,

(1,483,678) (1,680,852)

1,500,000 768,250
- (7,678)
(3,270,420) (3,131,996)
698,198 9,360,126
(5.869,479) (8,083,233)
(5,031) (70,849)
(281,827) (1,758,761)
(2,368,245) (1,267,682)

1,356,694 (221,647)
412,263 (745,916)
(132,000) -

Net cash flows used in financing activities

MERDMARCREFR

(9,443,525) (6,840,238)

NET DECREASE IN CASH AND CASH RERBESEEYRD

EQUIVALENTS HEE (381,288) (2,676,916)
Cash and cash equivalents at beginning  Ei¥IR & MRS EEW

of period 8,156,453 15,677,587
Effect of foreign exchange rate changes, [EXRZBHH)

net (7,.302) (54,183)
CASH AND CASH EQUIVALENTS AT HABEESRESZEY

END OF PERIOD 7,767,863 12,946,488
ANALYSIS OF BALANCES OF CASH RERASEBWERDN

AND CASH EQUIVALENTS
Cash and cash equivalents stated in
consolidated statement of
financial position
Less: Non-pledged time deposits with
original maturity of over three
months when acquired

RAEMBIRRRAI RS M
ReEHEY

o BARBHAZR=(EAZ
ARG E BTF K

8,730,363 14,546,488

(962,500) (1,600,000)

7,767,863 12,946,488
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

R & B 5 AR B ot

30June 2023 —E==FA=+H

1.

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 2022.

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 2022, 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 new and 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.
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

BASIS OF PREPARATION (Continued)
Going concern basis

For the six months ended 30 June 2023, the Group recorded a
loss attributable to owners of the parent of approximately
RMB1,124,981,000. As of 30 June 2023, the Group's current
portion of interest-bearing bank and other borrowings
(including senior notes and domestic bonds) amounted to
approximately RMB12,496,166,000, while the Group’s cash and
cash equivalents amounted to approximately
RMB8,730,363,000 and restricted cash amounted to
approximately RMB3,714,291,000.

In view of the prevailing slow-down of the property market in
the PRC, the directors of the Company have given careful
consideration to the future liquidity and performance of the
Group and its available sources of financing in assessing
whether the Group will have sufficient financial resources to
continue as a going concern. The directors of the Company
have implemented the following measures and plans to mitigate
the liquidity pressure and improve financial position of the
Group:

(i)  The Group will timely adjust sales strategy to accelerate
the pre-sales and sales of its properties and speed up the
collection of sales proceeds;

(i)  The Group will continue to seek for refinancing or
extension of existing bank and other borrowings and
secure new sources of financing;

(i) The Group will continue to explore potential buyers to
dispose certain of its investment properties and non-core
businesses to generate additional cash flows when
needed; and

(iv)  The Group will closely monitor the progress of the
construction of its properties under development to
ensure that construction and related payments are
fulfilled, and the relevant properties sold are delivered to
the customers on schedule. This will ensure the guarantee
deposits for the construction of relevant properties under
the designated bank accounts will be released as planned.

RS B R 5T

30June 2023 —E—_=F,"A=+H

mBLELE ()
FEKEER

HE-_Z_=FXA=1+BL~HEA -
AEEHBIARER ARIGEEBLA
R#1,124,981,0007T - AZZT = =F <
A=+8 AEEFERITREMER
(BREELEENBERNGESR) R MD
4 N R #12,496,166,000 7T © 1M A< &= &
WIRERBESEMWHDARE
8,730,363,000 7T * ZMRFIFESHARE
3,714,291,000 7T °

ENBRTEBMETISNE - ARF
EEEFHAKBESARANMKE
REBERELZR CSEEERTERE
RIEERBMEAMEA R M E A AR
BRR - ARBEZCEEATHEEN
A& UREARERSE S EN MK
EAKENF BN

()  AEREFERFHEHERE MR
%%i‘ﬁﬁﬁ‘\ﬂﬁﬁ% - AR A Y sH &

/8T

FT{S3kI18

(i) AEBEBEESFLRBRTREM
ERHBREREY - A FEEH
BERIR

(i) AEEHEEBEMEBLEER  HE
ETREMERFZOER - A
ERERELRINAER &

(ivy AEESEINEREERTYEDN
M THEE - ARER TIZ R AR E
BUARE  YMBREPZT1EEE
BEEWE - ERRRIETEIEIRIE
ERITIRP THRBYEERRE

N
i e
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NOTES TO THE CONDENSED

CONSOLIDATED FINANCIAL STATEMENTS

AR S B S R P T

30June 2023 —ET - =FA=1+H

1.

BASIS OF PREPARATION (Continued)
Going concern basis (Continued)

Accordingly, these unaudited interim condensed consolidated
financial statements have been prepared on the going concern
basis.

Notwithstanding the above, uncertainties exist as to whether
the Group is able to achieve its measures and plans as described
above. In the opinion of the directors of the Company,
according to the current market condition, whether the Group
will be able to continue as a going concern would mainly
depend upon (i) the generation of sufficient operating cash
flows from pre-sales and sales of its properties; and (ii) the
successful renewal of existing bank and other borrowings and
obtaining of new sources of financing as and when needed.

CHANGES IN ACCOUNTING POLICIES AND
DISCLOSURES

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

HKFRS 17 Insurance Contracts

Amendments to Insurance Contracts

HKFRS 17
Amendments to Initial Application of HKFRS 17 and
HKFRS 17 HKFRS 9 — Comparative Information

Amendments to
HKAS 1 and
HKFRS Practice
Statement 2

Disclosure of Accounting Policies

Amendments to

| = .
MR BIECE (@)

At - AREFE LT HEAE M
BRENFEL L /ERBRERD -

BEML - AEERTER LB BEN
AEDEETHEEL - ARFEER
Ao IRBEROTEMNNL - NEEES
FERLETZEORR  ()VEEBEEEA
HEMETEETHNLERER &
(NEEERYBRERARTRAME
R WEFBRRHESHORMENRIR

SHEEREE LS

AEE DA 2 REEZF HIE AR
B HHmEREE G ERA T EAR
SEMANHET MBI 2B BB R
HERA -

Definition of Accounting Estimates

HKAS 8
Amendments to Deferred Tax related to Assets and
HKAS 12 Liabilities arising from a Single

Amendments to
HKAS 12

Transaction
International Tax Reform — Pillar Two
Model Rules
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

CHANGES IN ACCOUNTING POLICIES AND
DISCLOSURES (Continued)

The nature and impact of the new and revised HKFRSs that are
applicable to the Group are described below.

