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INTERIM RESULTS ANNOUNCEMENT
FOR THE SIX MONTHS ENDED 30 JUNE 2012

FINANCIAL HIGHLIGHTS
Six months ended 30 June
2012 2011

(Unaudited) (Unaudited) Increase/(decrease)

RMB’ 000 RMB’ 000 %

Revenue 836,470 105,159 695
Gross profit 357,544 54,324 558
Profit/(loss) for the period 298,555 (124,342) N/A
Profit/(loss) attributable to owners of the parent 199,849 (103,493) N/A
Basic earnings/(loss) per share (RMB: cents) 7.0 (3.6) N/A




The board (the “Board”) of directors (the “Directors”) of China SCE Property Holdings Limited (the “Company”) is pleased to announce
the unaudited consolidated interim results of the Company and its subsidiaries (collectively, the “Group”) for the six months ended 30
June 2012, together with the comparative figures for the corresponding period in 2011.

CONSOLIDATED STATEMENT OF COMPREHENSIVE INCOME
For the six months ended 30 June 2012

Six months ended 30 June

Notes 2012 2011
(Unaudited) (Unaudited)
RMB’ 000 RMB’ 000
REVENUE 4 836,470 105,159
Cost of sales (478,926) (50,835)
Gross profit 357,544 54,324
Other income and gains 4 25,560 40,095
Changes in fair value of investment properties 264,346 93,192
Selling and marketing expenses (31,211) (74,081)
Administrative expenses (114,670) (92,047)
Finance costs 5 (33,464) (86,955)
Exchange differences arising from retranslation of senior notes, net 6 2,546 (46,450
Share of profits and losses of:
Jointly-controlled entities (2,854) (2,590)
Associates (5,512) (2,124)
PROFIT/(LOSS) BEFORE TAX 6 462,285 (116,636)
Income tax expense 7 (163,730) (7,706)
PROFIT/(LOSS) FOR THE PERIOD 298,555 (124,342
OTHER COMPREHENSIVE INCOME/(LOSS):
Cash flow hedges:
Changes in fair value of derivative financial instruments (97,923) —
Reclassification adjustments for exchange gains included
in the profit or loss of the statement of comprehensive income 17,020 —
(80,903) —
Share of other comprehensive income/(loss) of jointly-controlled entities (755) 2,116
Share of other comprehensive income/(loss) of associates (2,118) 3,501
Exchange differences arising from net investment hedge in foreign operations 1,042 —
Exchange differences on translation of foreign operations (21,078) (6,426)
OTHER COMPREHENSIVE LOSS FOR THE PERIOD (103,812) (809)
TOTAL COMPREHENSIVE INCOME/(LOSS) FOR THE PERIOD 194,743 (125,151)
Profit/(loss) attributable to:
Owners of the parent 199,849 (103,499)
Non-controlling interests 98,706 (20,849)
298,555 (124,342




Six months ended 30 June

Note 2012 2011
(Unaudited) (Unaudited)
RMB’ 000 RMB’ 000
Total comprehensive income/(loss) attributable to:
Owners of the parent 99,689 (118,203
Non-controlling interests 95,054 (6,948)
194,743 (125,151)
EARNINGS/(LOSS) PER SHARE ATTRIBUTABLE TO
ORDINARY EQUITY HOLDERS OF THE PARENT 9
Basic and diluted RMB?7.0 cents RMB(3.6) cents

Details of the dividend for the period are disclosed in note 8 to this results announcement.



CONSOLIDATED STATEMENT OF FINANCIAL POSITION
30 June 2012

30 June 31 December

Notes 2012 2011
(Unaudited) (Audited)
RMB’ 000 RMB’ 000

NON-CURRENT ASSETS
Property and equipment 153,534 159,973
Investment properties 2,469,000 1,855,000
Prepaid land lease payments 2,612,568 2,910,310
Intangible asset 4,402 4,486
Properties under development 1,012,045 899,644
Contract in progress 300,445 279,864
Investments in jointly-controlled entities 446,537 284,683
Investments in associates 18,815 24,900
Prepayments and deposits 497,209 567,209
Deferred tax assets 103,636 241,192
Total non-current assets 7,618,191 7,227,261
CURRENT ASSETS
Properties under development 5,119,308 4,450,136
Completed properties held for sale 777,878 606,079
Trade receivables 10 37,456 172,368
Prepayments, deposits and other receivables 367,576 305,943
Due from related parties 356,649 410,893
Tax recoverable 80,447 33,832
Restricted cash 286,126 191,884
Pledged deposits 164,000 —
Cash and cash equivalents 1,045,691 1,887,478
Total current assets 8,235,131 8,058,613
CURRENT LIABILITIES
Trade payables 11 485,562 788,588
Receipts in advance 1,967,556 1,473,005
Other payables and accruals 680,612 759,802
Interest-bearing bank and other borrowings 1,715,816 1,406,736
Due to related parties 97,367 81,124
Tax payable 717,721 913,569
Total current liabilities 5,664,634 5,422,824
NET CURRENT ASSETS 2,570,497 2,635,789




