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CORPORATE PROFILE
= 3P

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 55 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.

As at 30 June 2026, the Group together with its joint ventures and
associates owned a land bank with an aggregate planned gross floor
area ("GFA") of approximately 20.42 million square metres (“sq.m.").
In the future, China SCE will continue to secure the regional leading
position by implementing more prudent development strategies.
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BOARD OF DIRECTORS

Executive Directors

Mr. Wong Chiu Yeung (Chairman)
Mr. Cheng Hiu Lok

Mr. Huang Youquan

Ms. Zhang Haitao

Independent Non-executive Directors

Mr. Ting Leung Huel Stephen
Mr. Dai Yiyi
Mr. Mao Zhenhua

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. Dai Yiyi
Mr. Mao Zhenhua

REMUNERATION COMMITTEE

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

NOMINATION COMMITTEE

Mr. Dai Yiyi (Chairman)
Mr. Mao Zhenhua
Ms. Zhang Haitao

CORPORATE GOVERNANCE COMMITTEE

Mr. Huang Youquan (Chairman)
Mr. Ting Leung Huel Stephen
Mr. Mao Zhenhua

AUDITOR

CLA Prism Hong Kong Limited

(formerly known as Prism Hong Kong Limited)
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

Shanghai Honggiao International Central Business District
China
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PRINCIPAL PLACE OF BUSINESS IN HONG KONG

Room 2502-03A, Landmark South
39 Yip Kan Street

Wong Chuk Hang

Hong Kong

CAYMAN ISLANDS PRINCIPAL SHARE
REGISTRAR AND TRANSFER OFFICE

Conyers Trust Company (Cayman) Limited
Cricket Square

Hutchins Drive

P.O. Box 2681

Grand Cayman, KY1-1111

Cayman Islands

HONG KONG SHARE REGISTRAR

Computershare Hong Kong Investor Services Limited
Shops 1712-1716

17/F, Hopewell Centre

183 Queen’s Road East

Wanchai

Hong Kong

PRINCIPAL BANKERS

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

Bank of China Limited

China Construction Bank Corporation

China Merchants Bank Co., Ltd.

Ping An Bank Co., Ltd.

Industrial Bank Co., Ltd.

Shanghai Pudong Development Bank Co., Ltd.
Xiamen 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

DBS Bank (Hong Kong) Limited
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CORPORATE INFORMATION
BEEH

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
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MANAGEMENT DISCUSSION AND ANALYSIS

MARKET REVIEW

In the first half of 2026, the real estate market continued its
bottoming-out phase, characterised by a gradual demand recovery
and sustained supply-side competition. The market exhibited distinct
characteristics of differentiation across cities tiers, projects and
product types. In first-tier and strong second-tier cities, transaction
volumes showed signs of recovery driven by high-quality projects and
the release of pent-up demand. However, some weaker second-tier
and third- and fourth-tier cities still faced significant inventory
destocking pressure. The central and local governments continued to
optimise real estate regulation policies, striving to stabilise the real
estate market and accelerate the restoration of residents’ confidence
in the real estate market and actively promote the revitalisation of
existing housing stock and urban renewal, gradually fostering a
gradual rebalancing of supply and demand.

According to data released by the National Bureau of Statistics of
China, during the first half of 2026, the national newly developed
commodity property sale totalled approximately RMB3,794.5 billion,
representing a decline of 13.6% as compared with the same period
last year, with 13.7% decrease in residential housing sales. The sales
area for newly developed commodity properties reached
approximately 401 million sg.m., representing a decline of 11.6% as
compared with the same period last year, with 12.4% decrease in
residential housing sales area.

BUSINESS REVIEW

Contracted Sales

For the six months ended 30 June 2026, the Group together with its
joint ventures and associates achieved a contracted sales amount of
approximately RMB2.180 billion, including the contracted sales
amount of approximately RMB110 million by the joint ventures and
associates, and the contracted sales area of approximately 0.28 million
sg.m., including the contracted sales area of approximately 0.02
million sg.m. by the joint ventures and associates, representing a
significant year-on-year decrease of approximately 41.8% and 39.1%,
respectively. The average selling price of properties during the period
was RMB7,766 per sq.m.
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MANAGEMENT DISCUSSION AND ANALYSIS

BEER W RO

In the first half of 2026, the recovery in housing demand remained
uneven across the real estate market. Against the backdrop of
ongoing supply-side contraction and industry-wide bottoming-out,
the Group stuck to its operational bottom line and secured delivery
certainty. The Group accelerated project construction, safeguarded
construction schedules, enforced strict quality control and also actively
promoted the sales strategy of completed properties to enhance its
market competitiveness. Through persistently fulfilling its delivery
commitments, the Group navigated through the industry cycle.

In the first half of 2026, the Group together with its joint ventures
and associates had an aggregate of over 70 projects for sale in over
40 cities, mainly in second-tier cities and core areas of third- and

“EORFLEYE BHEMSETRRESR
DESEERS  figmSaEKE  TEER
RERBEPAT AEERTRERR
HERNBEEE E2ERHELEEIER K
BTRER BREIMNBENRE  EEHE
BHREHEMR  EMREANSHEE - B
FEABRNZINENFUITRES -

TECRFH¥F AEEEREASLZE AT
KEg &N a HBiB70EEER J}‘EBAE%#%
D RBRAENT T BEREZEHM

fourth-tier cities. = MEmz iR -
The contracted sales realised by the Group together with its joint  #i REBREA 2 AR R E N AME
ventures and associates during the period are set out below: SREEFERAT :
By City RFETE D
Percentage of
Contracted Contracted Contracted
Sales Amount Sales Area Sales Amount
BEHEE EREE HEREE
City 3 &8 & SHEBESL
(RMB Million) (sg.m.) (%)
(AREBR&ET) (F77K)
Suzhou ER M 273 20,427 12.5
Jieyang 55 186 27,864 8.5
Shantou JUISE 165 15,447 7.6
Quanzhou RN 160 22,252 7.3
Hangzhou BN 132 8,751 6.1
Beijing bR 130 4,717 6.0
Pingdingshan IR 121 17,845 5.6
Meizhou 1M 99 12,570 4.5
Hefei =y 94 5,554 4.3
Weifang DT 81 11,613 3.7
Chongging BE 72 14,356 33
Lincang F) 68 9,773 3.1
Wenshan pgil 59 11,041 2.7
Others HA 540 98,513 24.8
Total &t 2,180 280,723 100.0
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MANAGEMENT DISCUSSION AND ANALYSIS
BEEF WK D

By Region

rEsE s

Yangtze River Delta Economic &= A4L 7% B

Zone 534 50,460 24.5
Guangdong-Hong Kong-Macao &% 8 K &=

Greater Bay Area 530 68,487 24.3
Central Western Region igilS: ] 514 91,478 23.6
West Taiwan Strait Economic sl Qisp==rc e

Zone 336 44,495 154
Bohai Rim Economic Zone REEEKE 266 25,803 12.2
Total &5t 2,180 280,723 100.0

By City Tier BT R B & D

First- and second-tier cities — 2T 859 78,091 39.4
Third- and fourth-tier cities = - &g 1,321 202,632 60.6
Total &5t 2,180 280,723 100.0

From the perspective of city distribution, contracted sales in Suzhou
have been the most remarkable among the first- and second-tier
cities, amounting to approximately RMB273 million. With respect to
the regional level, Yangtze River Delta Economic Zone ranked first in
terms of contracted sales among all regions, with the contracted sales
amounting to approximately RMB534 million accounting for
approximately 24.5% of the total contracted sales amount.

WMTDHOHN > BHMOEEHERRE— -
“RETRRARE  HARB273ET
REHEARNE D R=AKBEEREREHT
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5341870 BB ARIEESTEA245%
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MANAGEMENT DISCUSSION AND ANALYSIS

BEREWNE D

Recognised Property Sales Income

During the period, the Group recognised a property sales income of
approximately RMB6.732 billion and delivered property area of
approximately 0.68 million sq.m., representing a year-on-year
significant decrease of 61.5% and 53.5%, respectively. The average
selling price of properties was approximately RMB9,910 per sq.m.
Details of the Group’s recognised property sales income are as
follows:

By City

BAMEEERA

HA AEEBEIVMEHERANDARE
6732187 ER XMWY EEEL68E F
FoK - RS R KB 2 61.5% K%53.5%
FHYEHEERNABEBERRARK910
TL o AEBRERYEHERAFBEOT :

B mE S

Hangzhou LAl 3,215 227,905 478
Shantou pIIEE] 814 88,418 12.1
Xuzhou G 536 51,444 8.0
Lincang o) 423 62,720 6.3
Jieyang &% 278 46,212 4.1
Shangrao 8 241 36,792 3.6
Quanzhou R 238 26,966 35
Meizhou M 230 33,801 3.4
Fuzhou &M 107 8,752 1.6
Others Hitb 650 96,313 9.6
Total &% 6,732 679,323 100.0
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MANAGEMENT DISCUSSION AND ANALYSIS
BEE WK D

By Region

RESE D

Yangtze River Delta Economic &= A&7 E

Zone 3,892 291,210 57.8
Guangdong-Hong Kong-Macao 788 K /& &

Greater Bay Area 1,380 177,881 20.5
Central Western Region H 7 R & 669 106,944 9.9
West Taiwan Strait 7 Ik 77 e A

Economic Zone 639 75,406 9.5
Bohai Rim Economic Zone IRENB A 152 27,882 23
Total &5t 6,732 679,323 100.0

By City Tier R ™ AR B8l D

First- and second-tier cities — TR 3,679 278,491 54.6
Third- and fourth-tier cities = W 3,053 400,832 454
Total A5t 6,732 679,323 100.0
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MANAGEMENT DISCUSSION AND ANALYSIS

BERE N

Land Bank

As at 30 June 2026, the Group together with its joint ventures and
associates had a land bank with an aggregate planned GFA of
approximately 20.42 million sg.m. (the aggregate planned GFA
attributable to the Group was approximately 17.24 million sq.m.),
distributing in 55 cities. From the perspective of geographic
distribution, the total 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 Central Western Region, the West
Taiwan Strait Economic Zone, and the Guangdong-Hong Kong-—
Macao Greater Bay Area accounted for 36.1%, 20.5%, 18.0%,
13.2% and 12.2%, respectively. Considering the tiers of cities, the
total land bank costs (excluding investment properties) of the Group
together with its joint ventures and associates located in first- and
second-tier cities as well as third- and fourth-tier cities accounted for
60.5% and 39.5%, respectively.

Investment Properties

As at 30 June 2026, the Group together with its joint ventures and
associates held 38 investment properties with a total GFA of
approximately 3.24 million sg.m. (attributable GFA of approximately
3.00 million sgq.m.), of which 23 investment properties had
commenced operation. The Group together with its joint ventures and
associates have investment properties in 24 cities, including Beijing,
Shanghai, Xiamen and Suzhou, among others, with its business
covering shopping malls, long-term rental apartments, offices,
commercial streets and shops.

Offshore Debt Restructuring

The offshore debt restructuring scheme of the Company was
approved by the requisite majorities of scheme creditors at the
scheme of arrangement (“Scheme”) meeting held on 18 May 2026,
and was subsequently sanctioned by the High Court of the Hong
Kong Special Administrative Region of the People’s Republic of China
on 16 June 2026. Since all conditions of the Scheme have been
fulfilled, the Scheme has been effective from 17 June 2026. For
details of the Scheme, please refer to the announcement of the
Company dated 17 June 2026. The Company is now making every
effort to implement and effect the scheme as soon as possible in the
second half of the year.
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MANAGEMENT DISCUSSION AND ANALYSIS

OUTLOOK

Looking ahead to the second half of the year, the Group expects the
real estate market will remain in a bottoming-out phase, with
transaction volumes stabilising at subdued level. In first-tier and strong
second-tier cities, transaction volumes are expected to remain stable,
driven by improvement-oriented demand; while weaker second-tier
and third- and fourth-tier cities will remain dominated by inventory
destocking, and price recovery will require additional time. Facing a
challenging operating environment, the Group will deepen the refined
management of existing assets, create flagship projects, iteratively
optimise service processes and management mechanisms, strengthen
talent system development, and comprehensively enhance operational
quality and service standards. The Group will adhere to a customer-
centric approach, closely follow changes in customers’ lifestyle needs,
drive product innovation, and craft high-quality homes. By
consolidating its development foundation with product quality, the
Group will embrace a new market landscape with a pragmatic and
progressive attitude.

In respect of the property development segment, the Group will focus
on frontline operations, reasonably control the pace of project
development and launch, achieving efficient synergy between
construction and de-stocking sales. Taking into account the
differentiated characteristics of different cities and projects, the Group
will assess policy directions and product trends to enhance product
competitiveness. The Group will also continue to innovate marketing
approaches, break through traditional customer acquisition channels,
and explore new operational approaches in the current complex
market environment.

In respect of the commercial management segment, the Group will
continue to commit to long-term value creation, persist in in-depth
operations, and pursue quality and efficiency improvement. The Group
will concentrate resources on refining flagship projects, solidify project
reputation through excellent operating performance, thereby
empowering tenant sourcing breakthroughs. Simultaneously, the
Group will closely follow the trends of brand development, thoroughly
understand the underlying logic of brand growth, meticulously conduct
brand due diligence, continuously refine the business portfolio of its
shopping malls, and innovate marketing strategies, with a focus on
refined and in-depth operations to build a durable membership
operation system. The Group will adhere to the principle of “Beginning
with the End in Mind”
tenants, consumers and its operating teams to seek common

, anchor their objective, work together with

development, and jointly drive sustained growth in commercial value.
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MANAGEMENT DISCUSSION AND ANALYSIS

BEER W RO

FINANCIAL REVIEW

Revenue

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

The revenue decreased significantly by 58.5% from approximately
RMB18,520,559,000 in the first half of 2025 to approximately
RMB7,677,641,000 in the first half of 2026, which was attributable
to the decrease in income from sales of properties.

o Income from sales of properties

Income from sales of properties decreased significantly by
61.5% from approximately RMB17,482,222,000 in the first half
of 2025 to approximately RMB6,732,101,000 in the first half of
2026. Decrease in income from sales of properties is primarily
attributable to the decrease in the area of properties delivered
and average unit selling price. Delivered property area decreased
significantly by 53.5% from 1,461,452 sg.m. in the first half of
2025 to 679,323 sg.m. in the first half of 2026. The average
unit selling price decreased from RMB11,962 per sq.m. in the
first half of 2025 to RMB9,910 per sq.m. in the first half of
2026.

J Property management fees

Property management fees increased slightly by 1.1% from
approximately RMB629,537,000 in the first half of 2025 to
approximately RMB636,316,000 in the first half of 2026.