Amendments to HKAS 1 Disclosure of Accounting Policies
require entities to disclose their material accounting policy
information rather than their significant accounting policies.
Accounting policy information is material if, when considered
together with other information included in an entity’s financial
statements, it can reasonably be expected to influence decisions
that the primary users of general purpose financial statements
make based on those financial statements. Amendments to
HKFRS Practice Statement 2 provide non-mandatory guidance
on how to apply the concept of materiality to accounting policy
disclosures. The amendments did not have any impact on the
Group's interim condensed consolidated financial information
but are expected to affect the accounting policy disclosures in
the Group’s annual consolidated financial statements.

Amendments to HKAS 8 Definition of Accounting Estimates
clarify the distinction between changes in accounting estimates
and changes in accounting policies. Accounting estimates are
defined as monetary amounts in financial statements that are
subject to measurement uncertainty. The amendments also
clarify how entities use measurement techniques and inputs to
develop accounting estimates. The Group has applied the
amendments to changes in accounting policies and changes in
accounting estimates that occur on or after 1 January 2023.
Since the Group’s policy of determining accounting estimates
aligns with the amendments, the amendments did not have any
impact on the financial position or performance of the Group.

2.

RS B R 5T

30June 2023 —E—_=F,"A=+H

SR NEE ) #)

BRERNAKENI REEFTNE
BUBREENNEERFBERWT -

BRI ERENR(ER]) A HELZ
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ROETBEMERBZSZMIEREAIE
HEPRE - MIZBERETBRREHBE
K- BAEMBRELNEHRAEFH 2%
(B HMAREHBRREERAER
MBS R IR B D] - ZEFTHALE
PSR EREMBERRBEAR
& ERASPELAKREFERAMK
WEPOSETBORKE -

BEGEAFE SR (BR]) Batlhat
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BREER - StARTRER R
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B HEMAERMMAERT &M R
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NOTES TO THE CONDENSED

CONSOLIDATED FINANCIAL STATEMENTS

AR S B S R P T

30June 2023 —E==FA=+H

2. CHANGES IN ACCOUNTING POLICIES AND
DISCLOSURES (Continued)

Amendments to HKAS 12 Deferred Tax related to Assets and
Liabilities arising from a Single Transaction narrow the scope of
the initial recognition exception in HKAS 12 so that it no longer
applies to transactions that give rise to equal taxable and
deductible temporary differences, such as leases and
decommissioning obligations. Therefore, entities are required to
recognise a deferred tax asset (provided that sufficient taxable
profit is available) and a deferred tax liability for temporary
differences arising from these transactions. The amendments
apply to transactions related to leases at the beginning of the
earliest comparative period presented, with any cumulative
effect recognised as an adjustment to the opening balance of
retained profits or other component of equity as appropriate at
that date. In addition, the Group has applied the amendments
prospectively to transactions other than leases that occurred on
or after 1 January 2022, if any. The adoption of the
amendments has had no significant impact on the financial
information of the Group.

Amendments to HKAS 12 International Tax Reform — Pillar Two
Model Rules introduce a mandatory temporary exception from
the recognition and disclosure of deferred taxes arising from the
implementation of the Pillar Two model rules published by the
Organisation for Economic Co-operation and Development. The
amendments also introduce disclosure requirements for the
affected entities to help users of the financial statements better
understand the entities’ exposure to Pillar Two income taxes,
including the disclosure of current tax related to Pillar Two
income taxes separately in the periods when Pillar Two
legislation is effective and the disclosure of known or reasonably
estimable information of their exposure to Pillar Two income
taxes in periods in which the legislation is enacted or
substantively enacted but not yet in effect. Entities are required
to disclose the information relating to their exposure to Pillar
Two income taxes in annual periods beginning on or after 1
January 2023, but are not required to disclose such information
for any interim periods ending on or before 31 December 2023.
The Group has applied the amendments retrospectively. Since
the Group did not fall within the scope of the Pillar Two model
rules, the amendments did not have any impact to the Group.
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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, land
development 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 purpose, the land development segment and
project management segment are combined with the property
development and investment segment as their reported
revenue, results and assets are less than 10% of the
consolidated revenue, consolidated loss and consolidated assets
of the Group. Despite that the reported results of the property
management segment accounted for over 10% of the
combined losses of the Group’s loss making segments, its
segment result is not presented separately as the situation is
considered to be temporary by the management.

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.

RS B R 5T
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

AR S B S R P T

30June 2023 —E—_=F/,"A=+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

REBY OO :

Six months ended 30 June

BEAA=THILAEA

2023 2022
—g== —F-—
(Unaudited) (Unaudited)
(REEER) (REgER)
RMB’ 000 RMB’'000
AR¥T T ARETT
Revenue from contracts with customers X EEF &R
Sales of properties MEIEE 8,609,731 14,203,127
Property management fees MEEEE 552,071 506,672
Land development income THbFA U A - 307,847
Project management income HEEERA 56,552 100,718
Revenue from other sources HAth SRR R A 2%
Gross rental income from investment IR E YKL EHEPTIERHE
property operating leases: MW AL :
Variable lease payments that do not TEUAR G B IR B
depend on an index or a rate RIS RIR 11,789 11,715
Other lease payments, including BIETE R IR EAM
fixed payments MERK 251,728 255,306
9,481,871 15,385,385
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