30 June

31 December

2012 2011
(Unaudited) (Audited)

RMB’000 RMB'’ 000
NET CURRENT ASSETS 2,570,497 2,635,789
TOTAL ASSETS LESS CURRENT LIABILITIES 10,188,688 9,863,050
NON-CURRENT LIABILITIES
Other payables 15,000 15,000
Interest-bearing bank and other borrowings 1,672,000 1,720,197
Senior notes 1,958,398 1,953,506
Derivative financial instruments 97,923 —
Deferred tax liabilities 271,603 243,606
Provision for major overhauls 14,108 11,834
Total non-current liabilities 4,029,032 3,944,143
Net assets 6,159,656 5,918,907
EQUITY
Equity attributable to owners of the parent
Issued capital 250,683 250,683
Reserves 4,079,006 4,071,811

4,329,689 4,322,494
Non-controlling interests 1,829,967 1,596,413
Total equity 6,159,656 5,918,907




Notes:

1. BASIS OF PREPARATION

The Company was 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 “Hong Kong Stock Exchange”). The principal activities of the
Group are described in note 3 below.

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

The unaudited interim condensed consolidated financial statements do not include all the information and disclosures required
in the annual financial statements, and should be read in conjunction with the Group’s annual financial statements for the year
ended 31 December 2011.

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 financial statements for the year ended 31
December 2011, which have been prepared in accordance with Hong Kong Financial Reporting Standards (“HKFRSs”) (which
include all Hong Kong Financial Reporting Standards, HKASs and Interpretations) issued by the HKICPA, accounting principles
generally accepted in Hong Kong and the disclosures requirements of the Hong Kong Companies Ordinance, except for the
adoption of the new and revised HKFRSs as disclosed in note 2 below.

These unaudited interim condensed consolidated financial statements have been prepared under the historical cost convention,
except for investment properties and derivative financial instruments, 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.

2. CHANGES IN ACCOUNTING POLICIES AND DISCLOSURES

The Group has adopted the following new and revised HKFRSs for the first time for the current period’s unaudited interim
condensed consolidated financial statements.

HKFRS 1 Amendments Amendments to HKFRS 1 First-time Adoption of Hong Kong Financial Reporting Standards
- Severe Hyperinflation and Removal of Fixed Dates for First-time Adopters

HKFRS 7 Amendments Amendments to HKFRS 7 Financial Instruments. Disclosures — Transfers of Financial Assets
HKAS 12 Amendments Amendments to HKAS 12 Income Taxes — Deferred Tax: Recovery of Underlying Assets

Other than as further explained below regarding the impact of HKAS 12 Amendments, the adoption of the new and revised
HKFRSs has had no significant financial effect on these unaudited interim condensed consolidated financial statements and
there have been no significant changes to the accounting policies applied in these unaudited interim condensed consolidated
financial statements.



The principal effects of adopting HKAS 12 Amendments - Amendments to HKAS 12 Income Taxes - Deferred Tax: Recovery of

Underlying Assets are as follows:

These amendments to HKAS 12 include a rebuttable presumption that the carrying amount of investment property measured
using the fair value model in HKAS 40 will be recovered through sale and, accordingly, that any related deferred tax should be
measured on a sale basis. The presumption is rebutted if the investment property is depreciable and it is held within a business
model whose objective is to consume substantially all of the economic benefits in the investment property over time, rather than
through sale.

The Group has investment properties measured at fair value and all such investment properties are held with the objective to
consume substantially all of their economic benefits over time, rather than through sale. Accordingly, the Group continues to
measure deferred tax liabilities arising from the fair value changes of their investment properties using tax rate that would apply
on recovery of the assets through use. Therefore the adoption of the amendment has no impact on the financial statement of
the Group.

The Group has not early adopted any standard, interpretation or amendment that has been issued but is not yet effective.

SEGMENT INFORMATION

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

results and assets are less than 10% of the consolidated revenue, consolidated profit and consolidated assets of the Group.
The Group’s revenue from external customers from each product or service is set out in note 4 below.

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.