° Rental income

Rental income decreased by 13.6% from approximately
RMB283,578,000 in the first half of 2025 to approximately
RMB245,055,000 in the first half of 2026, which was mainly
attributable to the decrease in rental of offices during the
period.
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T XERERSTEHAMNES TR -



MANAGEMENT DISCUSSION AND ANALYSIS

Gross Profit

Gross profit decreased significantly by 87.8% from approximately
RMB3,849,743,000 in the first half of 2025 to approximately
RMB469,018,000 in the first half of 2026. Gross profit margin
decreased from 20.8% in the first half of 2025 to 6.1% in the first
half of 2026. The decrease in gross profit margin was mainly due to
the delivery of certain projects with lower gross profit margins during
the period.

Changes in Fair Value of Investment Properties, Net

Fair value losses of investment properties decreased by 23.1% from
approximately RMB2,280,862,000 in the first half of 2025 to
approximately RMB1,753,042,000 in the first half of 2026. The fair
value losses were mainly attributable to the value depreciation of
certain shopping malls of SCE Funworld and offices located in Beijing,
Shanghai, Quanzhou and Putian.

Selling and Marketing Expenses

Selling and marketing expenses decreased by 24.4% from
approximately RMB353,722,000 in the first half of 2025 to
approximately RMB267,240,000 in the first half of 2026. Such
decrease was primarily driven by the decrease in contracted sales
amounts during the period.

Administrative Expenses

Administrative expenses decreased by 10.3% from approximately
RMB629,726,000 in the first half of 2025 to approximately
RMB564,594,000 in the first half of 2026. The decrease in administrative
expenses was mainly attributable to the implementation of stringent cost
control measures.

Finance Costs

Finance costs decreased by 4.6% from approximately
RMB846,104,000 in first half of 2025 to approximately RMB807,512,000
in first half of 2026. The decrease in finance costs was mainly
attributable to the decrease in average balance of interest-bearing
bank and other borrowings and domestic bonds.

BEENWR DN

EZF

TR -_ZE_AFLIEFHANARE
3,849,743,000 7T K@M A 87.8% Z = F =<
F FEFHLAREE469,018,0007T - EFI=E
AR AF ¥ FH208%F[IPEE
ZARFLF¥FHE61% EFXEFALTERH
REIRR N E FTHEREEFEMIBE AT o

REVMFELAAREREFHE

RENMEAABEBEA_SE-_RAFLFEFHOA
K #2,280,862,000 L 223 1% E =T =X
FEFFNH AR 1,753,042,0007T « AR E
BEITEEHNAETAAIER  £E IR
B H ARt FIRE Y RIS RS TIEREFTE -

HEREHAX

HEREHAYH T -_AF LFEFHNHNA
FE#353,722,000 70/ 4 24.4% E _F ZRF
E¥EFHH AR 267,240,000 7T © 3R E
ZHNEANEREE SR -

TTERBX

THERYXA T _AFE¥¢FHHARE
629,726,000 7T 2 103% & — T —RF ¥
FE R H A BB 564,594,000 7T © 17 B 5% 89
LEER BN E HE G ANE B TE HEFTE o

MBBER

B ERA T A LYXENHARE
846,104,000 TR L 4.6% E —F — ;N ¥
FHH AR S07,512,0007T - A S EA
MRLEERBARBRITREMER KR
NEHH T REERD

China SCE Group Holdings Limited / Interim Report 2026
PREEERERAT / S NFREBRE

15



16

MANAGEMENT DISCUSSION AND ANALYSIS

BEER W RO

Income Tax Credit/(Expense)

Income tax changed from income tax expense of approximately
RMB923,332,000 in the first half of 2025 to income tax credit of
approximately RMB86,458,000 in the first half of 2026. Income tax
credit during the period was mainly attributable to the combined
effect of decrease in land appreciation tax and corporate income tax
as a result of the decrease in gross profit margin and deferred tax
credit as a result of fair value losses recognised on investment
properties.

Loss Attributable to Owners of the Parent

Loss attributable to owners of the parent decreased by 2.5% from
approximately RMB3,479,512,000 in the first half of 2025 to
approximately RMB3,394,024,000 in the first half of 2026. The loss
attributable to owners of the parent for the period was mainly
attributable to the decrease in amount of delivered properties and
their gross profit margins, fair value losses recognised on investment
properties and provision of impairment for property projects.

LIQUIDITY, FINANCIAL AND CAPITAL
RESOURCES

Cash Position

As at 30 June 2026, the Group’s cash and bank balances were
denominated in different currencies as set out below:

BIRESR, (BIX%)

MEH-_ZE_AFL+FRERIHARKE
923,332,000 L& B —F = NF L ¥ FMIA
1K % 49 A R #86,458,000 7T ° A H 7 1H 1K %
FERHREMETRD SR L MIBEN &
TEMEHRBAL  UEREEWEAAEEIRE
SIBMBELEHBEEMELENSATE -

BRARERARGEER

REEBAEEEBER S -_AF L¥F
,%’9/\E%3,479,512,0007uﬁx9\2.5%if2
ZRFE¥FHARY3,394,024,0007T © A
HERFABEEARGBETZERARINAD
XSERAENZRL BREVELAAEES
BREMEEB RO BEREBHE -

mBEL MBERERE

B

RZZZRNERNA=TH AEENHEERK
RITERERTIAA T AR EEE -

30 June 31 December

2026 2025

—EoNE —E-RF

ANA=+H +=ZA=+—H

RMB’000 RMB’'000

AR®T T ARBEF T

Renminbi AR 2,655,815 3,106,011
Hong Kong dollars BT 22,448 23,150
US dollars 7T 50,712 130,118
Total cash and bank balances B e MIRTTFERE R 2,728,975 3,259,279
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MANAGEMENT DISCUSSION AND ANALYSIS

According to the relevant laws and regulations of the People’s
Republic of China (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. As at
30 June 2026, the amount of restricted cash was approximately
RMB722,692,000 (31 December 2025: RMB923,438,000).

Borrowings and Pledged Assets

The maturity profile of the borrowings of the Group as at 30 June
2026 was as follows:

BEENWR DN

BEREARLMEA ((HE]) BBEEH X
EH AREATYERE AR ARS THE
WE & RRITERFABERITFPOEREH
MERBEHRE -RZZE_"FAA=1+H"
ZRHIR S HARET22,692,0007T (=ZF
ZHEF+=ZA=+—8: AR¥923,438,000
JT) °

BERREERHA

R-IZE-_R"ENA=TH XEBEREXK
BRI

30 June 31 December

2026 2025
ZEBDXRE —T-RF
ANA=+H +=ZA=+—H

RMB’000 RMB’'000

AR®T ARBETT

Bank and other borrowings: RITREMERK
Within one year or on demand —FRHIFENR 13,599,420 12,385,049
In the second year F_F 724,413 2,826,892
In the third to fifth years, inclusive FCERF(BEEERST) 1,319,719 1,592,762
Beyond fifth years ERAF 1,873,674 976,803
17,517,226 17,781,506
Senior notes and domestic bonds: BEEBEMEBERES
Within one year or on demand —FRFIZREK 12,816,355 14,824,300
In the second year FF - 480,719
In the third to fifth years, inclusive FE-EZRF (RIEEEMT) 1,500,000 -
Beyond fifth years ERAF 75,868 -
14,392,223 15,305,019
Total borrowings BEuasE 31,909,449 33,086,525
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MANAGEMENT DISCUSSION AND ANALYSIS

BEEENWR DN

The borrowings were denominated in different currencies as set out

ZEERTAAT A EEHE

below:
30 June 31 December
2026 2025
—ECREF —E-REF
~A=+tH +-A=+—~H
RMB’000 RMB’000
AR T ARBEF T
Bank and other borrowings: RITREMEK
Renminbi AR 13,287,180 13,382,960
Hong Kong dollars BIT 1,100,838 1,144,689
Us dollars ETT 3,129,208 3,253,857
17,517,226 17,781,506
Senior notes and domestic bonds: BEEBRMEBERES
Renminbi AR 2,275,868 2,706,019
US dollars E 12,116,355 12,599,000
14,392,223 15,305,019
Total borrowings B4Rz 31,909,449 33,086,525

Breakdown of the borrowings by categories is as follows:

B ERBELNE DT

30 June 31 December

2026 2025

—ECRE “Z-RE

AAZ+H +ZA=+—H

RMB’000 RMB'000

ARET ARBT

The senior notes of US$500 million A =ZF =M A 5|84 Secured/Fixed BEA/ 3,365,825 3,499,900

atacouponrate of 7.375% due  S5fEEIL7.375%E 5% interest rate
in April 2024 Ziz
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MANAGEMENT DISCUSSION AND ANALYSIS
BEENWE D

30 June 31 December
2026 2025
ZEBCRE —T_hfF
AA=+H +=ZA=t+—H
RMB’000 RMB'000
ARETT AREFT
The senior notes of US$450 million X —F —PUF A S EIHK)  Secured/Fixed BEAR/ 3,029,243 3,149,910
at a coupon rate of 5.95% due 458ET595% @ % interest rate Bl 1| &
in September 2024 Z®’
The senior notes of US$500 million W =Z_RHFH FEIHE)  Secured/Fixed BER/ 3,365,825 3,499,900
at a coupon rate of 7% due in SEETIREARE interest rate Bl 1| &
May 2025
The senior notes of US$350 million A =F /X~ AEIHK  Secured/Fixed BEAR/ 2,355,462 2,449,290
at a coupon rate of 6% due in 35EETO6%EAFE  interest rate Bl 1| &
February 2026
The domestic corporate bonds of ~ R =ZZ/NF+t A (=ZF UnsecuredfFixed — HEEHE,/ 75,868 506,019
RMB75,868,000 (31 December —h E +ZA=+—  interestrate (& E ) &=
2025: RMB506,019,000) at a B:ZE-+&+tA)
coupon rate of 4.5% dueinluly  Z H @ A B ¥
2036 (31 December 2025: July 75,868,000 7t
2027) (ZZEZRF+ZA
=+—H AR#%
506,019,0007T) 4.5%
BARNEES
The medium-term notes of RMB1.5 RZZZF— AE|HA)  Secured/Fixed BHE®E/ - 1,500,000
billion at a coupon rate of 4.1% ARBEI5ETT4.1%  interest rate (Bl 71| %
due in January 2026 REISE
The medium-term notes of RZZZRFNARER  Secured/fFixed BHE®E/ 700,000 700,000
RMB700 million ata coupon rate ~ AR 7{8704.28%  interestrate (Bl 71| %
of 4.28% due in August 2026 REISE
The medium-term notes of RZZ=—F—HA5H#K) Secured/Fixed BHE®E/ 1,500,000 -
RMB1.5 billion at a coupon rate AR®EI15/ETL4.2%  interest rate (Bl 1| %
of 4.2% due in January 2031 FHEIRE
Bank and other borrowings BITREME K SecuredfFloating B,/ 11,857,972 12,406,859
interest rates FEFIE
Bank and other borrowings BITREMER Secured/Fixed BEA/ 5,659,254 5,374,647
interest rates EAE
31,909,449 33,086,525
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MANAGEMENT DISCUSSION AND ANALYSIS

BEER W RO

As at 30 June 2026, the following assets of the Group were pledged
to secure certain bank and other borrowings and domestic bonds
granted to the Group:

R-B-XFRNA=Z1TH AEEHUTE
EEF UERERTAEENE TRITEA
ERRBEARES

30 June 31 December

2026 2025

ZEBDXRE i S

ANA=+H +=-A=+—H

RMB’'000 RMB'000

ARMT ARBTTT

Property and equipment ME RFZE 456,550 463,771
Investment properties WEYHE 14,575,550 15,310,000
Properties under development ERPYE 21,129,511 25,131,148
Completed properties held for sale BEHED BRI E 1,263,124 758,000
37,424,735 41,662,919

Gearing Ratio

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 and restricted
cash) by total equity. As at 30 June 2026, the net gearing ratio was
not applicable (31 December 2025: 1,448.1%) as the Group was in a
net liability position.

Exchange Rate Fluctuation Exposures

The Group's businesses are located in the PRC and substantially all of
the Group’s revenue and operating expenses are denominated in
RMB. The majority of the Group’s assets and liabilities are
denominated in RMB. As at 30 June 2026, 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
2026. The Group will closely monitor its exposure to fluctuation in
foreign currency exchange rates.
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FEEEEDNRFER (BERTERAME
FBERBRERNEFTIREBE2RESS
BEYMERZBRHES) RUEZBETE RN
_?_/\i/\ﬂ JFE .KEIJ—_EF%EA/?
BEMRA FEAEREXATEA(ZERF
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AEERTPEETER  ARBAE D KR
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MANAGEMENT DISCUSSION AND ANALYSIS

FINANCIAL GUARANTEES

As at 30 June 2026, the Group provided financial guarantees to the
banks in respect of the following items:

BEENWR DN

TS HER

RZZEZRERNRA=1TH AEERATH
HERTTIREM R

30 June 31 December

2026 2025

gAY S —E-RF

ANA=+H +ZHA=+—H

RMB’000 RMB'000

AR¥T T AREBT T
Guarantees in respect of mortgage facilities A2 B 3% T4 %
provided for certain purchasers of the BERMIRBEK

Group's properties R ER 24,737,556 25,528,163

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

Lo AEEDHEE AT RBERR AR
Y IS HEOR (AR AA EFra) 20T

30 June 31 December
2026 2025
ZBDARE “TRF
ANA=+H +ZH=+—~H
RMB’000 RMB’'000
AR¥T T ARBEF T
Guarantees in respect of mortgage facilities W& & A &) M & A A
provided for certain purchasers of the ETHMEERNIRIBER
joint ventures’ and associates’ properties REHER 2,003,485 2,093,214
As at 30 June 2026, the Group provided guarantees to banks in RZZ - ANFENA=Z+H  KEBREFTHR

connection with loan amount of approximately RMB955,331,000
(31 December 2025: RMB910,621,000) granted to joint ventures and
associates.