B4R S B ISR R M EE

30June 2023 —E—_=F/NA=+H

REVENUE, OTHER INCOME AND GAINS 4. WEF - EUg A RN E @)
(Continued)
Revenue from contracts with customers REEFSEHWE
Disaggregated revenue information WHTIHFER
For the six months ended 30 June 2023 BHE—F - —F N NA=+HIENEA
Property Land Project
Sales of management development management
properties fees income income Total
MEHE YETEE IR A EEEEBEKRA ok
(Unaudited) (Unaudited) (Unaudited) (Unaudited) (Unaudited)
(REBER) (REER) (REER) (REER) (REER)
RMB'000 RMB'000 RMB'000 RMB'000 RMB’ 000
ARETRT AR¥®Tn AR¥Trn AR¥Tr AR%ETx
Timing of revenue WM -
recognition:
Goods transferred ata point ~ E ¥ —FE = E
in time ot 8,609,731 - - - 8,609,731
Services transferred over time X R EH RIS - 552,071 - 56,552 608,623
Total revenue from contracts ~ RER P AR EE
with customers 8,609,731 552,071 - 56,552 9,218,354
For the six months ended 30 June 2022 HE—F - —FNA=1+HIENEA
Property Land Project
Salesof management  development  management
properties fees income income Total
MERE DEETEE THAZRA BEEERA Fatas)
(Unaudited)  (Unaudited)  (Unaudited)  (Unaudited)  (Unaudited)
(REgsr) (RE®R)  (RE®sR)  (RESsR) (REER)
RMB'000 RMB'000 RMB'000 RMB'000 RMB'000
AREFTT AR®ETT AR®ETT AR®ETT AR®ET:H
Timing of revenue WM -
recognition:
Goods transferred atapoint £ —ASRZEE L
intime &0 14,203,127 - 307,847 - 14,510,974
Services transferred over time 1R EREE R IR 75 - 506,672 - 100,718 607,390
Total revenue from contracts ~ REXR P AR EE
with customers 14,203,127 506,672 307,847 100,718 15,118,364
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

AR S B S R P T

30June 2023 —E—_=F/,"A=+H

4. REVENUE, OTHER INCOME AND GAINS 4. e -

(Continued)

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

HA Rz @)

AEENEMBARKEAFTOT

Six months ended 30 June

HBEAA=THIEAEA

2023 2022
—E-=F —EF-—
(Unaudited) (Unaudited)
(REFER) (CREEZ)
RMB’000 RMB'000
ARETT ARBEFT
Other income and gains H A & s
Bank interest income HRITHEWA 64,239 42,031
Consultancy service income EE R AR FS YA 4,424 21,854
Gain on disposal of items of property and ~ H&E W% & R E1E B Yz B8
equipment, net 895 654
Foreign exchange difference, net ME N EE R 133,935 -
Gain on disposal of subsidiaries HENB AR MK - 67,411
Government grants eGSR 18,672 35,388
Others Hih 169,278 45,576
391,443 212,914
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FINANCE COSTS

NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

R4 M SRR M5t
30 June 2023 —E==F,XA=+H

5. Bi%ER

An analysis of finance costs is as follows: PEBRASMTOT :

Six months ended 30 June
BZEA<A=1+HIEAEA

2023 2022
—m— = e

(Unaudited) (Unaudited)
(REER) (REgER)
RMB’ 000 RMB’000
AR®T AREFT

senior notes and domestic bonds
Interest on lease liabilities
Increase in a discounted amount of

Interest on bank and other borrowings, RITREMER - BAEER

RAEHHNE 1,506,745 1,795,403
HEBENFE 825 10,874
R BR300 38 T 2 AE RO KIS Bkl

provision for major overhauls arising from — #73R{B1E%8

the passage of time 1,975 1,756
Total interest expense on financial liabilities FEZ AR EFFABZHERAED
not at fair value through profit or loss T B 4a %8 1,509,545 1,808,033
Less: Interest capitalised B BRI FLE (1,055,653) (1,398,282)
453,892 409,751
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

AR S B S R P T

30June 2023 —E—_=F/,"A=+H

6. PROFIT/(LOSS) BEFORE TAX 6.

The Group's profit/(loss) before tax is arrived at after charging/

R AR, (E1E)

AEBOBRBAEN(EBE)EN

(crediting): B (T A) THI&IE :
Six months ended 30 June
BEXA=+THLEXEA
2023 2022
—E-=F T
(Unaudited) (Unaudited)
(RBER) (REEE=R)
RMB’' 000 RMB’'000
AR¥T T ARKEFT
Cost of properties sold BEMEKA 7,402,033 11,086,268
Cost of services provided ERHERFBEK A 438,366 717,719
Depreciation of property and equipment ¥ MR ERITE 34,962 32,010
Depreciation of right-of-use assets FREEENTE 9,490 47,785
Amortisation of an intangible asset* A R Y 83 83
Lease payments not included in the HERE (T REHEAEMRE)
measurement of lease liabilities 436 8,390
Employee benefit expenses (including EERAMAY (BREESHE) :
directors’ remuneration):
Salaries and other staff costs TERHEME TR 390,858 465,741
Pension scheme contributions** RN FHEIME TR ** 63,408 109,320
Less: Amount capitalised W BN (121,359) (259,886)
332,907 315,175
Fair valve loss on financial assets at RARnETEBEZEHTABRN
fair value through profit or loss, net EMEENAABEEETE 14,582 33,109
Foreign exchange differences, net HE W, 7= SRR (133,935) 15,963
Write down to net realisable value of BIEHEEBRYERER
completed properties held for sale* A IR SRE * 195,493 163,157
Loss on disposal of investment properties — H &K EWMEREIE 47,099 37,379
Loss on disposal of joint ventures LEAERNTNEE 138,909 -
* These items are included in “Cost of sales” in the consolidated * BEEERAGEERREMEEKER

statement of profit or loss and other comprehensive income.

*x There are no forfeited contributions that may be used by the Group
as the employer to reduce the existing level of contributions.

62 China SCE Group Holdings Limited / Interim Report 2023
REEEERAERAT / ZE_=FHh 8RS

B [EERA] A -

o REEERREI LA AR HE0UR
FEARIR B AR



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 2022: 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.