REVENUE, OTHER INCOME AND GAINS

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

Six months ended 30 June

2012 2011
(Unaudited) (Unaudited)
RMB’000 RMB'’ 000
Revenue
Sale of properties 791,507 59,246
Gross rental income 26,038 30,401
Property management fees 18,925 15,512
836,470 105,159
Other income and gains
Bank interest income 19,722 25,838
Foreign exchange gains, net — 9,100
Others 5,838 5,157
25,560 40,095

FINANCE COSTS

An analysis of finance costs is as follows:

Six months ended 30 June

2012 2011
(Unaudited) (Unaudited)
RMB’ 000 RMB’ 000

Interest on bank and other borrowings and senior notes
wholly repayable within five years 229,584 193,433
Interest on bank and other borrowings repayable beyond five years 336 1,218

Increase in a discounted amount of provision for

major overhauls arising from the passage of time 266 172
Unrealised loss on derivative financial instruments 4,176 —
Total interest expense on financial liabilities not at fair value through profit or loss 234,362 194,823
Less: Interest capitalised (200,898) (107,868)
33,464 86,955




PROFIT/(LOSS) BEFORE TAX

The Group’s profit/(loss) before tax is arrived at after charging/(crediting):

Six months ended 30 June

2012 2011

(Unaudited) (Unaudited)

RMB’ 000 RMB’ 000

Cost of properties sold 459,839 39,580

Cost of services provided 19,003 11,255

Depreciation 7,734 7,093

Amortisation of land lease payments 25,945 20,040

Amortisation of an intangible asset 84 74
Employee benefit expense (including Directors’ remuneration):

Salaries and other staff costs 43,551 39,294

Pension scheme contributions 6,261 5,078

Less: Amount capitalised (18,004) (13,848)

31,808 30,524

Write-off of items of property and equipment 4,259 768

Gain on disposal of items of property and equipment — (239)

Exchange differences arising from retranslation of senior notes (20,608) 46,450

Less: Amount recognised in other comprehensive

income as a result of net investment hedge 1,042 —

Less: Reclassification from hedging reserve as a result of cash flow hedges 17,020 —

Net exchange differences arising from retranslation of senior notes (2,546) 46,450

Other foreign exchange differences, net 1,563 (9,100)

Exchange differences, net (983) 37,350




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 2011: Nil). Taxes on profits assessable in Mainland China have been

calculated at the rates of tax prevailing in the cities in which the Group’s subsidiaries operate.

Six months ended 30 June

2012 2011
(Unaudited) (Unaudited)
RMB’ 000 RMB’ 000
Group:

Current charge/(credit) for the period:
PRC corporate income tax (22,140) 77,505
PRC land appreciation tax 49,414 1,448
27,274 78,953
Deferred tax 136,456 (71,247)
Total tax charge for the period 163,730 7,706

During the six months ended 30 June 2012, the share of tax credit attributable to jointly-controlled entities amounting to
RMB899,000 (six months ended 30 June 2011: RMB683,000) and the share of tax credit attributable to associates amounting
to RMB1,307,000 (six months ended 30 June 2011: tax charge of RMB31,000) are included in “Share of profits and losses of
jointly-controlled entities and associates” in profit or loss of the consolidated statement of comprehensive income.

DIVIDENDS

A final dividend of HK4 cents per ordinary share amounting to RMB92,494,000 for the year ended 31 December 2011 was paid
on 25 May 2012 by the Company.

The Directors do not recommend the payment of any interim dividend for the six months ended 30 June 2012 (six months

ended 30 June 2011: Nil).

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

The calculation of the basic earnings/(loss) per share amount is based on the profit/(loss) for the period attributable to owners
of the parent, and the weighted average number of ordinary shares of 2,853,200,000 (six months ended 30 June 2011:
2,853,200,000) in issue during the period.

No adjustment has been made to the basic earnings/(loss) per share amounts presented for the six months ended 30 June
2012 and 2011 in respect of a dilution as the Group had no potentially dilutive ordinary shares in issue during those periods.
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10. TRADE RECEIVABLES

11.

The Group’s trade receivables arise from the sale of properties, leasing of investment properties and provision of property

management services.

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

customers.

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

receivables are non-interest-bearing.

The aged analysis of the trade receivables that are not considered to be impaired as at the end of the reporting period is as

follows:

30 June 31 December
2012 2011
(Unaudited) (Audited)
RMB’000 RMB'’ 000
Neither past due nor impaired 23,785 159,644
1to 6 months past due 11,168 8,518
7 to 12 months past due 759 2,193
Over 1 year past due 1,744 2,013
37,456 172,368

TRADE PAYABLES

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

30 June 31 December

2012 2011
(Unaudited) (Audited)

RMB’ 000 RMB’ 000

Within 1 year 471,897 772,566
Over 1 year 13,665 16,022
485,562 788,588

The trade payables are non-interest-bearing and repayable within the normal operating cycle or on demand.
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Management Discussion and Analysis