FTEERRAMBELNRZERESENA
AR #¥955331,000c (ZE-_HF+ A
=+—H: AE#910,621,0007T) I2{LIER -
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MANAGEMENT DISCUSSION AND ANALYSIS

BEEENWR DN

COMMITMENTS

As at 30 June 2026, the contractual commitments of the Group were

as follows:

A HE

RZZE_RERNAZ+H ZEEHNEED
AN

30 June 31 December
2026 2025
TEBDXRE —T-RF
ANA=+H +=ZA=+—H
RMB’000 RMB'000
ARMT AREET T
Capital expenditure for properties under FERE A B RP Y E
development and construction of R ElER A ERD
investment properties in BEAMRE
Chinese Mainland 14,893,735 15,383,969

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

was as follows:

o AREDHELERRRBERRAY
HIE ZRAESE (LR A LR T -

30 June 31 December
2026 2025
—EoNE “E-RF
ANA=+H +=ZA=+—H
RMB’000 RMB’000
AR® T ARETF T
Capital expenditure for joint ventures’ and & & A &) M B & A 7
associates’ properties under development R AR
and construction of investment properties ~ #72 K BRI E Y EN
in Chinese Mainland BARMER 513,561 630,662

China SCE Group Holdings Limited / Interim Report 2026
PREEZERERAR/ S FHRHARE



MANAGEMENT DISCUSSION AND ANALYSIS

EMPLOYEE AND REMUNERATION POLICIES

As at 30 June 2026, the Group had a total of 5,116 employees.
During the period under review, the total cost of employment was
approximately RMB360,794,000. 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.

SIGNIFICANT INVESTMENTS, ACQUISITIONS
AND DISPOSALS

The Group did not hold any significant investments, or conduct any
material acquisitions or disposals of subsidiaries, joint ventures and
associates during the period.

FUTURE PLANS FOR MATERIAL INVESTMENTS

As at the date of this interim report, the Group did not have any
future plan for material investments or capital assets.

BERE W R D

& 8 Ko BN EUR

RZBEZAENA=Z+TH AEBHXER
5116 %1EE - BEHA - EEKTNBENHA
R # 360,794,000 - AEBE [AE SR A
FONFHETEREEMBRIESSEES
EREE(HTRE)EE (FHAERETE
WEE  B2HARG EEEE P ERE
FE—BR) - AEESSEFRIBEITM
TR UERERFNESHFHIREETE
SRAERFENER - MEFWREANART
MEREEEINTZER &% HEK
HEARFEEL -

ERRE - WEALESFA

BA - AEBARBFELRNEARE
BARYEHBLRR - aERF REBERRETT
EAERREHHE -

AR EBARE

RAFHHRERD ARELETMNEAR
BREAEEMNARREE -
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DISCLOSURE OF INTERESTS
fEmii

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

As at 30 June 2026, the interests and short positions of the directors
(the “Directors”) and chief executives of the Company in the ordinary
shares (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 C3 to the Rules Governing the Listing of
Securities on the Hong Kong Stock Exchange (the “Listing Rules”),
were as follows:

Long positions in Shares of the Company:

0

FEEREBTRASRES -
BRI 03 I 18 1 2 1 2
=

%

TE-REANA=+TH - AQATEESE
(EF))KEBTHRABRAA B K EEH
EZE(ERRBHFRBEBKRAEZEXVE H
(TS REEKRD))) mE@RG (TRRG])
HEROREEET BEREZHFLHE
REIEI2EARARBETEFENTLMER
IR R BB RS LR (T EWRA])
MEECIMBEZ(EMBEITAZESTETESR
SHVZEAESFR) (AR BRARNAT R
BRI EEARAT ¢

RARBRMDEER

Interest in Shares

g 5
Percentage
Total of the
Interest of Number of Company'’s
Beneficial Controlled Shares Held Issued Share
Name of Director EERE Owner Corporation  or Interested Capital
FRREE HAARERT
BERBEA THRIHZEER ZBRHEE  REANELH
Mr. Wong Chiu Yeung ("Mr. Wong") &85 5% 4 (B 5% 4E]) 2,120,500,000  2,120,500,000 50.21%
(Note 1) (Fif5E1)
Mr. Cheng Hiu Lok ("Mr. Cheng") — EREEZL5: A& ([E 54 ) 230,230,000 230,230,000 5.45%

(Note 2) (Ff5E2)
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DISCLOSURE OF INTERESTS

Note 1: These 2,120,500,000 Shares comprised 1,660,040,000 Shares registered in  Bff7E1 :
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 Wealthy Gate faE2 :

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

Long positions in share options of the Company: RAR

u%2120 500,000 (& f& 1D BB AFT A IZ R B R

7 ([#1 8 ]) & % & 50 #1,660,040,000 % %
1’;3»txii%&ﬁﬁ@@aﬁ(f%%ﬁ%iﬁga
#9230,230,000 A% B 17 & MA 2t 3% & B IR A &)
([t ) % 2 B 52 #9 230,230,000 & i 17 ° &
EEBREHE RERBENZPEEHITR
A ANBEEFRAESKAERAERS
H#A - REREMFEAE /L5 2,120,500,000

BB AD ©

£%230,230,000 & A% 17 LA = E = AR A BR A A
((BEDREEL HEEFEEENZIE
BIRA ARBEESKBASKMERA

Em R

%A S E 4546/ 230,230,000 A% B 15 o

AERENTR

Number of Share

Options Directly

Percentage
of the Company'’s

Name of Director BEEHA Beneficially Owned Issued Share Capital
EEERBEEZ ERATE BT

BREZE BRAWE DL

Mr. Huang Youquan WA 16,000,000 0.38%

Long positions in ordinary shares of SCE Intelligent Commercial EAEF'%}(
Management Holdings Limited (“SCE CM"):

Interest in shares

IR 10 R =

Interest of Total Number Percentage of

Controlled of Shares Held SCE CM’s Issued
Name of Director Beneficial Owner Corporation or Interested Share Capital

FESEEZ GHPRBESRT

BEEnR EREAA STEAZEER R&EE BRAEAMBE D
Mr. Wong — 744,490,946 744,490,946 38.47%
BRE (Note) (P )
Note: 3T
These 744,490,946 shares were registered in the name of Happy Scene Global &% 744,490,946 R IR 1D B it R S IREKAR A &) ([42

Limited (“Happy Scene”), which was wholly-owned by Affluent Way International
Limited, which was in turn wholly-owned by the Company. As at the date of this
report, the Company was owned as to 50.21% by Mr. Wong through companies
wholly-owned by him. Mr. Wong was therefore deemed to be interested in the

EDEZN NN

BB ERAERARZERER I

*im$2ﬁiéiﬁﬁ°ﬁé$i&%ﬁﬁﬁ'$ﬁﬁﬁﬂ
BEAEBBEEAHBNRRAFEERNS50.21%
SR 5 %&Hﬂf Iﬂ‘J%&Zﬁﬁ”«ﬁﬁ%ﬁﬁﬁﬂﬂxﬁa

shares in SCE CM held by Happy Scene pursuant to the SFO.

A&t A s o
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DISCLOSURE OF INTERESTS
fEmii

Save as disclosed above, as at 30 June 2026, 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 2026, 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:

BREXFEEEIN RZBEZRNFRA=ZT
B ARAMEEEXTBTBRAEBELR
ARAHEMBBEBENRD  BERD RE
RETHEENREREZ M HE RIS 352 1%
ARARATHFENECMELIBRBEREST
AEBAARNR B NEBBM MRS AR

=
H

>

RIZB-ZARFRA=+TA FAL(EFHA
REEBITBABRIN EARRBRD LA
ROPERLHENRARAREES MAE K
I 336 R RFEN B M ERIOXB T :

Long positions: TR
Percentage of
Number of  the Company’s
Capacity and Shares Held Issued Share
Name Nature of Interest or Interested Capital
FHR FESEE (AR RERT
=8 EEME ZROEE BRAWE DL
Newup (Note 1) Beneficial owner 1,660,040,000 39.31%
A (FsE1) EmERA
East Waves (Note 1) Beneficial owner 230,230,000 5.45%
o (fEE) EnEEA
Keen Century (Note 1) Beneficial owner 230,230,000 5.45%
it (MEE) EREAA
Rising Trade Holdings Limited (“Rising Trade”) (Note 2)  Beneficial owner 230,230,000 5.45%
BEERAERQG(EED (M2) EmlEEA
Wealthy Gate (Note 3) Beneficial owner 230,230,000 5.45%
=E(ME3) ER#AEA
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DISCLOSURE OF INTERESTS

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. Yuanlai
("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 2026, 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 and service providers of any member of the Group.

The 2018 Scheme became effective on 23 April 2018 and shall have a
life of 10 years until 22 April 2028. Pursuant to the resolution passed
by the shareholders at the extraordinary general meeting of the
Company held on 30 May 2023, the 2018 Scheme had been
terminated upon adoption of the new share option scheme (the
“2023 Scheme”). In accordance with the provisions of the 2018
Scheme, upon termination of the 2018 Scheme, no further options
shall be offered but in all other respects the provisions of the 2018
Scheme shall remain in force to the extent necessary to give effect to
the exercise of any share options (to the extent not already exercised)
granted prior to the termination, and such share options shall
continue to be valid and exercisable in accordance with the 2018
Scheme.
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DISCLOSURE OF INTERESTS
fEmii

During 2018, the Company granted 382,000,000 share options under
the 2018 Scheme to the Group’s employees (including Directors).
During the six months ended 30 June 2026, details of movements in
the share options under the 2018 Scheme were as follows:

ZE-NFARARBEZT—N\FiEE
it 382,000,000 A% B % 4 T $;€ BET (B2
BE) BEZZT-_RFAA=THILARHEAR
A BB \Frr 8L BRENE
BB ¢

Weighted
Average
Closing Price
Immediately
Outstanding Granted Exercised Cancelled Lapsed Outstanding Exercise hefore the
Category and at 1 January during during during during at 30 June Price Date(s) of
Name of Grantee 2026 the Period the Period the Period the Period 2026 per Share  Date of Grant Exercise Period Exercise
RZB=RE RZBZAE REZBRE
ARAER -A-8 R TEBHAH
kit% HATTE BARL Bk B LIPS HALTE BRITEE RERH %8 nETHUTE
Directors
g%
Mr. Huang Youguan 16,000,000 - - - - 16,000,000 HK$2.78 12 December 2018 1uly 2020 to -
11 December 2028
ElELE 88T ZE-N\E “RCRELA-AE
tZA+=A “RoNETZAT-R
Sub-total 16,000,000 o = - - 16,000,000
It
Employees of the 135,000,000 - - - - 135,000,000 HK$2.78 12 December 2018 1July2019to -
Group 11 December 2028
KTZERT LBET ZEN\E “T-NFLA-BE
TZATZH “Bo0\ETZRT-R
135,000,000 - - - - 135,000,000 HK$2.78 12 December 2018 1uly 2020 to -
11 December 2028
1BET ZE-)\EF “ECEEYA-RE
TZATZH “RoNETZAT-R
Sub-total 270,000,000 - - - - 270,000,000
g
Total 286,000,000 o - - - 286,000,000
it

Note: The vesting period of the share options is from the date of grant until the
commencement of the exercise period.

As the 2018 Scheme was terminated during the year ended 31
December 2023, the number of share options available for further
grant under the 2018 Scheme was nil at the beginning and the end
of the six months ended 30 June 2026.
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DISCLOSURE OF INTERESTS

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 for the purposes of providing incentives
and rewards to eligible participants who contribute to the growth and
development of the Group, attracting and retaining personnel to
promote sustainable development and promoting 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 10.0% of the total number of issued Shares as at 30
May 2023 (the date of adoption of the 2023 Scheme).

Since the adoption of the 2023 Scheme and up to the date of this
interim report, no share option had been granted under the 2023
Scheme. Accordingly, the number of share options available for grant
under the scheme mandate for the 2023 Scheme was 422,298,612 at
the beginning and the end of the six months ended 30 June 2026.
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OTHER INFORMATION
HnE#

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 2026, the
Company and the board (the “Board”) of Directors of the Company
had been in compliance with the code provisions in force during the
period as set out in the Corporate Governance Code (the “CG Code")
contained in Part 2 of Appendix C1 to the Listing Rules.

Under provision C.2.1 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 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 Mr. 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 2026.
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DISCLOSURE PURSUANT TO RULE 13.21 OF THE
LISTING RULES

Loan agreements with covenants relating to specific
performance of the controlling shareholder

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 (“Sleek Time"”), a non-wholly owned subsidiary of the
Company, as borrower, and a syndicate of banks, as original lenders,
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’s other shareholders on a several basis.
Pursuant to mutual agreement between, inter alia, Sleek Time and the
banks, the final maturity date of the 2020 January Facility was
extended to March 2024.

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 (“Best Access”), a non-wholly owned subsidiary
of the Company, as borrower, and China CITIC Bank International
Limited, as lender, the lender 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’s other shareholders on a several basis. Pursuant to mutual
agreement between, inter alia, Best Access and the lender, the 2020
July Facility was refinanced in July 2023 (the “2023 July Facility
Agreement”) with the final maturity date being extended to July

2026. In July 2024, Best Access has signed a supplemental agreement
to the 2023 July Facility Agreement (“Supplemental Agreement”)
with the lender. Pursuant to the Supplemental Agreement, the
outstanding balance of the term loan facility in United States dollar
equivalent under the 2023 July Facility Agreement (the “2023 July
Facility”) has been swapped to Renminbi equivalent.
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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 (“Bohai”), 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 Bohai’s wholly-owned subsidiary.

As disclosed in the announcement of the Company dated 22 March
2021, pursuant to an agreement (the “2021 Facility Agreement”)
dated 22 March 2021 entered into by and among, inter alia, the
Company as borrower 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 dual tranche term facility (the
“2023 Facility”) to refinance existing financial indebtedness of the
Company.
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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. Liabilities and obligations of the Company under
the 2023 Facility Agreement are secured by, among other things,
charges over 504,000,000 shares (the “Charged Shares”) in SCE CM
(representing approximately 26.0% of its issued share capital as at the
date of this report) held by Happy Scene, an indirect wholly-owned
subsidiary of the Company, in favour of the security agent (the
“Security Agent”) of the Banks (the “Share Charges”).

Each of the 2020 January Facility Agreement, the 2020 November
Facility Agreement, the 2021 Facility Agreement, the 2023 Facility
Agreement and the 2023 July Facility Agreement contains 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 November
Facility Agreement, the 2021 Facility Agreement, the 2023 Facility
Agreement and the 2023 July 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
November Facility, the 2021 Facility, the 2023 Facility and the 2023
July 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 November Facility
Agreement, the 2021 Facility Agreement, the 2023 Facility Agreement
and the 2023 July Facility Agreement, and as a result, the 2020
January Facility, the 2020 November Facility, the 2021 Facility, the
2023 Facility and the 2023 July Facility will be liable to be declared
immediately due and payable.