RS B R 5T

30June 2023 —E - =FRA=1H

7. PSR

HRAEBRBAY BEERBELEM
ERTBUET) - MBARLFBNEHREL
BEBE_T__FA=THILE
A E) - B B SR TUm A B IR
2N e Ty N F SR = DRSS

.
=4
alr=+ °

Six months ended 30 June

BEAA=THILAEA

2023 2022
—Eg=-= —F-—
(Unaudited) (Unaudited)
(REER) (REEEZ)
RMB’ 000 RMB'000
ARETT ARBTT
Current charge/(credit) for the period: HREHHAY (KR
PRC corporate income tax F B 7R FE PSR 267,190 714,150
PRC land appreciation tax o B b IR (E R 164,611 24,377
Over-provision in prior years, net: BT FEREREE TR
Mainland China R R (59,869) (65,523)
371,932 673,004
Deferred tax credited for the period BET NIRET IR (400,896) (24,589)
Total tax charge/(credit) for the period HAHERS(Ee) @5 (28,964) 648,415

During the six months ended 30 June 2023, the share of
tax credit attributable to joint ventures amounting to
RMB20,555,000 (six months ended 30 June 2022: RMB20,070,000);
and the share of tax charge attributable to associates amounting
to RMB3,308,000 (six months ended 30 June 2022:
RMB16,521,000) 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.

HE_Z-_=—FNA=THI@EAH
B DIEAERRNBEEREASARE
20,555,000 (R E — B -~ A=+
HIEXEA : AR¥20,070,0007T) : 5
HHEAANMERIRARKE
3,308,000 L (B ZE_ZE - —_F A=+
HIEREA : AR®16,521,0007T) * B
AAGEBEREMEERERME
HEERRRBE QA LEE]
BT e
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NOTES TO THE CONDENSED

CONSOLIDATED FINANCIAL STATEMENTS

AR S B S R P T

30June 2023 —E—_=F/,"A=+H

8.

10.

DIVIDENDS

The Board has resolved not to declare any interim dividend for
the six months ended 30 June 2023 (six months ended 30 June
2022: Nil).

EARNINGS/(LOSS) PER SHARE ATTRIBUTABLE
TO ORDINARY EQUITY HOLDERS OF THE
PARENT

The calculation of the basic earnings/(loss) per share amount is
based on the profit/(loss) for the period attributable to owners of
the parent, and the weighted average number of ordinary shares
of 4,222,986,126 (six months ended 30 June 2022:
4,222,133,380) in issue during the period.

No adjustment has been made to the basic earnings/(loss) per
share amount presented for the six months ended 30 June 2023
and for the six months ended 30 June 2022 in respect of a
dilution as the impact of share options outstanding had no
dilutive effect on the basic earnings/(loss) per share amount
presented.

ADDITIONS TO PROPERTY AND EQUIPMENT,
PROPERTIES UNDER DEVELOPMENT AND
CONTRACT IN PROGRESS

During the six months ended 30 June 2023, the Group incurred
approximately RMB35,757,000 (six months ended 30 June
2022: RMB77,722,000) on the addition of items of property
and equipment.

During the six months ended 30 June 2023, the Group incurred
approximately RMB4,777,957,000 (six months ended 30 June
2022: RMB7,461,697,000) on the additions to properties under
development.

During the six months ended 30 June 2022, the Group incurred
approximately RMB278,157,000 on the additions to contract in
progress.
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=+ HIEREANEAFHRE (BEC
T FRA=TRENER &) -

SRR EBRIER AR
EEREF, (B

BREARFN (BER) B HRARNE
RNAEB AERRT, (E8) REBAE
BT E BB 2 MEFYH H K
4,222,986, 126 R (B ZE=FT=_=—F <A
=+ HIEAEA 4,222,133,380%) 2

BE_Z-_=FRA=1tHLEXEARK
ZEZZFRAZTHIERER  EmER
TR EREHM2INERELRR
R/ (BR)UEHEZE WL EA
2NNEBRERRT,(FHE)EITEM
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FIBY R LRG> R
ENERZIRER

BE-_ZT-_=—FA=+HIE~EA
REBBEMELRBHEEZHOAR
# 35,757,000 (B E T =4 <A
=+tRHILEANER: AR®77,722,000
TT) °

BE-_ZT-_=ZFA=+HIE HEA
AEBNEEEFMEILOAR
4,777,957,000 (B EZ=F==_F<H
=+HIEAREAR - AR®7,461,697,000
TT) °

BE-_ZT-_—F#XA=+HIEX~HEA
AEEMEEZIZRARTHOARE
278,157,000 7T °



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 the sales 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 of 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:

RS B R 5T

30June 2023 —E - =FRA=1H

B ZRIGIA

AEENEZRUGREXRBHEDE
MEREMERREHMEERR -

ERMEHENKERBETRREBE
BiRENGERIN AEEEHEERE
MERREHRYEEERGEH - —REK
EFPEA/BFRANR  AEE KR
AREMFEABRBART=ZEANRHE
B TEFPAERERZAEA -

HRARENE ZEUGIAN TP L]
DH - BMUBEXEESRTER - AF
B AR ZEE P REGAERIT A T
AEAmREREMINREEREE - BT
BEZREFEAR/RE

RI|BEHR - B 5 RUGAEN KK DT
(A ARG LREZEHFAE) D
T~

30 June 31 December

2023 2022

—g== —F-—
A~A=1TH +=ZA=+—H
(Unaudited) (Audited)
(REBEZ) (BEZ)
RMB’ 000 RMB’000
AR®T T ARETT
Current to 90 days BNEAZ 90 H 264,324 441,486
91 to 180 days 91THZE180H 41,002 15,320
181 to 365 days 181 HZ365H 50,761 2,933
Over 365 days 365 HUA E 16,426 6,611
372,513 466,350
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

AR S B S R P T

30June 2023 —E—_=F/,"A=+H

12. TRADE AND BILLS PAYABLES 12. B RNFBRERE
An ageing analysis of the trade and bills payables as at the end RBERKR  EFRMNREBEREENE
of the reporting period, based on the invoice date, is as follows: BRI ZH8amaT :