MARKET REVIEW

In order to facilitate property prices to return to a more reasonable level, the central government insists on strengthening macro-control
on the real estate sector. In the meantime, it has implemented the policy of “both protection and suppression” which emphasizes both
protecting the reasonable demand for housing and curbing the demands of investment and speculation. In the first quarter of 2012,
the real estate market in Mainland China continued to experience adjustments and developers carefully adjusted their development
pace. The growth of the development and investment in the real estate market in the PRC declined as a result. The transaction prices
for commodity housing in major cities in the PRC were once at a lower level, with the trading volume also recording a steep decline. In
order to revive the weak economy, the central bank lowered the reserve requirement ratio in February and May this year, which could,
to a certain extent, ease the tight credit market. Meanwhile, the central bank also lowered the lending and deposit benchmark interest
rates for two consecutive times in June and July this year, respectively, which reduced the purchasing costs for the purchasers. In
addition, certain developers also moderately lowered the property sales prices in the first half of the year. Objectively, the reasons
above have released the rigid demand for the property market, which was suppressed for a long time. Thus, the real estate trading

volume has picked up rapidly since the second quarter this year.

During the reporting period, the Group timely adjusted its own development pace in accordance with the development trend of the real
estate industry, achieving good operating results. We will have an overall review on the Group’s business and financial situation during
the period as follows.

BUSINESS REVIEW

For the six months ended 30 June 2012, the Group recorded a revenue of approximately RMB836 million and a gross profit of
approximately RMB358 million, representing an increase of 7.0 times and 5.6 times respectively over the corresponding period in
2011. Profit/loss attributable to the owners of the parent changed from a loss of approximately RMB103,493,000 in the first half of
2011 to a profit of approximately RMB199,849,000 in the first half of 2012. For the six months ended 30 June 2012, the Group sold
and delivered 94,228 sqg.m. of property sales area, which increased by 13.0 times from 6,710 sg.m. in the corresponding period in
2011. Our recognized revenue from property sales increased by 12.4 times to approximately RMB791,507,000 from approximately
RMB59,246,000 in the corresponding period in 2011.

During the reporting period, in order to accelerate the recovery of funds and increase the cash flow, the Group made efforts in many
aspects. The Group adopted a flexible marketing strategy to stimulate transaction volume and accelerate the recovery of funds. In
respect of project development, the Group reduced the number of projects under construction so as to cut capital expenditure, and in
the meantime, speeded up the development cycle of existing projects. In addition, the Group has made continuous efforts to financing
and has achieved effective results. In July, subsequent to the reporting period, the Group had successfully secured a HK$400 million
syndicated loan in Hong Kong. This is again an important financing achievement that the Group has obtained following the issuance
of RMB2 billion five-year synthetic bonds overseas in early 2011. This not only further strengthened the Group’s financial position, but

also enhanced the Group’s competitiveness in aspects such as land acquisition.
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For the six months ended 30 June 2012, the Group’s contract sales area decreased by approximately 27.8% from that of the
corresponding period last year to 242,688 sq.m. Contract sales amount decreased by approximately 27.5% from that of the
corresponding period last year to approximately RMB2.066 billion. Despite the decrease, as at 30 June 2012, the Group accomplished
over 50% of the annual pre-sale target. In respect of property development, as at 30 June 2012, the Group, together with its jointly-
controlled entities and associates, owned a total of 11 projects under construction, with a total of planned gross floor area (the “GFA”)

of approximately 1.77 million sg.m. Details of the projects under construction are as follows:

Interest
Attributable to Total Planned
Name of Project City Type of Property the Company GFA
(%) (sq.m.)
Fortune Plaza ¢ Royal Terrace Quanzhou High-rise and low-density 58 202,129
residential
Fortune Plaza ¢ World City Quanzhou Commercial 58 317,036
Sapphire Peninsula Quanzhou Residential and commercial 100 267,676
Purple Lake International Golf Villa Phase 1  Quanzhou Low-density residential 49 62,217
Sunshine Mansion Quanzhou Residential and commercial 80 300,641
Part A of Gold Coast Phase 1 Quanzhou Residential and commercial 45 160,792
The Regent Xiamen High-rise and low-density 60 66,084
residential
Sunshine City Xiamen Residential and commercial 95 143,000
Sapphire Boomtown Phase 1 Zhangzhou Residential and commercial 100 20,895
Sapphire Villa Phase 1 Tangshan Low-density residential 100 64,911
Royal Spring City ® Spring Villa Anshan Residential and commercial 70 168,729
Total 1,774,110

During the reporting period, the Group acquired a parcel of residential land located in the Wuyuan Bay Zone, Xiamen, with a
total planned GFA of land bank of approximately 90,000 sg.m. As at 30 June 2012, the Group, together with its jointly-controlled
entities and associates, owned a total planned GFA of land bank of approximately 7.98 million sg.m. (the attributable portion was
approximately 5.52 million sg.m.), including a total planned GFA of approximately 0.42 million sg.m. for which a framework agreement
had been entered into but public tender procedures had not been completed. It is believed that the existing land bank will satisfy
the Group’s development needs in the next four to five years. Approximately 64% of the Group’s land bank was located in the West
Taiwan Strait Economic Zone, approximately 31% was located in the Bohai Rim Economic Zone, and the remaining 5% was located in