As at the date of this interim report, Mr. Wong, through companies
wholly-owned by him, holds approximately 50.21% of the voting
share capital of the Company.
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Breach of loan agreements and suspension of
Offshore US$ Senior Notes

As disclosed in the announcement of the Company dated 4 October
2023, as at the date of the announcement, the Company had not
made payment on an instalment of principal and interest amounting to
approximately US$61 million which has fallen due under the 2021
Facility Agreement. The loan non-payment has resulted in an event of
default under the Company’s offshore US$ senior notes (as set out in
the table below). The loan non-payment may result in demands for
acceleration of repayment of debts and/or actions taken by the Group's
creditors in accordance with the respective terms of the relevant
financings. An application was made to the Hong Kong Stock Exchange
for the suspension of trading in each of such senior notes with effect
from 9:00 a.m. on 5 October 2023 until further notice. As at the date
of this interim report, the aforementioned instalment of principal and
interest under the 2021 Facility Agreement remained outstanding.

Description of Debt Securities

E%E SR

ISIN/Common Code
B B 5 25 R RIS, AR SR

ﬂlﬁﬁ KRN RIETEEREEF

BOARRRARR T _=F+ANANHR
i%ﬁﬁ RAEBEH  ARAHRREZ

—FREBBENIHEN D PR MH
% %76 1008XTT - AXNEREBHALRA
mﬁﬂinﬁﬁmﬁ%m%ﬁT%)ﬁﬁtﬁ
EF - AXNERARLERAKEBERAR
IM%E%EW%/X@T@@&%M%%
RETE - ARFERBEBMRXAMEBRH=
T =FTARALFAREREETIR
BARENRS BEERTEMARLE KA
FHREEH L - - —FREHER
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Outstanding
Principal Amount

REBEE

7.375% senior notes due April 2024
(the”April 2024 Notes”)

MRZZE_MFM AR 7.375% BRI
((ZZ2-_mMFMHAFE]D

5.95% senior notes due September 2024
(the “September 2024 Notes”)

RZEZF N ABEIR) 5.95% B ERIR
(ZZ2ZmFEAAEED)

7% senior notes due May 2025
(the "May 2025 Notes")

A_ZE_RFAAZHN 7% EERE

((ZE-AFRAFEED

6% senior notes due February 2026
(the “February 2026 Notes”)

RZZBEZRFZASSH6% ELERRE
([Z2=ZR"FZRERE]D

Note: As disclosed in the announcements of the Company dated 8 April 2024, 26
September 2024, 30 April 2025 and 3 February 2026, the April 2024 Notes,
the September 2024 Notes, the May 2025 Notes and the February 2026
Notes were delisted from the Hong Kong Stock Exchange upon its maturity
on 9 April 2024, 29 September 2024, 2 May 2025 and 4 February 2026
respectively. The principal amount and the accrued unpaid interests of the
April 2024 Notes, the September 2024 Notes, the May 2025 Notes and the
February 2026 Notes had not been settled on their respective maturity date
and remained outstanding as at the date of this report.

As at 30 June 2026, the Group's defaulted or cross-defaulted principal
of offshore senior notes and interest-bearing bank and other
borrowings amounted to approximately RMB16.608 billion.
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Enforcement of the Share Charges and appointment
of receivers over shares in SCE CM

On 15 December 2023, Happy Scene received a notice from the
Security Agent (the “Enforcement Notice”) stating, among other
things, that

(1)  as at the date of the Enforcement Notice, China SCE had failed
to repay the amounts demanded under the acceleration and
demand notice. Accordingly, the outstanding principal amount
of the two tranches of the loans made under the 2023 Facility
Agreement remained to be HK$255,420,000 and
Us$89,100,000, with accrued interests amounting to
HK$13,281,847.78 and US$4,878,639.50, respectively as at the
date of the Enforcement Notice;

(2) events of default had occurred under the 2023 Facility
Agreement, were continuing and had not been waived as at the
date of the Enforcement Notice; and

(3)  the Share Charges had become enforceable in accordance with
the terms of the relevant security agreements.

By notices given by the Security Agent on 18 December 2023 to the
custodian (the “Custodian”) of the securities accounts in which the
Charged Shares are held (the “Custodian Accounts”), the Security
Agent had taken exclusive control over the Custodian Accounts and
the Charged Shares.

Further, Happy Scene was informed by the Security Agent on 18
December 2023 that

(@) Chow Wai Shing Daniel of FTI Consulting (Hong Kong) Limited
and Aaron Luke Gardner of FTI Consulting (BVI) Limited had
been appointed as joint and several receivers (the “Receivers”)
of the Custodian Accounts and the Charged Shares; and

(b)  Happy Scene had ceased to be entitled to exercise voting rights
attached to the Charged Shares, and the Security Agent or the
Receivers shall be entitled to exercise or direct the exercise of
the voting and other rights attached to any Charged Shares.

On 14 May 2026, certain filings were made regarding changes in the
interests in the Charged Shares pursuant to Part XV of the Securities
and Futures Ordinance. Pursuant to such filings, it was noted that the
entire Charged Shares have been disposed to certain parties.
Immediately after the completion of the sale of the Charged Shares,
Happy Scene ceases to hold any interest in the Charged Shares, and
its shareholding in SCE CM shall decrease to 744,490,946 shares.
Happy Scene continued to be a controlling shareholder of SCE CM.

Please refer to the announcements of the Company dated 19
December 2023 and 15 May 2026 for further details.
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OTHER INFORMATION
HnE#

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.

CHANGES IN DIRECTORS' BIOGRAPHICAL
DETAILS

Changes in the Directors’ biographical details for the six months
ended 30 June 2026 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:

Mr. Dai Yiyi, an independent non-executive Director, has resigned as
an independent director of Xiamen ITG Group Corp., Ltd. (600755), a
company listed on the Shanghai Stock Exchange with effect from 13
May 2026.

PURCHASE, REDEMPTION OR SALE OF LISTED
SECURITIES OF THE COMPANY

Neither the Company nor any of its subsidiaries had purchased,
redeemed or sold any of the Company’s listed securities (including
sale of treasury shares) during six months ended 30 June 2026.

INTERIM DIVIDEND

The Board has resolved not to declare any interim dividend for the six
months ended 30 June 2026 (six months ended 30 June 2025: Nil).

By order of the Board
Wong Chiu Yeung
Chairman

Hong Kong, 27 August 2026
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INTERIM CONSOLIDATED STATEMENT OF PROFIT OR
LOSS AND OTHER COI\/IPREHENSIVE INCOME

Hitt 2 E W m=mR

For the six months ended 30 June 2026 Eﬁzi: T NFENA=ZTHIEAEA

: \/
I:I:l n‘/-ﬁ

Six months ended 30 June

BEXNA=THLAEA

2026 2025
—EBXRE .
(Unaudited) (Unaudited)
(REEZ) (REER)
Notes RMB’000 RMB’'000
B 5 AR®TR AR®TE
REVENUE U 4 7,677,641 18,520,559
Cost of sales SHE AR (7,208,623) (14,670,816)
Gross profit EH 469,018 3,849,743
Other income and gains H YA K Wa= 4 159,448 67,855
Changes in fair value of investment REMEAAEREFE
properties, net (1,753,042) (2,280,862)
Selling and marketing expenses THE R HR X (267,240) (353,722)
Administrative expenses THFAX (564,594) (629,726)
Write down to net realisable value of BEHEDEX % ERFERERAF
completed properties held for sale and MEREZA IR FE
properties under development (782,721) (2,819,498)
Other expenses HimAx (196,137) -
Finance costs MBER 5 (807,512) (846,104)
Share of profits/(losses) of: JE(R T3 S IEEF, (&)
Joint ventures HGE AT (38,509) 48,203
Associates H” M" El (378) (50,941)
LOSS BEFORE TAX BRBLATE 1R 6 (3,781,667)  (3,015,052)
Income tax credit/(expense) MEEe (FAx) 7 86,458 (923,332)
LOSS FOR THE PERIOD HAERE (3,695,209) (3,938,384)
OTHER COMPREHENSIVE His2EKA(EE)
INCOME/(LOSS):
Other comprehensive income/(loss) that ~ AIRE S E R EHMEFT D EE
may be reclassified to profit or loss Téﬁﬂ’]ﬁﬁﬁiﬁ%)\/(ﬁiﬂﬁ
in subsequent periods:
Share of other comprehensive EihE&E AR HEMEE
income/(loss) of joint ventures WA (E518) (9,595) 2,185
Exchange differences on translation BREBINEBNEL Z5
of foreign operations 955,216 372,031
Net other comprehensive income that AREETRBERHEN > ES
may be reclassified to profit or loss B A M 2 E R AEE
in subsequent periods 945,621 374,216
OTHER COMPREHENSIVE A EZE B A
INCOME FOR THE PERIOD 945,621 374,216
TOTAL COMPREHENSIVE HMAZHEEEAR
LOSS FOR THE PERIOD (2,749,588) (3,564,168)
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INTERIM CONSOLIDATED STATEMENT OF PROFIT OR
LOSS AND OTHER COMPREHENSIVE INCOME

I:I:l an\ §\><

Hit 2 H W=

For the six months ended 30 June 2026 %’ki: T RNFANA=THIEANEA

Six months ended 30 June
BZEAB=1+HIEAEA

2026 2025
“EZRE —T-hHEF
(Unaudited) (Unaudited)
(REBER) (REEZ)
Note RMB’'000 RMB’000
P o ARET AREFTT
Loss attributable to: THEERGER
Owners of the parent BAREE A (3,394,024) (3,479,512)
Non-controlling interests R = (301,185) (458,872)
(3,695,209) (3,938,384)
Total comprehensive loss T3 RIBEGEEHEEBRE
attributable to:
Owners of the parent BRBEER A (2,475,684) (3,123,628)
Non-controlling interests FEFEA M 2 (273,904) (440,540)
(2,749,588) (3,564,168)
LOSS PER SHARE BAREBREZIZEA
ATTRIBUTABLE TO ORDINARY EiEeREE
EQUITY HOLDERS OF THE PARENT 9
Basic and diluted EARNBE RMB A R# RMB A R

(80.4) cents 2

(82.4) cents 7

China SCE Group Holdings Limited / Interim Report 2026

PREEZERERAE / —T - RFHHBRE



INTERIM CONSOLIDATED STATEMENT OF

FINANCIAL POSITION
FHRER S BRI R

30 June 2026 —E - "FAA=1+H

30 June 31 December

2026 2025
—EoXRE —E_FRF
ANA=+H +tZA=+—8H
(Unaudited) (Audited)
(REEZR) (f&&EZ)
Notes RMB’000 RMB'000
s ARMT ARBTTT
NON-CURRENT ASSETS FRBEE
Property and equipment LEY &L 10 647,945 645,897
Investment properties "EYE 18,949,300 20,791,000
Properties under development BRPYE 10 3,837,674 4,377,322
Contract in progress EEIREAR 111,285 111,232
Investments in joint ventures RELERRINIKE 1,802,739 1,954,000
Investments in associates REEL NRIRIKE 514,554 524,932
Prepayments and other assets AR RIE R E A E E 575,446 580,026
Deferred tax assets RIEFRIBE E 652,174 657,555
Total non-current assets IERBEERT 27,091,117 29,641,964
CURRENT ASSETS RBEE
Properties under development ERPYE 10 28,106,589 32,243,979
Completed properties held for sale FIELEEERME 10,205,436 10,359,493
Trade receivables B 5 R RIR 1 287,919 366,581
Prepayments, other receivables and TEATFIE - HADREYRIE
other assets Hib &&= 8,469,929 8,785,926
Financial assets at fair value through BARBEBEZE)
profit or loss AFAEENESREE 109,130 113,377
Due from related parties & Uk Fa B 5 7k 1,666,325 1,827,626
Prepaid income tax BRI 1,943,516 2,025,934
Restricted cash XEHRE 722,692 923,438
Cash and cash equivalents Be MBS EEY 2,006,283 2,335,841
Total current assets MEEERLR 53,517,819 58,982,195
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INTERIM CONSOLIDATED STATEMENT OF
FINANCIAL POSITION

R EGR S BRI R

30 June 2026 —E—"FAA=+H

30 June 31 December
2026 2025
—EXRE —E-RF
~A=+H +-—A=+—8H
(Unaudited) (Audited)
(REEZ) (BEZ)
Notes RMB’000 RMB’000
B 7 AR¥T T ARBETF T
CURRENT LIABILITIES REAE
Trade and bills payables B S RNZFERER 12 14,862,895 14,548,563
Other payables and accruals Hih {3 IB R BT E A 11,340,426 10,883,573
Contract liabilities EREE 13,130,757 17,520,974
Interest-bearing bank and FTERITREAMER
other borrowings 13 13,599,420 12,385,049
Senior notes and domestic bonds BEEENIEANES 14 12,816,355 14,824,300
Due to related parties JE 1 BB B 75 5RIR 2,398,356 2,474,765
Tax payable FET I8 6,117,158 6,276,282
Total current liabilities mMENBEETE 74,265,367 78,913,506
NET CURRENT LIABILITIES REBEEFE (20,747,548) (19,931,311)
TOTAL ASSETS LESS CURRENT REERTBERE
LIABILITIES 6,343,569 9,710,653
NON-CURRENT LIABILITIES FREBERE
Interest-bearing bank and FTERITREMER
other borrowings 13 3,917,806 5,396,457
Senior notes and domestic bonds BEEBENMEBERES 14 1,575,868 480,719
Lease liabilities HEaE 759 1,530
Deferred tax liabilities EEFHIEEE 1,625,428 1,772,232
Total non-current liabilities ERBBERT 7,119,861 7,650,938
Net assets/(liabilities) EE/(BR)FE (776,292) 2,059,715
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INTERIM CONSOLIDATED STATEMENT OF
FINANCIAL POSITION

&

e IR R

30 June 2026 —E - "FAA=1+H

30 June 31 December

2026 2025
ZEDXRE —ZT-hF
~B=+H +=—A=+—H
(Unaudited) (Audited)
(REEX) (K& &EZ)
Note RMB’000 RMB’'000
hy=3 AR®T R ARBTTT
EQUITY HEz
Equity attributable to owners of BAREEARILER
the parent
Issued capital BEITAR AR 15 365,138 365,138
Deficit E5At (7,949,876) (5,474,192)
(7,584,738) (5,109,054)
Non-controlling interests FERER 6,808,446 7,168,769
Total equity/(deficit) (AL B (776,292) 2,059,715
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INTERIM CONSOLIDATED STATEMENT OF
CHANGES IN EQUITY

hHGAERED

For the six months ended 30 June 2026 2= —Z —"F XA =1+ HI-/~EA

Attributable to owners of the parent

BRAREAEL
Statutory Property Share Exchange Non- Total
Issued Capital surplus Merger  revaluation Other option Hedging  fluctuation  Accumulated controlling equity/
capital reserve reserve reserve reserve reserves reserve reserve reserve losses Total interests (deficit)
HE NEEH EX #2/(5t)