30 June 31 December

2023 2022
—E-=F —F-—
AA=Z+H tZA=t+—H

(Unaudited) (Audited)
(REEX) (fez&%)
RMB’ 000 RMB’000

AR®TF T ARETT

Within 1 year —&FR 13,440,317 10,409,743
Over 1 year —E £ 379,983 411,791

13,820,300 10,821,534

The trade and bills payables are unsecured and non-interest- BoENZEMNEE AEEKIE 28K
bearing and are normally settled based on the progress of ERIRRIE TEEAE -
construction.
X L= 15 £h
13. INTEREST-BEARING BANK AND OTHER 13. T ERITREME R
BORROWINGS
30 June 2023 31 December 2022
—E-=FXA=TH —E--F+ZA=+—H
(Unaudited) (Audited)
(REER) (EEZ)
Contractual Contractual
interest interest
rate (%) rate (%)
per annum Maturity RMB'000  perannum Maturity RMB'000
HES) HES)
FHZE (%) FHA AR®BTT ERE%) FE#A AR®BTT
Current wE
Bank loans — secured RITEH — 5HEM 3.10-8.63 2023-2024 7,341,431 3.20-8.08 2023 10,089,294
Other loans — secured HER — BHEMH 9.40-12.00 2023-2024 1,031,128 9.00-10.00 2023 653,665
8,372,559 10,742,959
Non-current FRE
Bank loans — secured RITEFH — M 3.10-8.63 2024-2037 12,419,331 3.20-8.20 2024-2036 14,653,106
Other loans — secured HER — BHEMH 9.30-10.50 2024-2025 1,274,600 9.30-12.00 2024 1,599,047
13,693,931 16,252,153
22,066,490 26,995,112
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

I RRAR S B TS FR 2R MY AT
30 June 2023 —E==F,XA=+H

13. INTEREST-BEARING BANK AND OTHER 13. ST ESRITREMERK @)

BORROWINGS (continued)

30 June 31 December
2023 2022
—EC=F —EFE-=
AA=+H +=ZA=+—8
(Unaudited) (Audited)
(REEEX) (fez%)
RMB’ 000 RMB’'000
AR¥T T AREFT
Analysed into: Pa)ige
Bank loans repayable: FEERIRITER
Within one year or on demand —FRIREK 7,341,431 10,089,294
In the second year EF 9,113,311 9,464,508
In the third to fifth years, inclusive FZERF(BIEERMT) 1,826,868 3,819,267
Beyond fifth years ERAF 1,479,152 1,369,331
19,760,762 24,742,400
Other borrowings repayable: EEEEMER
Within one year —FR 1,031,128 653,665
In the second year FoF 1,274,600 1,599,047
2,305,728 2,252,712
22,066,490 26,995,112
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NOTES TO THE CONDENSED

CONSOLIDATED FINANCIAL STATEMENTS

AR S B S R P T

30June 2023 —ET - =FA=1+H

13. INTEREST-BEARING BANK AND OTHER
BORROWMNGS«bmmww

Notes:

(a

()

Certain of the Group’s bank and other borrowings are secured by the
Group’s bank deposits, property and equipment, investment
properties and properties under development, details of which are
disclosed in note 19 to the unaudited interim condensed consolidated
financial statements.

As at 30 June 2023, certain of the Group’s bank and other
borrowings with an aggregate amount of RMB7,614,110,000 (31
December 2022: RMB8,461,842,000) 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 RMB1,427,796,000
(31 December 2022: RMB1,127,006,000) and RMB3,871,262,000 (31
December 2022: RMB4,212,882,000) as at 30 June 2023, 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 RMB3,199,033,000 (31 December 2022:
RMB4,099,552,000) with fixed interest rates, all of the Group’s bank
and other borrowings bear interest at floating interest rates.

As at 30 June 2023, the Group’s bank and other borrowings of
RMB4,884,168,000 (31 December 2022: RMB5,339,888,000) were
secured by a specific performance obligation imposed on Mr. Wong
Chiu Yeung (“Mr. Wong") and his family members (together with
Mr. Wong, the “Wong Family”) and pursuant to which (i) the Wong
Family must remain the single largest shareholder in the Company; (ii)
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 (i) Mr. Wong or a member of the Wong Family must remain to
be the chairman of the Board of the Company.
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13.

ATERITRAMER @

GEX

(a)

(e)

REFEMNETRITEREMERBAEED
RITIFR - MERRE  REVERER
REEERR  BRHBERREEZNS
HARS AR TS SRR M 1995 -

R-B-=FA=1H AEEHET
SRITREMERE AR 7,614,110,000
T(ZEBE-—F+-A=+—8: AR%
8,461,842,0007T) AL EE THE QR
H AR ANRE 2SO AR A VR4 ©

BRZE-=FXA=TANETRITR
H B3R AR 1,427,796,000 L ( =&
4%+ Z=ZA=Z=+—8: AR¥
1,127,006,0007T) 2 AR¥E 3,871,262,000
T(ZE-—F+-A=+—8: AR¥K
4,212,882,0007) 7 BILAE T ([AB ) &
E([Emx])FEIN - REBEBFARTT
REMBEFAARESE -

RFERR  BETHRITREMERAR
#3,199,033,000 (= E = =F+ =8
=+—H8: AR#4,099,552,0007C) A E
TEFEFTEIN - REERFTAERITREM
B2 8RRt 8 -

—E-ZFXA=Z1TA KEERTT
HiEHARE4,884,168,000 7L (=
—Zf+=-A=Z+—H8B: AR
5,339,888,0007T) =5 L £ ([ =it
EDRERKKECERELEANER
Rk METEBAOSTEEE - B ()
ERRGENBEEARNDRE —RAR
B ()VERRENERERERS REEK
HEBEARRMBARNALEZRBRAR
35% 5 40% 3¢ A b R 5 04 8 B S
FEREARQAT R)ELEERTIRE
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14. SENIOR NOTES AND DOMESTIC BONDS

NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

R B AR S B F #R 2R MY =

30June 2023 —T-—=F,XA=+H

14 BRFEBEIIRAES

30 June 2023 31 December 2022
ZBZERAZTA B CF+-A=t-H
(Unaudited) (Audited)
(REEH) (fB2h)
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
F#ie  THERE REAE  TTHERE
BER (%) HHR  ARETR BET (%) IHMA ARETR
Senior Notes due in April 2024 ZECNERANBELES USSS00ER 7375 2004 3583607 US$S00ET 7375 04 3419467
Senior Notes due in April 2023 ZECCEMABERER - - - - US$500%TT 7.25 2023 3,419,846
Senior Notes due in May 2025 “ECRERRHSEAEE  USSS00ET 7 2005 3569639 US$S00ET 7 2005 3403779
Senior Notes due in February 2026 —F=E- AHSELEE  USS350ET 6 2006 2495964  US$3S0ET 6 2006 2,380,307
Senior Notes due in September 2024 —F-MENAFIHELSZE USSAS0ET 5.95 2024 3108501 USSASOETT 5.95 2024 2,927,949
Dormestic Bonds due in RZZE-ZENA5E RMB RMB
August 2023 BERES AR#540 65 2023 540,000 AR%540 65 2003 540,000
Domestic Bonds due in RE-MELATIE RMB RMB
July 2024 HENES AR 506 55 2024 506,019 AR#506 55 2024 506,019
Domestic Bonds due in REE-RETRIHS RMB RMB
October 2025 HENES AEH 565 55 2025 564,669 ARH#565 55 2025 564,669
Medium-term notes due RZE-AE-AEE RMB
in January 2026 HRHER ARE1,500 41 206 1,500,000 - - - -
15,868,399 17,162,036
Non-current portion ERBSH (11,744,792) (13,202,190)
Current portion EEEN 4,123,607 3,959,846
30 June 31 December
2023 2022
—E=-= “E-F
AA=1TH +ZHA=+—H
(Unaudited) (Audited)
(RBEX) (&z=i%)
RMB’000 RMB'000
ARBT T ARBF T
Repayable: s
Within one year —FR 4,123,607 3,959,846
In the second year EF 7.748,828 7,418,104
In the third to fifth years, inclusive E-ERF(PEEEMT) 3,995,964 5,784,086
15,868,399 17,162,036
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NOTES TO THE CONDENSED

CONSOLIDATED FINANCIAL STATEMENTS

AR S B S R P T

30June 2023 —E—_=F/,"A=+H

14. SENIOR NOTES AND DOMESTIC BONDS

(Continued)

(a) Senior Notes

The Company, at its option, can redeem all or a portion of
the Senior Notes due in April 2024, 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.
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

14. SENIOR NOTES AND DOMESTIC BONDS

(Continued)
(b) Domestic Bonds

At the end of the second year and the fourth year
subsequent to the inception date in October 2020,
Xiamen Zhongjun Industrial Co., Ltd. (“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.

In January 2023, Xiamen Zhongjun publicly issued the first
tranche of 2023 medium-term notes in the PRC, with an
aggregate principal amount of RMB1,500,000,000 for a
term of three years and a coupon rate of 4.1% per
annum, which are fully guaranteed by China Bond
Insurance Co., Ltd. (FEERZERERMNHBR QA

with irrevocable joint and several liability.

The aggregate fair values of the Senior Notes and the Domestic
Bonds as at the end of the reporting period are RMB7,523,660,000
(31 December 2022: RMB11,120,781,000).

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

B4R S B ISR R M EE

30June 2023 —E—_=F,"A=+H

14 BEREBENEANEF @)

(b) ERES

REBEM_F_FTFE+ARNFE
“ERFOFER BEFIREREHE
%ﬁ RAR]([EFMFTER] (ERR=

“RAFT AR AESET
Ajﬁ%%%ﬂ$'ﬁ%:$fﬁ
FHAMNMRANESRTEARRE
A/ PR B DA L AR & &5 [0 2 #f s 7R
fEs -

RZEZ=F—H  BEFffhERF
BEARBET S -_=FEE—H+
HEE AcBBEEARAARK
1,500,000,0007C * A =4 =
BNEREF41% mm%%
%ﬁ&ﬁ%@ﬁ@“?k1%
AR E TSR ERFER o

RBEER  BAEBRRBERNESFHA
nEBF A AR 7,523,660,0007T (=
T _F+ - A=Z+—HBH: AR
11,120,781,000 7T) °

BEZRBMRAESFH AN EIRER
TEHNSREE ZREME
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

AR S B S R P T

30June 2023 —E—_=F/,"A=+H

15. SHARE CAPITAL 15. B& AN
Shares B% 13
30 June 31 December
2023 2022
—E-= —E=-=
AA=t+HE +t=ZA=+—H
(Unaudited) (Audited)
(REEZ) (FeEiz)
HK$ HK$
BT BT
Authorised: EE
10,000,000,000 ordinary FIME{EO. 108 TH
shares of HK$0.10 each 10,000,000,000 A% & 358 A% 1,000,000,000  1,000,000,000
Issued and fully paid: EEITREUE
4,222,986,126 (31 December 2022: FRXEE0.10 78 TTHY
4,222,986,126) ordinary shares of 4,222,986,126 i%
HK$0.10 each (—E——&#+-A=+—8:
4,222,986,126 (%) i@ A% 422,298,613 422,298,613
Equivalent to RMB’000 HERARBTT 365,138 365,138
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

B4R S B ISR R M EE

30June 2023 —E—_=F/NA=+H

16. DISPOSAL OF SUBSIDIARIES 16. HENB AT
Period ended 30 June 2022 BE-ZE-_-—HFXA=1+HLH
&
Details of the net liabilities of the subsidiaries disposed during HE-_ZTE-__FXA=1+HILEMH  H
the period ended 30 June 2022 and the financial impacts were ENBRARMNAEFEMENBTTEE Y
as follows: BT
Total
#Et
(Unaudited)
(REgER)
RMB'000
ARBFT
Net liabilities disposed of: Fri&Ea&FE :
Property and equipment L EYSE L 2,930
Completed properties held for sale BELEBERYE 11,479
Deferred tax assets RETIBE E 94,160
Trade receivables B 5 IR 140
Other current assets Hi B & E 742,975
Cash and cash equivalents RERACEFEY 8,151
Trade and bills payables B RNRIBERRERE (78,635)
Other current liabilities Hi A& (80,173)
Tax payable FERTRRIE (669,638)
Non-controlling interests FEIERR (68,621)
(37,232)
Exchange fluctuation reserve released upon HH B N B R I O B 3R B A
disposal of subsidiaries (29,581)
Gain on disposal of subsidiaries (note 4) SR E A R Es (HsE4) 67,411
598
Satisfied by: AT 75 2L HER
Cash Re 598
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