Shenzhen of Pearl River Delta Economic Zone.
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OUTLOOK

Due to the indirect impact brought about by the slowdown of the global economic recovery and the continued contagion of the
European debt crisis, we expect that the PRC government will implement further measures to boost the economy and that lower
banks’ reserve requirement ratio and lending and deposit interest rates remain probable. Moreover, the central government, while
implementing stringent control over the real estate market, has reiterated a number of times that it will support reasonable household
purchases of flats by launching differentiated credit and tax policies to ensure that first-time home buyers’ loan requirements are put on
priority and can be met. In the meantime, some measures such as adjustments to the mortgage rates for first-time home buyers have
been gradually implemented. It seems that the fine-tuned policies that support rigid demand for housing by some local governments
are being allowed. The gradual upward trend of the trading volume of commodity housing seen since the second quarter of 2012
leads us to believe that the rigid demand for housing is tremendous and is gradually being released thanks to favourable policies. We
expect that the steady trading volume of commodity housing in the second quarter will continue in the second half of 2012.

The Group will launch four new property projects in the second half of 2012, namely Sunshine City in Xiamen, Fortune Plaza - World
City, Sunshine Mansion Phase 2 and the high-rise portion of Gold Coast Phase 1 in Quanzhou. These projects are either those located
in the cities that are not subject to the “Housing Purchase Restriction Policy” or those fitting the needs of young first-time home
buyers, thus strong market demand is expected. We therefore believe that the Group will be subject to relatively less impact of the
macroeconomic control.

In the second half of 2012, the Group will continue to move forward its various projects under construction. It is expected that three
new projects will be added to the projects under construction list, namely the Prestige in Xiamen, International Finance Center Phase 1
and Part B of Gold Coast Phase 1 in Quanzhou.

We will continue to expand our land bank in a prudent manner and replenish our land bank as and when appropriate. Coverage-
wise, the West Taiwan Strait Economic Zone will remain as our focus of development. In the meantime, a sound financial strategy will
also be one of the key areas requiring the Group’s continuous efforts. The Group will continue to pursue its principle of reasonable
utilization of its available financial resources to provide financial support for business expansion while maintaining our net gearing ratio
at a healthy level.

In conclusion, for the second half of 2012, the Group will keep abreast of the latest development of the industry and make timely and
necessary adjustments to its operating strategy in a bid to achieve our objectives of the year. Guided by our principle of pursuit of

quality and a sound financial strategy, we are very confident about the future growth of the Group.
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FINANCIAL REVIEW

Revenue
The revenue of the Group mainly includes sale of properties, rental income and property management fees.

Revenue for the six months ended 30 June 2012 amounted to approximately RMB836,470,000, representing an increase of 7.0 times
from RMB105,159,000 in the corresponding period in 2011. This was due to the significant increase in income from sale of properties
during the period.

Sale of properties

For the six months ended 30 June 2012, revenue from property sales amounted to approximately RMB791,507,000, representing
a significant increase of 12.4 times from approximately RMB59,246,000 recorded in the corresponding period in 2011. This was
attributable to the increase in delivered area from 6,710 sg.m. in the first half of 2011 to 94,228 sg.m. in the first half of 2012. The
average selling price decreased from RMB8,830 per sg.m. for the first half of 2011 to RMB8,400 per sg.m. for the period under

review.

Rental income

For the six months ended 30 June 2012, rental income amounted to approximately RMB26,038,000, representing a decrease of
approximately 14% from approximately RMB30,401,000 recorded in the corresponding period in 2011.

Property management fees

For the six months ended 30 June 2012, property management fees amounted to approximately RMB18,925,000, representing an
increase of approximately 22% from approximately RMB15,512,000 recorded in the corresponding period in 2011. This was mainly
attributable to the increase in the number and floor area of properties under management.

Cost of sales

Cost of sales increased by 8.4 times from approximately RMB50,835,000 in the first half of 2011 to approximately RMB478,926,000

in the first half of 2012. Such increase was attributable to the increase in delivered area in the period under review.