BRIRA  EAEE  RHER  AHER G AtARE BREEE  WARE  RIER  RHER &t HERREE 48
(Unaudited ited) fited)  (Unaudited)  (Unaudited)  (Unaudited)  (Unaudited)  (Unaudited)  (Unaudited)  (Unaudited) ited) ited) ited)
(REEH)  (REER) (REEK) (REER)  (REER) (REER)  (REER)  (REER)  (REER)  (REEK)  (REER)  (REER)  (REER)
RMBOO)  RMBOOO  RMBOOO  RWBOOD  RMBO00  RMBO00  RMBOO  RMBOOO  RMBOOD  RMBOOO  RWBOOO  RMBOO0  RMBO00
ARETR  ARBTR ARKTZ  ARRTR  ARMTR  ARRTR  ARRTR ARMTR ARRTR ARWTZ  ARRTR ARETR  ARRTR

At 1 January 2026 RZZZ75-A-A 365,138 (4,654,051 1,713,206 30% 82,872¢ 16,979% 92,670¢ (44,811) (938,714 (1,742,373)*  (5,109,054) 7,168,769 2,059,715
Loss for the period BhES = = = 2 o 3 = o - (3394024)  (3,394024) (301185 (3,695,209)
Other comprehensiveincome/ AL 2
(los) for the period: WA/ (KB
Share of other comprehensive A B AT
Joss of oint ventures 2EER - - - - - (9,5%) - - - - (9,5%) - (9,5%)
Exchange differences on BERNERE
translation of foreign EXZE
operations - - - - - - - - 921,935 - 927,935 2,81 955,216

Total comprehensive income/ AR AU/ (BE)

(loss) or the period fat S S S = s (9,595) s - 921935 (3394,024) (2,475,684 (273,904)  (2,749,588)
Contrioution from a non-controlling —#3EE KR 1A

shareholder - - - - - - - - - - - 100 100
Dividend paid to non-contolling X B LRFEER

shareholders of subsidiaries RRERE o - - - - - - - - - - (86519) (86519
Transfer from statutory suplus ~— EEEERRHER

reserve - - (907) - - - - - - 907 - - -
At 30 June 2026 RZFZAEAAZTA 365,138 (4,654,051)* 1,712,209 30¢ 82,.87* 7,384% 92,670¢ (44,811) (10,779 (5135490)*  (7,584,738) 6,808,446 (776,292)

* These reserve accounts comprise the consolidated deficit of approximately ~— * ZERBREERERHEEV B ARP AL
RMB7,949,876,000 (31 December 2025: RMB5,474,192,000) in the interim BEMHARET7,949,876,000L (ZE=-_AHF
consolidated statement of financial position. +ZA=+—8: AR¥5,474,192,0007T) °
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INTERIM CONSOLIDATED STATEMENT OF
CHANGES IN EQUITY

hHGAEREDE

For the six months ended 30 June 2026 &= —F — XF /N A=+ H 1L/ E A

Attributable to owners of the parent

BRABE AR
Statutory Property Share Exchange Non-
Issued Capital surplus Merger revaluation Other option Hedging fluctuation Retained controlling Total
capitel resene resene resene resenve reserves resenve resenve resenve profis Total interests equity
EE NEEf ES
BE{TRE et EBER AbtER & AbRE  RRERR HihRE REREE REEH Bt FEkEs EalE
(Unaudited) (Unaudited) (Unaudited) (Unaudited) (Unaudited) (Unaudited) (Unaudited) (Unaudited) (Unaudited) (Unaudited) (Unaudited) (Unaudited) (Unaudited)
(RB%ER)  (REER)  (RERR)  (REFR)  (REER)  (REER)  (RERR)  (REBR)  (REER)  (REER)  (RESR)  (REER)  (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
ARETT  ARBTT ARBTT  ARMTR  ARETR  ARBTR  ARETR  ARETR  ARBTr  ARMTR  ARMTR  ARETRL  ARETR
At 1 January 2025 RZF-R%-A-A 365,138 (4,830,709) 1,889,797 30 881 11,048 92,670 (4811 (1518458 5,648,451 1,696,028 8,873,845 10,569,873
Loss for the period il s = = = = = = = = = (3479512)  (3479512) (458872)  (3938384)
Other comprehensive income SR ER2ERA :
for the period:
Share of other comprehensive  E{FA B A FEA
income of joint ventures 2EUA - - - - - 2,185 - - - - 2,185 - 218
Exchange differences on BERINERH
translation of foreign EfzE
operations - - - - - - - - 353,699 - 353,699 18332 372,031
Total comprehensive income/ AR AN/ (BE)

(loss) for the period ag - - - - - 2,185 - - 353,699 (3479512) (3123628 (440,540)  (3.564,168)
Capital reduction of subsiciaries B2 A2 BARS - - - - - - - - - - - 4,200) 4,200)
Capital contribution from —AFBREFARER

a non-controlling shareholder - - - - - - - - - - - 585 585
Acquisiton of anon-controling ~ WESHERES

interest - (10.453) - - - - - - - - (10.453) 5,509 (4.944)
Release of reserve upon REENBRAR

disposalsof subsidiaries BEZER - 115738 - - - - - - - (115,738) - - -
Transfer from statutory suplus ~ BE B EE BHEE

resenve - - (14483 - - - - - - 14443 - - -
At 30 June 2025 RZZ-RFAAZTA 365,138 (4,725424) 1,875,354 30 8.8n 13233 92670 (44.811) (1,164,759) 2,067,644 (1,438,053) 8435199 6,997,146
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INTERIM CONDENSED CONSOLIDATED STATEMENT

OF CASH FLOWS

HhHIf S E R ERER

For the six months ended 30 June 2026 &= —ZF — NF/NA =+ HIE/NE A

Six months ended 30 June

BEAAZ=+tHLAXEAR

2026 2025
—EBERE —E-RF
(Unaudited) (Unaudited)
(REER) (REEZ)
RMB’000 RMB’'000
ARBTR ARBTT
CASH FLOWS FROM RETHRERE
OPERATING ACTIVITIES
Cash generated from operations KEMERS 208,417 312,306
Interest received B W F B 4,854 8,352
PRC corporate income tax paid BB EMSEH (112,251) (147,552)
PRC land appreciation tax paid BB A I E R (19,420) (107,990)
Net cash flows from operating activities &2 EB PSR & IREFRE 81,600 65,116
CASH FLOWS FROM RETHRERE
INVESTING ACTIVITIES
Purchases of items of property BEYENRERHIEE
and equipment (31,573) (11,664)
Proceeds from disposal of items of REMERZHEEE FEHRIE
property and equipment 2,989 4,452
Additions to investment properties AT EE (42,742) (200,957)
Proceeds from disposals of subsidiaries HEH B QRS RIE - 348,942
Addition in capital of joint ventures B2 RNT) ZBRAIE N (222) (1,781)
Proceeds from disposal of financial assets HEZR AR EFEBEZEH A
at fair value through profit or loss BaErEFEEMNMSRIE - 37,847
Dividend from joint ventures B2 NAHE 16,780 6,600
Dividend from an associate —FBE AR E - 360
Decrease in restricted cash ZREIR B 200,746 164,726
Decrease/(increase) in time deposits with  REIHAZR=EA 2
original maturity over three months EHEROR D, (35) (1,550) 300,000
Net cash flows from investing activites ~ REEBFAER LR EF4E 144,428 648,525
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INTERIM CONDENSED CONSOLIDATED STATEMENT
OF CASH FLOWS

FHIR PGSR ERER

For the six months ended 30 June 2026 &= —F — XF /N A=+ H 1L/ E A

Six months ended 30 June
BZEXA=1THLXEA

2026 2025
—E-XE —E-RF
(Unaudited) (Unaudited)
(REER) (REgEZR)
RMB’000 RMB’000
ARBTRT AR®TET

CASH FLOWS FROM METHRERE

FINANCING ACTIVITIES
Interest paid B E (193,821) (305,514)
Capital contribution from a —HIFERBRETE

non-controlling shareholder 100
New bank and other borrowings IR ITREMER 697,867 138,418
Repayment of bank and other borrowings 1E&R1T & £ E =X (1,103,846) (667,701)
Redemption of domestic bonds BNESER (21,592) -
Principal portion of lease payments THHEERE D (1,026) (4,204)
Increase in amounts due to JE 1< B BS 77 SRR I IF RR

related parties, net 61,762 -
Net cash flows used in financing activities EEE EBIFTAR S REFHE (560,556) (839,001)
NET DECREASE IN CASH AND CASH BE&RELSEEYRD

EQUIVALENTS FE (334,528) (125,360)
Cash and cash equivalents at beginning ~ Ei¥13R & KBS HEY

of period 2,333,141 2,617,338
Effect of foreign exchange rate changes, [EXREB)HF L F5E

net 3,420 853

CASH AND CASH EQUIVALENTS AT HABEERESEEY
END OF PERIOD 2,002,033 2,492,831

ANALYSIS OF BALANCES OF CASH ReRBRSEEYESRIN
AND CASH EQUIVALENTS

Cash and cash equivalents stated in R EGR A BB R TSI 2
interim consolidated statement of ReERBHEEEY
financial position 2,006,283 2,496,031
Less: Non-pledged time deposits with W EBARIBBEZR=(EAZ
original maturity of over three KA IR E BRTF 30
months when acquired (4,250) (3,200)

2,002,033 2,492,831
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NOTES TO THE INTERIM CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

B B AR S B A R AR I AT

30 June 2026 —E—"FAA=+H

1.

BASIS OF PREPARATION

China SCE Group Holdings Limited (the “Company”, together
with its subsidiaries, the “Group”) is incorporated in the
Cayman Islands as an exempted company with limited liability
and whose shares are publicly traded on The Stock Exchange of
Hong Kong Limited. The principal activities of the Group are
described in note 3 to the unaudited interim condensed
consolidated financial statements.

These unaudited interim condensed consolidated financial
statements of the Group have been prepared in accordance
with Hong Kong Accounting Standard (“HKAS") 34 Interim
Financial Reporting as issued by the Hong Kong Institute of
Certified Public Accountants (the “HKICPA") and the disclosure
requirements of Appendix D2 to the Listing Rules.

These 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 2025.

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 2025, which have been prepared in
accordance with HKFRS Accounting Standards (which include all
Hong Kong Financial Reporting Standards, HKASs and
Interpretations) as issued by the HKICPA, accounting principles
generally accepted in Hong Kong and the disclosure requirements
of the Hong Kong Companies Ordinance, except for the adoption
of the revised HKFRS Accounting Standards 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 INTERIM CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

FHARS AR 4R &

BASIS OF PREPARATION (continued)
Going concern basis

The Group recorded a loss attributable to owners of the parent
of approximately RMB3.394 billion for the six months ended 30
June 2026 and, as at that date, the Group had net current
liabilities and net liabilities of RMB20.748 billion and RMB0.776
billion respectively. As at 30 June 2026, the interest bearing
bank and other borrowings, senior notes and domestic bonds of
the Group amounted to approximately RMB31.909 billion, while
its cash and cash equivalents amounted to approximately
RMB2.006 billion. The Group did not make payment of principal
and interest on offshore senior notes and certain interest-
bearing bank and other borrowings since October 2023,
triggering events of default or cross-default of various
borrowings pursuant to the terms and conditions of respective
agreements. As at 30 June 2026, the Group’s defaulted or
cross-defaulted principal of offshore senior notes and interest-
bearing bank and other borrowings amounted to approximately
RMB16.608 billion.

The above conditions indicate the existence of a material
uncertainty which casts significant doubt on the Group’s ability
to continue as a going concern. In view of such circumstances,
certain plans and measures have been taken to mitigate the
liquidity pressure and to improve the Group’s financial position
which include, but not limited to, the following:

(@  As disclosed in the Company’ s announcement dated 18
May 2026, a proposed scheme of arrangement (the
“Scheme"”) between the Company and relevant offshore
creditors was approved by the requisite majorities of those
offshore creditors. As further disclosed in the Company’ s
announcement dated 17 June 2026, a petition seeking
sanction of the Scheme from the High Court of the Hong
Kong Special Administrative Region of the People’s
Republic of China (the “Court”) was heard on 16 June
2026 and, by an order made by the Court, the Scheme
has been sanctioned. The sanction of the Scheme by the
Court represents an important milestone in the progress
towards finalising the Scheme. The Group will work with
its financial and legal advisors to complete the remaining
implementation steps to give effect to the Scheme as
soon as practicable;
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NOTES TO THE INTERIM CONDENSED

CONSOLIDATED FINANCIAL STATEMENTS

B B AR S B A R AR I AT

30 June 2026 —E—"FAA=+H

1. BASIS OF PREPARATION (continued)
Going concern basis (Continued)

(b) The Group will continue to seek for re-financing or
extension of its existing bank and other borrowings and
secure new project development loans for ensuring the
delivery of property projects;

(€0  The Group timely adjusts its sales strategy to accelerate
pre-sales and sales of properties and speed up collection

of sales proceeds; and

(d)  The Group will continue to search for potential buyers for
disposal of certain investment properties and non-core
businesses in order to generate additional cash inflows.

The directors of the Company have reviewed the Group’s cash
flow projections prepared by management, which cover a
period of not less than twelve months from 30 June 2026.
They are of the opinion that, taking into account the
abovementioned plans and measures, the Group will have
sufficient working capital to finance its operations and to meet
its financial obligations as and when they fall due within twelve
months from 30 June 2026. Accordingly, the directors of the
Company are satisfied that it is appropriate to prepare the
unaudited interim condensed consolidated financial statements

on a going concern basis.

China SCE Group Holdings Limited / Interim Report 2026

PREEZERERAE / —T - RFHHBRE

MR EE ®)

(b)

REER 2

AEEREESKBRERLER
BAMBTMEMER LERF
MHMERREER BRINY
XA

N6 B 2 E i A BB S RS - A0
RYEFEEMEE - I H0 R U
HEMIR K&

AEEREESREEERLE
ETREDMEMEZLER A
ESEZHRERA -

ARAEFCEMNTEEEBRRENAE
BRe R ZEAREE TR
FRA=ZTERTDR T @A
Ao IR A - ZED Last 8 MiE
i ARBRERANEEESREE
ERHEES YEA-_FT-_AFARA
=t REN T —EARNETERHNE
BEE At RAREERRUFE
RESEMERARERTHHRRS
MBBRERRBEEN -



NOTES TO THE INTERIM CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

I HR R AR S B A SRR B A

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

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

(@)  successfully implementing the Scheme;

(b)  successfully negotiating with banks and financial
institutions on the re-financing or extension of its bank
and other borrowings and securing new project
development loans;

() successfully implementing sales strategy to accelerate pre-
sales and sales of properties and speed up collection of
sales proceeds; and

(d)  successfully disposing of certain investment properties and
non-core businesses.