AR S B S R P T

30June 2023 —E—_=F/,"A=+H

16. DISPOSAL OF SUBSIDIARIES (continued) 16.

Period ended 30 June 2022 (Continued)

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

HENEB AT %)

BE—_FT-_—_FA=+HLH
& (&)

ARNLENBARNRERREEEY

in respect of the disposal of subsidiaries is as follows: TRHREEA AT ¢
(Unaudited)
(REgER)
RMB’'000
ARETT
Cash and cash equivalents deconsolidated HILAEFNIRS RIS EEY (8,151)
Cash consideration HERE 598

Net outflow of cash and cash equivalents in BARHERBATINRES &
respect of the disposal of subsidiaries ReEBYREFE (7,553)
17. FINANCIAL GUARANTEES 17. BARSHEAR

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
recognised represents the fair value at initial recognition of the
financial guarantees.
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

RS B R 5T

30June 2023 —E—_=F/NA=+H

17. FINANCIAL GUARANTEES (Continued) 17. MR @)
(@) At the end of the reporting period, the Group had (@) MIEHIER  BIBEERERANARRL
financial guarantees which are not provided for in these = AL P EAES RRAR & BT A S R N
unaudited interim condensed consolidated financial /N

statements as follows:

30 June 31 December

2023 2022
—E-= =S
ANA=+H +=ZA=+—H

(Unaudited) (Audited)
(REE) (fe5E%)
RMB’000 RMB’'000

AR®T T ARETTT

Guarantees in respect of mortgage MAEEETHMEERD
facilities provided for certain RREFIRBAER ()
purchasers of the Group’s
properties (notes) 28,178,073 25,482,461
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NOTES TO THE CONDENSED

CONSOLIDATED FINANCIAL STATEMENTS

AR S B S R P T

30June 2023 —ET - =FA=1+H

17. FINANCIAL GUARANTEES (Continued)

(a)

(Continued)

Notes:

(0]

(ii)

As at 30 June 2023, 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 directors of the Company consider that the fair value of
the guarantees is not significant as 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.
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

RS B R 5T

30June 2023 —E—_=F/NA=+H

17. FINANCIAL GUARANTEES (Continued) 17. MR @)
(@) (Continued) (a) (%)
In addition, the Group's share of the joint ventures’ and AN - KEBS(EE &N [) KB
associates’ own financial guarantees, which are not RARE W BERERAA L
included in the above, is as follows: POLIENE

30 June 31 December

2023 2022
—E-= —=E-—
AA=1TH +ZH=+—H

(Unaudited) (Audited)
(REEXR) (fe&:%z)
RMB’000 RMB'000

AR®T T ARETT

Guarantees in respect of mortgage mE&ERa REEARET

facilities provided for certain MEBRHIRBEHN

purchasers of the joint ventures’ PR E 1R

and associates’ properties 3,920,843 4,433,874

(b) At the end of the reporting period, financial guarantees (b) REWEHR  WENRLEZTH

given to banks in connection with loan facilities granted R A R B B A AN IRTT
to joint ventures and associates not provided for in these BPEEARMBEARERRE
unaudited interim condensed consolidated financial BRIEMNPEEROT

statements are as follows:

30 June 31 December

2023 2022
—E-= =S
AA=1TH +TZH=+—H

(Unaudited) (Audited)
(REER) (fe&E%)
RMB’000 RMB'000

AR®T T ARETTT

Guarantees given to banks in RETEERAIRBERRZ
connection with loan facilities EXmEMmMES TIRITZ
granted to joint ventures and (R
associates 2,173,237 3,202,552
In the opinion of the directors, the fair value of the guarantees EERR REERIRBERBNAALE
at initial recognition and the ECL allowance are not significant. RIEHEEEERET TERX -
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

AR S B S R P T

30June 2023 —E—_=F/,"A=+H

18. COMMITMENTS

The Group had the following capital commitments at the end of

the reporting period:

18. HEIE

REBRHERRER N TEAAE

30 June 31 December
2023 2022
—g== —F-—
AA=ZtHE +tZA=+—H
(Unaudited) (Audited)
(REEX) (fez&%)
RMB’000 RMB'000
ARBT ARKET T
Contracted, but not provided for: BEROBREME
Capital expenditure for properties EHFBRAREMNERTPMER
under development and BRI EYEN
construction of investment BEARMRAR
properties in Mainland China 16,101,509 18,135,770
In addition, the Group's share of the joint ventures’ and BEoh - REB D E A SRR REE QT

associates’ own capital commitments, which are not included in

AN B BB AR AEHE (I AR A A _E Pt gn

the above, is as follows: e
30 June 31 December
2023 2022
—E-=F —F-—
AA=1+H +ZA=+—H
(Unaudited) (Audited)
(REEX) (fez%)
RMB’000 RMB’'000
ARBT T ARETT
Contracted, but not provided for: SHEREE
Capital expenditure for joint ventures’ B ENA N ERRIE
and associates’ properties under REREMERFMER
development and construction of FE R EYEN
investment properties BEARMRZ
in Mainland China 915,803 1,458,795
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

19. PLEDGE OF ASSETS

At the end of the reporting period, the following assets of the
Group were pledged to secure certain borrowings granted to

R4 M SRR M5t
30 June 2023 —E==F,XA=+H
19. EEEF

RBEHR - AEEHATEEER
UESE TAKENETER

the Group:

30 June 31 December
2023 2022

—E-=F —F-—
~AE=+H +ZA=+—H
(Unaudited) (Audited)
(REER) (fe5%)
RMB’000 RMB’'000
ARBT T ARETT
Bank deposits RITIF - 2,031,012
Property and equipment LEYSE ] 490,849 498,070
Investment properties REME 20,941,669 12,847,267
Properties under development BREBYE 29,506,558 49,683,439

50,939,076 65,059,788
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

AR S B S R P T

30June 2023 —E—_=F/,"A=+H

20. RELATED PARTY TRANSACTIONS 20. BEt R 5
(@)  The Group had the following transactions with related (@) REIR - AREBEHEBEE ST EUA IR
parties during the period: 2