Gross profit

Gross profit increased by 5.6 times from approximately RMB54,324,000 in the first half of 2011 to approximately RMB357,544,000
in the first half of 2012. Such increase in gross profit was attributable to the increase in delivered area during the period under review.
Gross profit margin decreased from 52% in the first half of 2011 to 43% in the first half of 2012. The decrease in gross profit margin
during the period under review was mainly due to higher proportion of rental income of higher gross profit margin to revenue in the first
half of 2011.
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Changes in fair value of investment properties

The fair value gains of investment properties increased by 1.8 times from approximately RMB93,192,000 in the first half of 2011 to
approximately RMB264,346,000 in the first half of 2012. The significant increase in the fair value of investment properties was mainly
attributable to the increase in the GFA of investment properties. Investment properties mainly include the shopping mall of World City
in Beijing and offices of SCE Building in Xiamen, as well as the retail shops of Sapphire Peninsula and the shopping mall of World City
- Fortune Plaza Phase 3 in Quanzhou (both under construction).

Selling and marketing expenses

Selling and marketing expenses decreased significantly by approximately 58% from approximately RMB74,081,000 in the first half
of 2011 to approximately RMB31,211,000 in the first half of 2012. The decrease in selling and marketing expenses was mainly

attributable to the decrease in the number of projects for pre-sale resulting in lower advertising fees and related marketing expenses.

Administrative expenses

Administrative expenses increased by approximately 25% from RMB92,047,000 in the first half of 2011 to approximately
RMB114,670,000 in the first half of 2012. The increase in administrative expenses was mainly attributable to the employment of
additional management personnel to cope with the needs of business expansion.

Finance costs

Finance costs decreased significantly by approximately 62% from approximately RMB86,955,000 in the first half of 2011 to
approximately RMB33,464,000 in the first half of 2012. Finance costs mainly represented borrowing costs of partial senior notes which
have not been capitalized as such proceeds were not used for project development.

Share of profits and losses of jointly-controlled entities and associates

Share of losses of jointly-controlled entities and associates increased by approximately 77% from approximately RMB4,714,000 in the
first half of 2011 to approximately RMB8,366,000 in the first half of 2012. The losses incurred in the first half of 2012 was mainly due
to the fact that no new project was delivered by jointly-controlled entities and associates in the first half of 2012.

Income tax expense

Income tax expense increased by approximately 20.2 times from approximately RMB7,706,000 in the first half of 2011 to
approximately RMB163,730,000 in the first half of 2012. The increase in income tax expenses was mainly attributable to the significant
increase in corporate income tax and land appreciation tax resulting from the increase in property sale.

Profit/loss attributable to owners of the parent

Profit/loss attributable to owners of the parent changed from a loss of approximately RMB103,493,000 in the first half of 2011 to a
profit of approximately RMB199,849,000 in the first half of 2012. This was mainly attributable to the increase in delivered area and fair
value gain of investment properties in the first half of 2012.
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LIQUIDITY, FINANCIAL AND CAPITAL RESOURCES

Cash position

As at 30 June 2012, the Group’s cash and bank balances was approximately RMB1,495,817,000 (31 December 2011: approximately
RMB2,079,362,000), of which approximately RMB1,466,638,000 (31 December 2011: approximately RMB2,002,463,000) was
denominated in Renminbi, approximately RMB27,170,000 (31 December 2011: approximately RMB10,703,000) was denominated in
Hong Kong dollars and approximately RMB2,009,000 (31 December 2011: approximately RMB66,196,000) was denominated in US
dollars.

According to the relevant laws and regulations of the PRC, certain property development companies of the Group are required to
place certain amounts of cash and bank deposits into designated bank accounts to provide guarantees for the development of the
relevant properties. The Group also deposits certain deposits in banks in the PRC to secure certain loans from Hong Kong’s banks.
As at 30 June 2012, the amounts of restricted cash and pledged deposits were approximately RMB286,126,000 (31 December 2011:
approximately RMB191,884,000) and RMB164,000,000 (31 December 2011: Nil), respectively.

Borrowings and pledged assets

As at 30 June 2012, the balance of the Group’s interest-bearing bank and other borrowings and senior notes amounted to
approximately RMB3,387,816,000 (31 December 2011: approximately RMB3,126,933,000) and approximately RMB1,958,398,000 (31
December 2011: approximately RMB1,953,506,000), respectively. Of the interest-bearing bank and other borrowings, approximately
RMB1,715,816,000 (31 December 2011: approximately RMB1,406,736,000) was repayable within one year, approximately
RMB1,167,000,000 (31 December 2011: approximately RMB1,382,690,000) was repayable in the second year, approximately
RMB490,000,000 (31 December 2011: approximately RMB321,590,000) was repayable within three to five years and approximately
RMB15,000,000 (31 December 2011: approximately RMB15,917,000) was repayable after five years. The senior notes were for a term
of five years and, unless early redeemed, will mature on 14 January 2016.