Should the Group be unable to achieve the abovementioned plans
and measures and operate as a going concern, adjustments would
have to be made to write down the carrying values of the Group’s
assets to their recoverable amounts, to provide for any further
liabilities which might arise, and to reclassify non-current assets
and non-current liabilities as current assets and current liabilities,
respectively. The effects of these adjustments have not been
reflected in the unaudited interim condensed consolidated
financial statements.
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NOTES TO THE INTERIM CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

B B AR S B A R AR I AT

30 June 2026 —E—"FAA=+H

2.

CHANGES IN ACCOUNTING POLICIES AND
DISCLOSURES

The accounting policies adopted in the preparation of the
interim condensed consolidated financial statements are
consistent with those applied in the preparation of the Group’s
annual consolidated financial statements for the year ended 31
December 2025, except for the adoption of the following
amended HKFRS Accounting Standards for the first time for the
current period’s financial information.

Amendments to HKFRS 9 Amendments to the Classification

and HKFRS 7 and Measurement of Financial
Instruments
Amendments to HKFRS 9 Contracts Referencing Nature-
and HKFRS 7 dependent Electricity

Amendments to HKFRS Annual Improvements to HKFRS
Accounting Standards Accounting Standards —
Volume 11

The adoption of these amended HKFRS Accounting Standards
had no material impact on the Group’s condensed consolidated
financial statements.
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NOTES TO THE INTERIM CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

FHERR R4 &

OPERATING SEGMENT INFORMATION

The Group is principally engaged in the businesses of property
development, property investment, property management and
project management. For management purposes, the property
development and property investment businesses are monitored
as one operating segment on a project basis to allocate
resources and assess performance. For financial reporting
purpose, the property management segment and the 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.

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 People’s Republic of China (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.
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4. REVENUE, OTHER INCOME AND GAINS

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

NOTES TO THE INTERIM CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

FRHARS R 4R &

30 June 2026 —E—"FAA=+H

Wak - HAUA Rl
AEBEMRESTIT -

Six months ended 30 June

BEAA=tHLAEA

2026 2025
—EXRE —E-RF
(Unaudited) (Unaudited)
(RIBERZ) (REEEZ)
RMB’'000 RMB’000
ARE TR AREF T
Revenue from contracts with customers B & F & E# K&
Sales of properties Y igeE 6,732,101 17,482,222
Property management fees MEERE 636,316 629,537
Project management income TH B E B A 64,169 125,222
Subtotal NET 7,432,586 18,236,981
Revenue from other sources H {th 3R & R R
Gross rental income from investment M E YL EHEFTUELE
property operating leases: IR ON L
Variable lease payments that do not TEUR R RS T =1
depend on an index or a rate Al E I8 15,883 21,119
Other lease payments, including BIEE AR A
fixed payments HERK 229,172 262,459
Subtotal INET 245,055 283,578
Total revenue W a5 4B %R 7,677,641 18,520,559
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NOTES TO THE INTERIM CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

B BR AR B S R AR BT

30 June 2026 —E - "FAA=1+H

REVENUE, OTHER INCOME AND GAINS 4. Wam - HA RKE @)
(Continued)
Revenue from contracts with customers REEFERMNKE
Disaggregated revenue information WKEDiRER
For the six months ended 30 June 2026 BE LT - NNFNA=Z+HIFNEA
Property Project
Sales of management management
properties fees income Total
MEHE YEEEE BETEKRA Fok]

(Unaudited) (Unaudited) (Unaudited) (Unaudited)
(REER) (REER) (REER) (KEER)
RMB’000 RMB’'000 RMB'000 RMB'000
AR¥TR AR%¥Tn AR®BTn AR¥TxR

Timing of revenue W R R -
recognition:
Goods transferred at a point £ 3 — 5 [E BH i )
in time Em 6,732,101 - - 6,732,101
Services transferred over time ¥ 88 i 1) AR 7% - 636,316 64,169 700,485
Total revenue from contracts ~ RE &P A Rz
with customers FEE 6,732,101 636,316 64,169 7,432,586
For the six months ended 30 June 2025 HE—FE-—AFNNA=+HI~EA
Property Project
Salesof management management
properties fees income Total
WEEE PEEEBR BETERA B

(Unaudited) (Unaudited) (Unaudited) (Unaudited)
(RgER) (REER) REER)  (REER)

RMB'000 RMB’'000 RMB’000 RMB’'000
AR®TT AREFTT ARBTT ARETR

Timing of revenue WS RN R

recognition:
Goods transferred at a point £ — B 28 iR )

in time B 17,482,222 - - 17,482,222
Services transferred over time R B2 45 3% 1) R 75 - 629,537 125,222 754,759

Total revenue from contracts KRBT F A Rz
with customers 4B 17,482,222 629,537 125,222 18,236,981
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NOTES TO THE INTERIM CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

FRHARS R 4R &

30 June 2026 —E—"FAA=+H

B IR M

4. REVENUE, OTHER INCOME AND GAINS

(Continued)

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

ek~ Hap W A R ES o)

AEBHEMPA R EDFTOT

Six months ended 30 June

BEAA=tTRHIEAEA

2026 2025
—E-RFE CZE-AF
(Unaudited) (Unaudited)
(REEZ) (REER)
Note RMB’'000 RMB'000
B 5 ARBTRT ARBTT
Other income and gains Hib g A R

Bank interest income FR1TH BURA 4,889 8,101
Consultancy service income B8 1 AR 75 it A 9,110 19,713
Forfeiture income on deposits received SR WI% & &I U A 3,972 4,282

Gain on disposal of items of property HEMERZREEE®
and equipment, net I % 58 1,727 101
Gain on disposal of joint ventures, net ~ HEA& &R KU - 4,910
Gain on disposals of subsidiaries, net HEWNB QA H’\]”ﬁlﬁn@%ﬁ 16 - 7,650
Gain on debt restructuring ErER V& 98,359 -
Government grants B 68 B 3,759 1,052
Others HAth 37,632 22,046
Total other income and gains H AUk A K U 75 4a %8 159,448 67,855
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NOTES TO THE INTERIM CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

FHERR R4 &

5. MBEH

FINANCE COSTS

An analysis of finance costs is as follows:

BB EwRME

30 June 2026 —E - "FAA=1+H

MBERONMT

Six months ended 30 June

BEAA=tHLAEA

2026 2025
ZEZRFE T hF
(Unaudited) (Unaudited)
(REER) (CREEEZ)
RMB’000 RMB'000
AREBTT ARETT
Interest on bank and other borrowings, MITREMER - BEARER
senior notes and domestic bonds BREHFE 1,078,090 1,193,868
Interest on lease liabilities HEBENHNE 104 221
Increase in a discounted amount of FiF [ 7 247 1 722 A 0 KIS BB
provision for major overhauls arising from — #73R (B 1 %8
the passage of time - 2,464
Total interest expense on financial liabilities JEZ AR EFF ABZHESREERN
not at fair value through profit or loss e 4Bz 1,078,194 1,196,553
Less: Interest capitalised B BT B (270,682) (350,449)
Total #Et 807,512 846,104
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NOTES TO THE INTERIM CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

B B AR S B A R AR I AT

30 June 2026 —E—"FAA=+H

6. LOSS BEFORE TAX 6. BRIAIEE
The Group’s loss before tax is arrived at after charging/ REBWBRBABEENER GIA)T
(crediting): =S =l
Six months ended 30 June
BZAA=1HILEREA
2026 2025
ZEIARE —ZE_hF
(Unaudited) (Unaudited)
(REER) (REEZ)
Note RMB’000 RMB’000
BT =F AR®T R ARBEFIT
Cost of properties sold EEMEMRAK 6,719,821 14,106,825
Cost of services provided B RIS A A 488,802 563,908
Depreciation of property and equipment  ¥13% N R BRI & 27,776 29,547
Depreciation of right-of-use assets ERREENFE 969 3,778
Amortisation of an intangible asset* B EEHEE - 83
Lease payments not included in the HEFE (TMATEEAER
measurement of lease liabilities iTH) 213 232
Employee benefit expenses (including EERNAX (BREES
directors’ remuneration): M) :
Salaries and other staff costs TEREMEIKA 306,275 352,797
Pension scheme contributions** RIKEETEI R+ 54,519 65,378
Less: Amount capitalised W BRI EEE (38,812) (51,613)
321,982 366,562
Fair value loss on financial assets at BAREFEBEZHFTABEN
fair value through profit or loss, net TREENAAEEBEFE 2,682 2,740
Foreign exchange differences, net [ =258 146,268 66,834
Impairment losses recognised on RELERAREEARIMIRE
investments in joint ventures R ERE R <+
and associates*** 96,598 -
Impairment losses recognised on JRE i B Bk 77 R I R (B 48 v+
amounts due from related parties*** 99,539 -
Impairment losses of trade 2 oW R EEETHE
receivables, net 52,992 36,991
Gain on disposal of joint ventures, net HESERNRNKZFE - (4,910)
Gain on disposals of subsidiaries, net HENRBARMKEFE 16 - (7,650)

* This item was included in “Cost of sales” in the interim consolidated
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.

***  These items were included in “Other expenses” in the interim
consolidated statement of profit or loss and other comprehensive

income.
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NOTES TO THE INTERIM CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

FHERR R4 &

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 2025: Nil).
Taxes on profits assessable in Chinese Mainland have been
calculated at the rates of tax prevailing in the cities in which the
Group's subsidiaries operate.

B ER R MR

30 June 2026 —E - "FAA=1+H
PSR

Pl 5 25 5 B 30 B9 P 3 4 7 8 2 A (1
RERBLHF - AR BB RSB
B (BE-T-BEFAAZTALA
A - ) - & B A b B 8 SR i R 8
BB R B 2 7 PR TE R Y
GESTE R

Six months ended 30 June

BEANA=tHLAEA

2026 2025
—EBXRE —E-RF
(Unaudited) (Unaudited)
(REEER) (REEEZ)
RMB’000 RMB’000
ARETRT ARBTT
Current charge for the period: HANENARR X -
PRC corporate income tax RE RS 29,801 607,854
PRC land appreciation tax B b B (E AR 25,164 468,409
54,965 1,076,263
Deferred tax credit for the period B ET AIRIER I8 (141,423) (152,931)
Total tax charge/(credit) for the period HRHERS (Ke) 85 (86,458) 923,332

During the six months ended 30 June 2026, the share of
tax charge attributable to joint ventures amounting to
approximately RMB13,356,000 (six months ended 30 June 2025:
RMB6,024,000); and the share of tax charge attributable to
associates amounting to approximately RMB212,000 (six
months ended 30 June 2025: RMB1,574,000) are included in
“Share of profits of joint ventures and associates” in the interim
consolidated statement of profit or loss and other
comprehensive income.

B2 - XEXNA=Z+HIENEARH
M 2HAaEARMNMERINAAR
#13,356,000T (BLZ =T =R F XA
=+ HIEXRER - AR 6,024,0007T)
RAOEHERRNMBERZNAARE
212,000 (BEZE-HFA=+H
IER{E A+ AR®1,574,000T) * B &t
ARG AEBE R EMEEKERO[E
EEENRREERRAEFIET -
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NOTES TO THE INTERIM CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

FRHARS R 4R &

B IR M

30 June 2026 —E—"FAA=+H

8.

10.

DIVIDENDS

The board (the “Board”) of directors of the Company has
resolved not to declare any interim dividend for the six months
ended 30 June 2026 (six months ended 30 June 2025: Nil).

LOSS PER SHARE ATTRIBUTABLE TO
ORDINARY EQUITY HOLDERS OF THE
PARENT

The calculation of the basic loss per share amount is based on the
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 2025: 4,222,986,126) outstanding
(excluding treasury shares) during the period.

No adjustment has been made to the basic loss per share
amount presented for the six months ended 30 June 2026 and
for the six months ended 30 June 2025 in respect of a dilution
as the impact of share options outstanding had no dilutive
effect on the basic loss per share amount presented.

ADDITIONS TO PROPERTY AND EQUIPMENT
AND PROPERTIES UNDER DEVELOPMENT

During the six months ended 30 June 2026, the Group incurred
approximately RMB31,573,000 (six months ended 30 June
2025: RMB11,664,000) on the addition of items of property
and equipment.

During the six months ended 30 June 2026, the Group incurred
approximately RMB2,269,365,000 (six months ended 30 June
2025: RMB2,900,894,000) on the additions to properties under
development.
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NOTES TO THE INTERIM CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

I HR R AR S B A SRR B A

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 receivable 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:

30 June 2026 —ZE - NFNA=1H

1. 8 5 FIE

AEENEZRUKERELEME
HEREMERRHMEEIRRS -

FRMEHENKERETRREBE
BEpZNGRXN AREBEHERE
MEREHRDEEERGA - —REK
EFBR/BFRANR  AEE K
AREMFEABART=EMANEHE
H TEEPARRERZNMEA -

HRASENE 5 RIEFRE —# DB
BEFEM WY BEREEETER -
AEBYARZFERFAHTAER
m REEEMINEEEEE MEE
SRERMKBEAR/RE -

RI|BEHR - B ZREFRN KK DT
(A ARG MEZERTE) B
T

30 June 31 December

2026 2025

TEDXRE TR

AA=t+H +=ZH=+—H

(Unaudited) (Audited)

(REEZ) (&EZ)

RMB’000 RMB’'000

AR®T ARBT T

Current to 90 days BIEAZ 90 H 64,496 204,090
91 to 180 days 91 HZ=180H 42,215 29,332
181 to 365 days 181 H&E365H 75,026 47,585
Over 365 days 3658 106,182 85,574
Total st 287,919 366,581
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NOTES TO THE INTERIM CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

B B AR S B A R AR I AT

30 June 2026 —E—"FAA=+H

12. TRADE AND BILLS PAYABLES 12. B ENIEREE
An ageing analysis of the trade and bills payables as at the end RBERKR BESENHKBREEENR

RIERAYLTAT

of the reporting period, based on the invoice date, is as follows:

30 June 31 December

2026 2025

—ERE —E-RF

AA=+H +=ZH=+—H

(Unaudited) (Audited)

(REEZ) (')

RMB’000 RMB’000

AR®T ARBEF T

Within 1 year —FR 7,200,192 7,372,462
Over 1 year —F N E 7,662,703 7,176,101
Total Bz 14,862,895 14,548,563