Six months ended 30 June
BEARA=THLEXEAR
2023 2022
—E-=F —E -
(Unaudited) (Unaudited)
(REBEZX) (REEE=Z)
Notes RMB’000 RMB’000
k=3 AR®BT T AREFTT

Property rental income from REERKEMESIRQA]

companies controlled by RMERSUA

the Wong Family (i) 3,191 2,444
Property management fees REAFKFKEAMERQF

received from companies WMEERE

controlled by the Wong Family (i) 946 681
Advisory and operational service ¥ & 5t A R il A B

fees paid to companies Ak EERGE

controlled by Mr. Wong (i) 4,153 -
Aircraft leasing expense ¥ & AP e —

paid to a company NRIMRKESER

controlled by Mr. Wong (i) 1,034 1,925
Project management income REEE DA REE QAR

received from joint ventures HE BEBRA

and associates (iii) 52,362 53,658
Interest income on amounts JEW & & R R FRIEHFE

due from joint ventures LN (iv) - 7,230
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20. RELATED PARTY TRANSACTIONS (Continued)

(a)

NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

RS B R 5T

30June 2023 —E—_=F/NA=+H

(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$25,000 (six months
ended 30 June 2022: US$50,000) per month.

(i) 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 8% for the six months ended 30 June
2022 per annum.

Compensation of key management personnel of the (b)
Group

(&

(iii)

(iv)

20. BBt R 5 (&)

FEER Z IR T IS AN S B e R Bt
77 HFWE °

& BH YRS A25000%5T(H
BT - _FXRXA=Z1THIEAE
A :50,000%7T) L e

HEEBBADZ2RYFEREAE
MEREESBEIE TRAELM
HEE °

BE-Z-_—_#XA=1+AH1E~A
A MBRGF8% LT -

FEBTIZEBAENE

Six months ended 30 June
BEZEAA=1+RHLAXMEA

2023 2022
—E=-= =
(Unaudited) (Unaudited)
(REER) (REEEZ)
RMB’000 RMB’'000
AR¥T AREFTT
Short term employee benefits REEERA 3,982 3,521
Post-employment benefits ERERREF 122 103
Total compensation paid to key TRNFEEEEAEZ
management personnel Bl 4258 4,104 3,624

In the opinion of the directors, the directors of the
Company represent the key management personnel of
the Group.

EERA AREXEEEAETS
EARANES -
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

AR S B S R P T

30June 2023 —ET - =FA=1+H

21. 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 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 2023 and 31 December 2022 were
assessed to be insignificant.

The fair values of listed equity investments are based on quoted
market prices.

21.

ﬁlﬂﬁ@@fﬁ@&@ﬁ@

TR K>
230

AEESMTARAREFELAEE
AAABENEREERBERELIEA
BRI B BREE TS IR B E A EHE

e

Eo

STEBRITERHEMEFIERBBOHHAS
BEHhRABAEEMUER  FERBREHRT
FIERR) T AR IR0 n] ({6 A B R T8 78
HARREREAE - AEER =T
Z=FANA=ZtARZZEZ=_F+=A
= +—BEAERITEREMEFHT
BAHARBTERNA R ELEETHE
TEKX o

LSRR EN R EDERFEIITE -

The fair values of unlisted equity investments as at 30 June 2023 RIEZ_=FRA=1+HEZZE_Z
and 31 December 2022 are based on price quotation from the +ZA=+—H FLTHEEEREND
AENEEESCERERSEM N EE

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.
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NOTES TO THE CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

R B AR S B F #R 2R MY =

21. FAIR VALUE AND FAIR VALUE HIERARCHY
OF FINANCIAL INSTRUMENTS (continued)

30June 2023 —T-—=F,XA=+H

@fﬁlﬁiﬁ‘]@fﬁ@&@fﬁﬁ

Fair value hierarchy AREEBR
The following tables illustrate the fair value measurement TRAALREESRTANAREFE
hierarchy of the Group'’s financial instruments: IEE
Assets measured at fair value: BRANENENEE
As at 30 June 2023 R-B-=FXA=+H
Fair value measurement using
AREFEFER
Quoted prices Significant Significant
in active observable unobservable
market inputs inputs
(Level 1) (Level 2) (Level 3) Total
RiER EATHRE BATUEER
hiERE WARE BAYE
(-4 (=) (B=4) @t
(Unaudited) (Unaudited) (Unaudited) (Unaudited)
(REER) (REER) (REER) (REBER)
RMB'000 RMB'000 RMB’000 RMB’000
ARETR ARETR ARETR ARETR
Financial assets at fair value BAAEGTEEEZEHHA
through profit or loss BRfepEE 45,243 - 384,150 429,393
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NOTES TO THE CONDENSED

CONSOLIDATED FINANCIAL STATEMENTS

AR S B S R P T

30June 2023 —E—_=F/,"A=+H

21. FAIR VALUE AND FAIR VALUE HIERARCHY 21.

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

As at 31 December 2022

TR ITLANARENARE

DREBHRE)

R-B-ZH+-A=1+—H

Fair value measurement using

AREFERR

Quoted prices Significant Significant

in active observable  unobservable

market inputs inputs
(Level 1) (Level 2) (Level 3) Total

JiNET S BRABR EXMIEER

m%mE gARE BAE
(B—1) (B=8H) (=) @t
(Audited) (Audited) (Audited) (Audited)
(&%) (f8%7) (8% Z) (&%)
RMB'000 RMB'000 RMB'000 RMB'000
ARETTL ARETTT AREFT ARETL

Financial assets at fair value BARBERFEREEHEA

through profit or loss BamemeE 53,434 - 378,539 431,973

During the period, there were no transfer of fair value
measurements between Level 1 and Level 2 and no transfer into
or out of Level 3 for both financial assets and financial liabilities.

22. APPROVAL OF THE UNAUDITED INTERIM 22.

CONDENSED CONSOLIDATED FINANCIAL
STATEMENTS

These unaudited interim condensed consolidated financial
statements were approved by the Board of the Company on 29
August 2023.
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