As at 30 June 2012, approximately RMB3,387,816,000 (31 December 2011: approximately RMB3,126,933,000) of bank and other
borrowings was secured by the Group’s bank deposits, property and equipment, investment properties, prepaid land lease payments,
properties under development and completed properties held for sale with a total carrying value of RMB7,736,350,000 (31 December
2011: approximately RMB7,295,629,000), and the capital stock of certain subsidiaries of the Group and the prepaid land lease
payments by an associate of the Group. The senior notes were guaranteed by certain subsidiaries of the Company and secured by
pledges over their capital stock.

As at 30 June 2012, except for certain bank borrowings of approximately RMB116,918,000 (31 December 2011: approximately
RMB31,432,000) and approximately RMB63,898,000 (31 December 2011: Nil) which were denominated in Hong Kong dollars and US

dollars, respectively, all the Group’s bank and other borrowings and senior notes were denominated in Renminbi.
As at 30 June 2012, the Group’s bank borrowings bore interest at floating interest rates, while senior notes bore interest at fixed
interest rate. No other borrowings (31 December 2011: RMB150,000,000) bore interest at fixed interest rate.

Gearing ratio

The net gearing ratio was calculated by dividing the net amount of borrowings (interest-bearing bank and other borrowings and senior
notes after deduction of cash and cash equivalents, restricted cash and pledged deposits) by total equity. As at 30 June 2012, the net
gearing ratio was 62.5% (31 December 2011: 50.7%).
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Exchange rate fluctuation exposures

The majority of the Group’s income, expenses, bank deposits and bank and other borrowings are denominated in Renminbi. Save
as certain bank deposits and bank borrowings which were denominated in foreign currencies, exchange rate changes of Renminbi
against other currencies will not have a material adverse effect on the operation of the Group. In addition, the Group had entered into
various cross currency swap contracts in current period in order to manage foreign currency risk arising from the RMB2 billion senior

notes held by the Company.

CONTINGENT LIABILITIES

As at 30 June 2012, the Group provided financial guarantees to the banks in respect of the following items:

30 June 31 December

2012 2011
(Unaudited) (Audited)
RMB’ 000 RMB’ 000
Guarantees in respect of mortgage facilities provided for certain purchasers
of the Group’s properties 2,461,637 2,338,262

In addition, the Group’s share of the jointly-controlled entities’ own financial guarantees which are not included in the above, is as

follows:

30 June 31 December

2012 2011
(Unaudited) (Audited)
RMB’ 000 RMB’ 000
Guarantees in respect of mortgage facilities provided for certain purchasers of the
jointly-controlled entities” properties 6,235 17,802
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CAPITAL COMMITMENTS

As at 30 June 2012, the capital commitments of the Group were as follows:

30 June 31 December

2012 2011
(Unaudited) (Audited)
RMB’ 000 RMB’000
Contracted, but not provided for:
Capital expenditure for properties under development, prepaid land lease payments
and construction of investment and owner-occupied properties in Mainland China 2,402,323 1,960,821

In addition, the Group’s share of the jointly-controlled entities” own capital commitments which are not included in the above, is as

follows:

30 June 31 December

2012 2011
(Unaudited) (Audited)
RMB’ 000 RMB’ 000
Contracted, but not provided for:
Capital expenditure for jointly-controlled entities” properties under development and
prepaid land lease payments 56,709 219,931

EMPLOYEE AND REMUNERATION POLICIES

As at 30 June 2012, the Group had a total of 1,472 employees. The total cost of employees for the six months ended 30 June 2012
was approximately RMB49,812,000 (six months ended 30 June 2011: approximately RMB44,372,000). We provide employees with
competitive remuneration and benefits, and the remuneration policy will be reviewed on a regular basis based on the performance
and contribution of the employees and the industry remuneration level. In addition, the Group also provides various training courses to

enhance the employees’ skills and capabilities in all aspects.
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USE OF PROCEEDS

The Company’s shares have been listed on the Hong Kong Stock Exchange since 5 February 2010. Proceeds from the issuance of
new shares pursuant to the Company’s initial public offering amounted to approximately HK$1,500 million (RMB1,318 million) (net of

related issuing expenses). Such net proceeds have been used in the following manner:

Amount used

as at

Amount raised 30 June 2012
RMB’million RMB’million

Land premium 660 660
Development of existing property projects 528 528
General working capital 130 130
Total 1,318 1,318

CORPORATE GOVERNANCE PRACTICES

The Company firmly believes that insisting on a high standard of corporate governance facilitates the maintenance of high efficiency
of senior management as well as protecting the interests of the Company and its shareholders. Therefore, the Company strives to
develop and implement effective corporate governance practices and review them continuously so as to enhance the operational
efficiency of the Company. During the six months ended 30 June 2012, save as disclosed below, the Company and the Board had
been in compliance with the code provisions of the Corporate Governance Code (the “Code”) set out in Appendix 14 to the Listing
Rules. Under code provision A.2.1 of the Code, the roles of chairman and chief executive officer should be separate and should not
be performed by the same individual. During the period under review, Mr. Wong Chiu Yeung performed his duties as the chairman and
the chief executive officer of the Company. The Board believes that having the same individual to serve as both the chairman and chief
executive officer during the rapid development phase of business would be beneficial to ensure consistency in business planning and
decision-making of the Company.