BHRNFEARREASEERR  REN
TRERETIEREES -

The trade and bills payables are unsecured and non-interest-
bearing and are normally settled based on the progress of

construction.
’—= 1 =
13. INTEREST-BEARING BANK AND OTHER 13. sFEBRITREMER
BORROWINGS
30 June 2026 31 December 2025
—E-XREXA=TH ZT-RE+ZRA=1+—H
(Unaudited) (Audited)
(REER) (EE%)
Contractual Contractual
interest interest
rate (%) rate (%)
per annum Maturity RMB’000  per annum Maturity RMB’'000
HES) HES]
FR=E (%) FHAE AR®Tr FHX(%) HEAE AREBTT
Current &
Bank loans — secured RITER— HEA 2.40-11.12 2026 11,677,291 2.50-11.12 2026 10,765,932
Other loans — secured HiE%— BiKE 3.20-13.50 2026 1,922,129 3.20-13.50 2026 1,619,117
Total — current MENEER 13,599,420 12,385,049
Non-current b
Bank loans — secured RITER— HHEA 2.40-6.00 2027-2041 2,636,518  2.50-7.45 2027-2039 4,156,947
Other loans — secured Hin &% — AHEA 4.50-11.00 2028-2034 1,281,288 7.00-12.00 2027-2028 1,239,510
Total — non-current EMEN BT 3,917,806 5,396,457
Total Bt 17,517,226 17,781,506
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NOTES TO THE INTERIM CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

B BR AR B S R AR BT

30 June 2026 —E —RFNA=TH

13. INTEREST-BEARING BANK AND OTHER 13. 5T BRT A EMER @)
BORROWINGS (Continued)

30 June 31 December

2026 2025

—EZARE —T-REF

~NA=+H +=—A=1+—8H

(Unaudited) (Audited)

(R BEZ) (')

RMB’000 RMB’'000

AR®T ARBTT

Analysed into: DT
Bank loans repayable: EEERITER
Within one year or on demand —FRYIFREK 11,677,291 10,765,932
In the second year £ F 576,413 2,497,382
In the third to fifth years, inclusive F-E2RF (BREERMF) 496,631 682,762
Beyond fifth years Eﬁéﬂi 1,563,474 976,803
Subtotal INET 14,313,809 14,922,879
Other borrowings repayable: JEEEREMER
Within one year or on demand —FRYREX 1,922,129 1,619,117
In the second year £ F 148,000 329,510
In the third to fifth years, inclusive F-E2hF (BREERMF) 823,088 910,000
Beyond fifth years RRAF 310,200 -
Subtotal NEF 3,203,417 2,858,627
Total st 17,517,226 17,781,506

China SCE Group Holdings Limited / Interim Report 2026
REEEERERAT /I T NFPBHRE



NOTES TO THE INTERIM CONDENSED

CONSOLIDATED FINANCIAL STATEMENTS
HARRRAR S B AR MY R

30 June 2026 —E—"FAA=+H

13. INTEREST-BEARING BANK AND OTHER
BORROWINGS (Continued)

Notes:

(a

(b)

()

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

As at 30 June 2026, certain of the Group’s bank and other
borrowings with an aggregate amount of approximately
RMB10,757,524,000 (31 December 2025: RMB10,648,661,000) 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 approximately
RMB1,100,838,000 (31 December 2025: RMB1,144,689,000) and
RMB3,129,208,000 (31 December 2025: RMB3,253,857,000) as at
30 June 2026, 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 approximately RMB5,659,254,000 (31 December
2025: RMB5,374,647,000) with fixed interest rates, all of the Group's
bank and other borrowings bear interest at floating interest rates.

As at 30 June 2026, the Group's bank and other borrowings of
approximately RMB4,274,719,000 (31 December 2025:
RMB4,444,999,000) 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 (iii) Mr. Wong or a member of
the Wong Family must remain to be the chairman of the Board.

As at 30 June 2026, the Group had not repaid certain principal and/or
interest amount of certain bank and other borrowings, which
constituted defaults on certain bank and other borrowings in the
total amount of approximately RMB8,211,976,000 (31 December
2025: RMB7,659,952,000). The above-mentioned borrowings that
under events of default were presented under current liabilities.
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(=

ATRRTTREMER @)

G

AEENETRTREMBERERER
MMERRE REDE BRTDE
RFELEC ERMEEER  BHHF
B0 AR A8 28 A% B 7R A 2 B B 7 R P R
19425 -

RZBZRERNA=1TH AE£EHNSE
FROREMLERAHDARE
10,757,524,000t (ZE_HF+= A
=+—H: AE%10,648,661,0007T) M
AEBETHWE R R RARE R
VEHE R o

BR-ZE-RNENAZTAHNBETET
MEMERL AR 1,100,838,000 7T (=
E-HFE+-_A=+—H:AR%
1,144,689,000 7T) & AR¥E 3,129,208,000
T(ZE-_RAE+-_F=+—H: AR¥
3,253,857,0007T) /A Rl LA T ([ T]) &
Erx ((ExDIMEN REERNFER
TREMEZTHUARETE -

RBERR BRETROTREMERLD
AR ¥5,659,254,000c (ZE R F
+ZA=+—H: AR¥H5,374,647,000
7o) MBI E MK BN REEBRFT AR
TREMERARFBFETE -

RZB-XEXNA=Z+TH AEEBNR
TREMEFRHANRYEA,274,719,000 T
ZEAF+TZA=tT—H:ARK
4,444,999,0007T) HE G L &£ ([F ik
EDREREKKE ERFELEENER
R R EROE TEET - Bk )
ERRBENBEERNDRE —RAR
RN ERKRRVEREREGRER
FEEFEARAMEERN AR ZER
AN35% K A40% A K M EEEL
BEZEGHARAT R()ELEEXERR
GER K ENBEEETESE R -

RZE_REXNAZ+AH A&£LET X
EHEETROREMERONE T A
E/KF B mEkE FTROREME
HHEN B2EHNABEARE
8,211,976,000 L (ZE_AF+ = A
=+—H: AR¥7,659,952,0007T) ° I
MEXNBETHERHZIARBEE -



14. SENIOR NOTES AND DOMESTIC BONDS

NOTES TO THE INTERIM CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

BB EwRME

30 June 2026 —E —RFNA=TH

FHERR R4 &

14 BEZRBNMEANES

30 June 2026 31 December 2025
ZBZREAAZTH " RFT-AZT-R
(Unaudited) (Audited)
(REEH) (B27)
Principal ~ Contractual Principal Contractual
at original interest at original interest
currency rate (%) currency rate (%)
‘million per annum Maturity RMB'000 'million per annum Maturity RMB'000
F¥AE  AJHEAR REAe  ATHENE
BER (%) HEE  ARETR BETL (%) IR ARETR
Senior Notes due in April 2024 “ECMERANBERSE  USSS00ER 1375 2004 336585 USSSO0ET 7375 2004 3,499,900
Senior Notes due in September 2024~ “E-MEAATHELEE  USSAS0ET 5.95 004 3093 USSASOET 595 2004 3149910
Senior Notes due in May 2025 “ECRERANBEASE  USSS00ER 7 2005 336585  USSSO0ET 7 2005 3499,900
Senior Notes due in February 2026 ,Z NEZAUBELEE  USSS0ER 6 2006 2355462 USS3S0ET 6 2006 244929
Domestic bonds due in ZERZNELA(ZRIRE
July 2036 (31 December 2025: +:ﬂ =f-f:
July 2027) il D RMB RMB
BES AR¥75.868 45 2036 75,868 ARH 506 45 2027 506,019
Medium-term notes due RIBZAFNASS RMB RMB
in August 2026 B AR700 48 2026 700,000 ARET00 428 2026 700,000
Medium-term notes due RZB=-F-A35 RMB
in January 2031 B AR%1,500 42 2031 1,500,000 - - - -
Medium-term notes due RIBZAF-AHE RMB
in January 2026 B - - - - AR50 41 2026 1,500,000
14,392,223 15,305,019
Non-current portion EEm (1,575,868) (480,719)
Current portion hElE ) 12,816,355 14,824,300
30 June 31 December
2026 2025
—EC-X —E-hHF
AA=t+H +TZA=+—H
(Unaudited) (Audited)
(RBER) (EE=Z)
RMB’000 RMB’000
ARBTR ARBTF T
Repayable: JE1EE -
Within one year or on demand —FERHEENR 12,816,355 14,824,300
In the second year F-F - 480,719
In the third to fifth years, inclusive FZERF (BRIEEEMT) 1,500,000 -
Beyond fifth years RRAEF 75,868 -
Total 4T 14,392,223 15,305,019
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NOTES TO THE INTERIM CONDENSED

CONSOLIDATED FINANCIAL STATEMENTS

B B AR S B A R AR I AT

30 June 2026 —E—"FAA=+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 September 2024, the Senior Notes due in May 2025
and the Senior Notes due in February 2026 (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 were guaranteed by certain subsidiaries
of the Company and were secured by pledges of their
equity interests.

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.

As at 30 June 2026, the Group had not repaid certain
principal and/or interest amount of the Senior Notes,
which constituted defaults on the Senior Notes in the total
amount of approximately RMB12,116,355,000 (31
December 2025: RMB12,599,000,000). The above-
mentioned Senior Notes that under events of default were
presented under current liabilities.
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14. BAEBMBERNES #)

() BEEE

BARAE T M AR 8
BAZRE —FT-_HFNLAZH
BEEE _7_£¢EHJ%
BARBR-_Z - "F-AFH
BRERE (%ﬂﬂa [BERRE]) X5
ARTU W EBHHEME - AR A
AEEZENEE R Z /180 A
REOE (K BENEREE) I
BEMED A MBES RN E

BEMBESBLIBERE -

BARBERARASE THEBARR
PRARPERI B AR A R fE R A

HRELEREBENIRTEDHED
ARAREBEEXTER AEBERER
BITH RN RE ARRAZEANE -

RZZE-_RFXA=1+H K&
B AREEELAZRNETAS
&/&‘%I B MEKELERERD

BYH BaBHOARARYEK
12,116,355,000c (ZE =R F
+ A=+ —H: AR®
12,599,000,0007T) ° il #E 4%
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NOTES TO THE INTERIM CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

IR B AR S B S AR M AL

30 June 2026 —ZE - NFNA=1H

14. SENIOR NOTES AND DOMESTIC BONDS 14. BEEEBNMIBENES #)

(Continued)

(b) Domestic Bonds (b) EAESF

Pursuant to a resolution passed by the bondholders of
domestic bonds due in July 2024 (the “Domestic Bonds”)
on 12 June 2024, the repayment pattern of the
outstanding principal amount of RMB506 million has been
adjusted from repayable on 1 July 2024 to 5% on 1 July
2026, 5% on 1 January 2027 and 90% on 1 July 2027,
respectively. The coupon rate has been adjusted from
5.5% to 4.5% with effect from 1 July 2024. Further
pursuant to a resolution passed by the bondholders of the
Domestic Bonds on 14 May 2026, the repayment pattern
of the outstanding principal amount of approximately
RMB76 million has been adjusted to 10% on 1 July 2033,
10% on 1 July 2034, 10% on 1 July 2035 and 70% on 1
July 2036, respectively. The coupon rate has been
adjusted from 4.5% to 1% with effect from 1 July 2026.

In January 2023, Xiamen Zhongjun Industrial Co., Ltd.
("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.
with irrevocable joint and several liability.

In August 2023, Xiamen Zhongjun publicly issued the
second tranche of 2023 medium-term notes in the PRC,
with an aggregate principal amount of RMB700,000,000
for a term of three years and a coupon rate of 4.28% per
annum, which are fully guaranteed by China Bond
Insurance Co., Ltd. with irrevocable joint and several
liability.

In January 2026, Xiamen Zhongjun publicly issued the first
tranche of 2026 medium-term notes in the PRC, with an
aggregate principal amount of RMB1,500,000,000 for a
term of five years and a coupon rate of 4.2% per annum,
which are fully guaranteed by China Bond Insurance Co.,
Ltd. with irrevocable joint and several liability.

BE_F-_NFLHAEHHERNE
F(BEAEF]D MESFHFEEAR
—g—mﬁz/\ﬂ+ EL?&E)]/;%
HOAEEAS ARKS06ET
MEEEABR T -_NF LA
—HREEREBERESIR-_FTX
F+A—HB - ZZE-_+F—H—
AT ttFEtHA—BEE
5% 5% N90% - 8 —F —PF
+tA—HB ZEEMEHS5%H
BRAIS% BREBERANESFNES
BEAE—FR-_FT-_FHA
THEEBBRE  REEXRSD
HBAREOICETHEEER
FAEABD RN Tzzitﬂ—
B - —ZZ2=ZWF+tA—H "
—RF+HA— E&fi_/\i‘t
—EME}&‘IO% ~10% ~ 10% &
70% - B-_ZE - RF+HHA—Hi
EMEAMERHIS5% FAEE1%

RZBEZ=F—F EM+ESE
BEERAG (EMFE]) R E
AHABTZE-_=—FEFE BT
HEE XeBBEAARE
1,500,000,0007T * BE=F &
HMNEAETF41% AP EER
BEKERNBERAGIREEE
TR E S B AR FBER o

RZZE-_Z=ZFNA EFHPER
FEARABT S -_=FEE=
HHBERE AR EAARK
700,000,000 7T ' BEA=F - ZE
MNEEGELI28% BT EEH

BEKERNBERAGIRREE
TR ET R IREBER o

RZZEZARF—A EMFER
FRARBEIT S NFEE—
HHBERE AR EAARK
1,500,000,0007T - BEAF + E
HHNEAETFA42% AP EER
BEKRERNBERAGIRREE
TR ET E EIREBER o
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NOTES TO THE INTERIM CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

FRHARS R 4R &

30 June 2026 —E—"FAA=+H

B IR M

14. SENIOR NOTES AND DOMESTIC BONDS 14.

(Continued)

(b) Domestic Bonds (Continued)

In July 2026, Xiamen Zhongjun publicly issued the second
tranche of 2026 medium-term notes in the PRC, with an
aggregate principal amount of RMB693,000,000 for a
term of five years and a coupon rate of 3.6% per annum,
which are fully guaranteed by China Bond Insurance Co.,
Ltd. 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 approximately
RMB2,912,633,000 (31 December 2025: RMB3,004,667,000).

The fair values of the Senior Notes and the domestic bonds are
based on price quotations from financial institutions at the

reporting date.