With effect from 1 April 2012, Rule 3.25 of the Listing Rules requires that the majority members of the remuneration committee must
be independent non-executive directors and the chairman must be an independent non-executive director. In order to comply with
the relevant requirements, the Board of the Company made adjustments to the members of the remuneration committee of the
Company (the “Remuneration Committee”) as follows: with effect from 1 April 2012, Mr. Wong Chiu Yeung resigned as chairman of
the Remuneration Committee but remained as a member of the Remuneration Committee, Mr. Dai Yiyi, an independent non-executive
Director, was appointed as chairman of the Remuneration Committee, and Mr. Ting Leung Huel Stephen, an independent non-
executive Director, remained as a member of the Remuneration Committee.

With effect from 1 April 2012, code provision A.5.1 of the Code requires that the majority members of the nomination committee
must be independent non-executive directors and the chairman must be the chairman of the Board or an independent non-executive
director. In order to comply with the relevant requirements, the Board of the Company made adjustments to the members of the
nomination committee of the Company (the “Nomination Committee”) as follows: with effect from 1 April 2012, Mr. Cheng Hiu
Lok resigned as chairman and member of the Nomination Committee and Mr. Li Wei also resigned as member of the Nomination
Committee; Mr. Wong Chiu Yeung, the chairman of the Board of the Company, was appointed as the chairman of the Nomination
Committee, Mr. Dai Yiyi, an independent non-executive Director, was appointed as member of the Nomination Committee, and Mr. Lu

Hong Te, an independent non-executive Director, remained as a member of the Nomination Committee.
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Furthermore, the Company established the corporate governance committee (the “Corporate Governance Committee”) on 1 April
2012 in order to better perform and review corporate governance duties with its terms of reference in compliance with D.3.1 of the
Code. Mr. Li Wei, an executive Director, was appointed as the chairman of the Corporate Governance Committee, the other members,
Mr. Ting Leung Huel Stephen and Mr. Lu Hong Te, were both independent non-executive Directors.

AUDIT COMMITTEE

The Company established the audit committee (the “Audit Committee”) on 6 January 2010 in compliance with Rule 3.21 of the Listing
Rules. The Audit Committee comprises by three independent non-executive Directors: Mr. Ting Leung Huel Stephen was appointed
as the chairman, the other two members were Mr. Lu Hong Te and Mr. Dai Yiyi. Mr. Ting Leung Huel Stephen is well-experienced in
professional accounting, in compliance with the requirement of Rule 3.10(2) of the Listing Rules.

During the period under review, the Audit Committee had reviewed the unaudited interim condensed financial report for the six months

ended 30 June 2012,

MODEL CODE FOR SECURITIES TRANSACTIONS BY DIRECTORS

The Company adopted the Model Code for Securities Transactions by Directors of Listed Issuers (the “Model Code”) set out in
Appendix 10 to the Listing Rules as its standard code for securities transactions by the directors. The Company has made specific
enquiries of all the Directors and all of them confirmed that they had complied with the required standards set out in the Model Code
during the period under review.

PURCHASE, SALE OR REDEMPTION OF LISTED SECURITIES OF THE COMPANY

Neither the Company nor any of its subsidiaries purchased, sold or redeemed any of the Company’s listed securities during the period
under review.

INTERIM DIVIDEND

The Board resolved not to declare any interim dividend in respect of the six months ended 30 June 2012.

PUBLICATION OF INTERIM RESULTS AND INTERIM REPORT

This interim results announcement is published on the websites of the Company (www.sce-re.com) and the Hong Kong Stock
Exchange (www.hkexnews.hk). The 2012 interim report of the Group containing the relevant information required by the Listing Rules
will be dispatched to the shareholders of the Company and published on the websites of the Company and of the Hong Kong Stock
Exchange in due course.

By order of the Board
China SCE Property Holdings Limited
Wong Chiu Yeung
Chairman

Hong Kong, 20 August 2012
As at the aate of this announcement, the executive Directors of the Company are Mr. Wong Chiu Yeung, Mr. Chen Yuaniai, Mr. Cheng Hiu Lok, Mr.

Li Wei and Mr. Huang Youquan, the non-executive Director of the Company is Mr. Fung Ka Pun and the independent non-executive Directors are Mr.
Ting Leung Huel Stephen, Mr. Lu Hong Te and Mr. Dai Yiyi.

-21 -