BEAERNMBENES#®)

(b) BERES @)

RZZE-_ARFLtH EMTER
‘:F'! F‘?ﬁ%f'}_%ﬁ_/\irﬁ%:
HABER AR EAARK
693,000,0007T ' AHIAF FE
AR ABFFE36% hhEEHE
EREBRNBERAGBRBEEZET
AHEETETRELER -

RBER  BEAZBERBEAESFHD
nEBH B AR 2912,633,0007C
—E-_RAF+-A=+—H: AR¥
3,004,667,0007T) °

BEZRBIRABESFHN AN EIRER
TANSHMBBZREME

15. SHARE CAPITAL 15. Ix A
Shares &)
30 June 31 December
2026 2025
—EBoNE —E-RF
~NAB=+H +=-ZA=+—H
(Unaudited) (Audited)
(REERZ) (rE:z)
HK$ HK$
BT BT
Authorised: ETE

10,000,000,000 ordinary
shares of HK$0.10 each

FREE0.10/BTTH)
10,000,000,000 i % 8 %

1,000,000,000 1,000,000,000

Issued and fully paid:

4,222,986,126 (31 December 2025:
4,222,986,126) ordinary shares of

HK$0.10 each

BETRERE
BREME.10ETLH
4,222,986,126 %
—E-RFtZA=1—
4,222,986,126 1%) EiE %

422,298,613 422,298,613

Equivalent to RMB’'000

HERARETT

365,138 365,138
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NOTES TO THE INTERIM CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

B BR AR B S R AR BT

16. DISPOSALS OF SUBSIDIARIES 1
Six months ended 30 June 2025
Details of the net assets of the subsidiaries disposed by the

Group during the six months ended 30 June 2025 and the
financial impacts were as follows:

30 June 2026 —E - "FAA=1+H
6. HENEB AR A

ETE-RFEARNA=THLER
1@ A

%I—? ﬂfﬁ/\ﬂ +E|JJ:/\1.H
AEBHEMBRARNEEFEREM
BREZHBOT

Notes RMB’000
B 5 AR®TR
Net assets disposed of: FrtE&EFE
Property and equipment L EYS &Y 148
Completed properties held for sale BEREEEXYWE 823,676
Prepaid income tax AR 18,492
Trade receivables B 5 W GRIA 3,179
Other current assets Hit R & &= 4,470
Cash and cash equivalents RekBEeFEY 6,700
Trade and bills payables B RN FIEREE (114,335)
Other current liabilities HEHMrsasE (235,442)
Interest-bearing bank borrowing FTEIRITER (56,800)
Tax payable FETHEIE (30,274)
419,814
Gain on disposals of subsidiaries, net HEME A R/ F 5 4,6 7,650
Total consideration REBRE 427,464
Satisfied by: LA 31 75 20 IER
Cash consideration received EWEmHIESRE 355,642
Cash consideration receivables REREMEBGK 24,103
Non-cash consideration net-off B H {h fE 5 SRET Y
by other payables FEENRE 47,719
427,464
An analysis of the net cash inflows of cash and cash equivalents BREEHBATINES RELZEY

in respect of the disposals of subsidiaries is as follows:

&
MAFREODTAT

RMB’000

ARBT

Cash and cash equivalents disposed of FTEERSMEEEEY (6,700)

Cash consideration received EEEeNKE 355,642
Net inflows of cash and cash equivalents BRHENBE AR R

in respect of the disposals of subsidiaries REZEMRNFE 348,942
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NOTES TO THE INTERIM CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

B B AR S B A R AR I AT

30 June 2026 —ZE— NFRNA=1H
17. FINANCIAL GUARANTEES B IS E R

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

AEEY BERERFEEAERRAE
EERE WBEFRARZEAHREE
BE(EREEER]) BERVTER
THEREERRARTEENEE
B -BHEEERBEERGHRS
RRATE ReBREAREEREA
PELEEERNEMRBERAEERE
HEEBAKRRNEIMEE - T HER

expects to receive from the debtor. The amount initially CREEVBERVLERNALE -
recognised represents the fair value at initial recognition of the

financial guarantees.

(@) At the end of the reporting period, the Group had @ RBEHR TXEBFEHBER
financial guarantees which are not provided for in these RRARKEEZPAGRLESE
unaudited interim condensed consolidated financial BREANBEOT -

statements as follows:

30 June 31 December

2026 2025
—EoARE —E-RF
ANAB=+H +t—A=+—H
(Unaudited) (Audited)
(REEZX) (J&&EZ)
RMB’000 RMB’'000
AR®T R ARBTT
Guarantees in respect of mortgage MAEEETYWEERN
facilities provided for certain RIBEFIRHENER (M)
purchasers of the Group’s
properties (notes) 24,737,556 25,528,163
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NOTES TO THE INTERIM CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

I HR R AR S B A SRR B A

30 June 2026 —E - "FAA=1+H

17. A AR ()

17. FINANCIAL GUARANTEES (Continued)

(a) (Continued)

Notes:

(0]

(ii)

As at 30 June 2026, 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.

(@ #)

(i)

RZEZARFXNA=Z+TH &&E
ERETRORAKREE TWE
ERMRIBERTHME L MR
BERIRHEER - RIEBERER
Mz EE RN EREEATERIZ
BRZ AEBENKR TABEE
s ERBEAEREERER
BITHRENIRBASERZRT
B A RS -

RE AL HEMEDER
FTRITERZBERNER  —
BEFBREZBMNK  RITER
EEERE WEBAMMBERE
hEEN T E D DR EER -
EWMEREMSIRTRIAEN
P& RIRIS AR £ E R R 578 A
REIF - AEEAREERTIRT ©

AEEMERPER THEBIZSE
EXREHREREREHEME
ERERGER MEMEMA
BEBERERGBAEARYER
—EMFNRAIRGE -

BEARAESERAEE LR
HHBERT  HEMENTESR
FERNENMERIZBASE
R REFE AR E K - Mz F
REOAFRELIFER - Et - W
RARBEZTHERASS M TR
RAOMZEERIELERE -
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NOTES TO THE INTERIM CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

B B AR S B A R AR I AT

30 June 2026 —E—RERNA=1H
17. FINANCIAL GUARANTEES (continued)
(@) (Continued)
In addition, the Group’s share of the joint ventures’ and

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

BT ISR ()

@ ()
AN - R EE S A D B R
BATIA S MBS ER GERAA
EX)mT

30 June 31 December

2026 2025
TEDXRE —T_hF
RA=tH +t=ZH=+—H
(Unaudited) (Audited)
(RBEX) (&EZ)
RMB’000 RMB’000

AR®TR ARETT

Guarantees in respect of mortgage BEEEWNEIPNE N
facilities provided for certain %%E%E’J&Tﬁﬁm
purchasers of the joint ventures’ FTIR 1R

and associates’ properties

q:

2,003,485 2,093,214

(b) At the end of the reporting period, financial guarantees
given to banks in connection with loan facilities granted
to joint ventures and associates not provided for in these
unaudited interim condensed consolidated financial
statements are as follows:

(o) MBEHMKR ITERREEZF
HERHGEEMBERIBEFEREER
RITIRTELRBARBERAE
FRERENMHEERDT

30 June 31 December

2026 2025
—EBDXRE —ET-RF
ANAB=+H +=—A=+—H
(Unaudited) (Audited)
(REEE®X) (&%)
RMB’000 RMB’000

AR®TR ARBTT

Guarantees given to banks in HETELERRIRBEARZ
connection with loan facilities BER@mEmG TIRITZ
granted to joint ventures and ER
associates 955,331 910,621

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

B BR AR B S R AR BT

30 June 2026 —E - "FAA=1+H

18. COMMITMENTS 18. HIE
The Group had the following contractual commitments at the REBERIREBRAER AT EEHRLAIE -
end of the reporting period:
30 June 31 December
2026 2025
TEBDXRE i
AA=t+H +=ZA=1+—8
(Unaudited) (Audited)
(RE&EZ) (&EZ)
RMB’'000 RMB'000
ARET ARBTT
Capital expenditure for properties TERERNMNERPIER
under development and FEPIREYER
construction of investment BEAMRX
properties in Chinese Mainland 14,893,735 15,383,969
In addition, the Group’s share of the joint ventures’ and gtoh - REB S HEE AT RBE QT
associates’ own contractual commitments, which are not IR E B 2 A AYE (MR A ZPrit)
included in the above, is as follows: A
30 June 31 December
2026 2025
—E-NRE —E-RF
ANA=+H +t=-—A=+—H
(Unaudited) (Audited)
(REEZR) (Je&EZ)
RMB’000 RMB'000
ARMT T ARBTTT
Capital expenditure for joint ventures’ AE QR REE QAT
and associates’ properties under FERERPYER
development and construction of FEPIREYER
investment properties EARMRS
in Chinese Mainland 513,561 630,662
China SCE Group Holdings Limited / Interim Report 2026 71

PREBZRERAE / —TRFHEBERE



NOTES TO THE INTERIM CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

REAR R AR S B R R M AL

30 June 2026 —E—"FAA=+H

19. PLEDGE OF ASSETS 19. BEEH
At the end of the reporting period, the following assets of the REBEBRR AEEFATEEER -
Group were pledged to secure certain bank and other LERERTAEENE TRITREME
borrowings and domestic bonds granted to the Group: KEFEAES

30 June 31 December

2026 2025
—ERE —E-RF
~B=+H +=ZA=+—H

(Unaudited) (Audited)
(REEX) (e 2E=%)
RMB’000 RMB’000

AR®TR ARBTTT

Property and equipment L E Y& 456,550 463,771
Investment properties REME 14,575,550 15,310,000
Properties under development BRPYE 21,129,511 25,131,148
Completed properties held for sale BIEHEEEMYE 1,263,124 758,000
Total 5 37,424,735 41,662,919
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NOTES TO THE INTERIM CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

I HR R AR S B A SRR B A

20. RELATED PARTY TRANSACTIONS

(a)

The Group had the following transactions with related

parties during the period:

30 June 2026 —E - "FAA=1+H

20. BAEE A X 5

(a)

YEIAR . AEBEBEE I ANUT

) &

Six months ended 30 June

BEANA=tHLAEA

2026 2025
ZB-ARE T AF
(Unaudited) (Unaudited)
(REEZ) (REER)
Notes RMB’'000 RMB'000
Bt 5 ARBFTR ARBTE
Property rental income from KB ERKGEESA R
companies controlled by ok PN
the Wong Family (i) 309 2,125
Property management fees KB ERKGEE AR
received from companies BMEERE
controlled by the Wong Family (i) 440 440
Advisory and operational service - F & 5t A AT Il A &)
fees paid to companies BAREERBE
controlled by Mr. Wong (i) - 3,212
Project management income KBS SN A REERRH
received from joint ventures HAEBERA
and associates (ii) 3,120 75,439
Notes: B3 -
(i) The transactions were based on terms mutually agreed FZEZTSHEREREER M

between the Group and the related parties.

(ii) The project management income was charged with reference
to the contracted sales amount and certain costs incurred on

property development projects.

75 K RHE

HEEBWAT2RYEHEREA
BMARBESRLE TRAE
EMETE -
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NOTES TO THE INTERIM CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

FRHARS R 4R &

30 June 2026 —E—"FAA=+H

B IR M

20. RELATED PARTY TRANSACTIONS (continued)

(b) Compensation of key management personnel of the
Group:

20. @Bt H R 5 (#)

b) AEBTIZEEASHNME :

Six months ended 30 June
BEAA=+tHLEAREA

2026 2025
—E-RFE ZZTZhF
(Unaudited) (Unaudited)
(RBEZ) (REEER)
RMB’000 RMB’000
ARBTRT ARBTET

Short term employee benefits HHEERA 2,733 3,471
Post-employment benefits HERERERET 101 102
Total compensation paid to key TNTEEEBABZ

management personnel [ EarcE: 2,834 3,573

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

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 2026 and 31 December 2025 were
assessed to be insignificant.
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EERR AREXTEEEAER
THEARRBIMES -

T ERTAENARERAT

HEMR

AEEeRMTA(RAREFEARE
Bt AR EREERBLERERE
NEFRIN NEEESEGEEELAR
BRE -

ETERITREMEFIERE LA AR
BEEBABUGKR  EERBRESKT
?'l%ﬂﬁ@lﬂ}ﬁfﬁﬁq—ﬁ AR S S
HAKREREFAHE - AEER-T
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=+ —BHEBFHERITREMEROT
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21. FAIR VALUE AND FAIR VALUE HIERARCHY 2

NOTES TO THE INTERIM CONDENSED

OF FINANCIAL INSTRUMENTS (continued)

The fair values of unlisted equity investments as at 30 June 2026

and 31 December 2025 are based on price quotation from the

respective fund manager.

Fair value hierarchy

The following tables illustrate the fair value measurement

hierarchy of the Group’s financial instruments:

Assets measured at fair value:

As at 30 June 2026

CONSOLIDATED FlNANCIAL STATEMENTS
REARG B4R S

B ER R MR

30 June 2026 —E - "FAA=1+H

TRITEMNARBLEAR
BIE Rk &)

.

K:E:T$THZ+E&:;:£$
+ZA=F+—H FELTEZEEND
ﬁﬁuﬁ%%ﬁmﬁﬁﬁﬁgﬁ
DNREBR

=
s
E‘t
il

TERHEARNEES BT ANORS
AR

BAREAENEE:

R-ZBEZAXFEXNA=1+H

Fair value measurement using

AREFEREA

Quoted prices Significant Significant

in active observable unobservable

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

REER EXTBE EATUEE

TERE BABE BABE
(B—-&) (B=4) (B=4) @t
(Unaudited) (Unaudited) (Unaudited) (Unaudited)
(RBER) (RBER) (RBER) (RBER)
RMB'000 RMB'000 RMB'000 RMB'000
ARBTR ARBTR AR¥TFR AR¥F R

Financial assets at fair value BAREFEREEDA

through profit or loss BamepiE - - 109,130 109,130
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NOTES TO THE INTERIM CONDENSED
CONSOLIDATED FINANCIAL STATEMENTS

FRHARS R 4R &

30 June 2026 —E—"FAA=+H

B IR M

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

Fair value hierarchy (Continued)

As at 31 December 2025

DREER

R-EBE-_HEF+=-A=+—H

Fair value measurement using

AR EFERER

Quoted prices Significant Significant
in active observable  unobservable
market inputs inputs
(Level 1) (Level 2) (Level 3) Total
RER  EXTHEE BATITEER
miEwE BAHE AR
(B—&) (=) (E=4) @t
(Unaudited) (Unaudited) (Unaudited) (Unaudited)
(REEER) (REER) (REEER) (REEER)
RMB'000 RMB'000 RMB'000 RMB'000
ARBETT ARETT ARETT AREFT
Financial assets at fair value BANEFEREEDHA
through profit or loss BRNEREE - - 113,377 113,377
During the period, there were no transfer of fair value AN eMEEMERBEANETE

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
CONDENSED CONSOLIDATED FINANCIAL

STATEMENTS

These unaudited interim condensed consolidated financial
statements were approved by the Board on 27 August 2026.
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