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CORPORATE INFORMATION
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Asiasec Properties Limited

CHAIRMAN’S STATEMENT

| am pleased to present to you the annual results for 2025.
Financial Results

The revenue of the Group for the year ended 31st December,
2025 was HK$50,338,000 (2024: HK$47,286,000), an increase of
HK$3,052,000 or 6% compared to the year before. The loss for the
year amounted to HK$214,177,000 (2024: HK$74,752,000). The
reason for the decline in the financial performance of the Group
was primarily attributable to the higher decrease in the fair value
of investment properties of HK$206,701,000 in the current year as
compared with the corresponding figure of HK$67,862,000 in last
year.

Loss per share amounted to HK17.26 cents (2024: HK6.03 cents),
while the net asset value per share was HK$1.23 as at 31st
December, 2025 (2024: HK$1.40).

Dividend

The Board does not recommend the payment of any dividend for the
year ended 31st December, 2025 (2024: Nil).
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CHAIRMAN’S STATEMENT (continued)

CLOSURE OF REGISTER OF MEMBERS

For determining the entitlement to attend and vote at the
forthcoming annual general meeting of the Company (“2026
AGM”)

The 2026 AGM is scheduled to be held on Wednesday, 20th May,
2026. For determining the entitlement to attend and vote at the 2026
AGM, the register of members of the Company will be closed from
Friday, 15th May, 2026 to Wednesday, 20th May, 2026 (both days
inclusive), during which period no transfer of shares of the Company
will be registered. In order for a shareholder of the Company to
be eligible to attend and vote at the 2026 AGM, all transfer forms
accompanied by the relevant share certificates must be lodged with
the Company’s share registrar, Tricor Investor Services Limited of
17th Floor, Far East Finance Centre, 16 Harcourt Road, Hong Kong
for registration not later than 4:30 p.m. on Thursday, 14th May, 2026.

Management Discussion and Analysis
Business Review

The Group’s core businesses comprise property investment, property
leasing and estate management in Hong Kong.

For the year ended 31st December, 2025, the Group’s commercial
properties situated at Harbour Crystal Centre recorded an occupancy
level of approximately 95%, and the performance of rental income
was satisfactory.

The refurbishment of the Laneway (formerly known as Concord
Square) shopping arcade has been completed, and leasing works are
proactively in progress. The arcade was formally opened in January
2026 by phases. Over 60% occupancy rate for leasable area of phase
one, consisting of three floors out of a total of six floors, is being
operated by tenants.

—E_RFFR
Annual Report 2025
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Asiasec Properties Limited

CHAIRMAN’S STATEMENT (continued)

Management Discussion and Analysis (continued)
Financial Review

Group Assets and Charges

The total assets of the Group have decreased from HK$2,431,092,000
last year to HK$2,233,773,000 in this year. The net assets
of the Group have decreased from HK$1,742,069,000 to
HK$1,522,122,000. At 31st December, 2025, carrying value of
investment properties of the Group of HK$1,184,000,000 in Hong
Kong (2024: HK$ 1,294,000,000) were pledged as security for a bank
borrowing. The Group has a bank borrowing of HK$180,000,000
(2024: HK$100,000,000) and will undergo a discussion with the bank
for the renewal of banking facilities.

Group Financial Position, Liquidity and Financial Resources

The total liabilities of the Group have increased from HK$689,023,000
as at 31st December, 2024 to HK$711,651,000 as at 31st December,
2025. The Group had cash and bank balances of HK$48,992,000 as
at 31st December, 2025 (2024: HK$68,355,000) which were mainly
denominated in Hong Kong dollars. The ratio of total liabilities to total
assets was approximately 32% (2024: 28%). As at 31st December,
2025, the Group had other borrowing of HK$370,000,000 (2024:
HK$415,000,000) which is repayable in more than one year but not
exceeding two years and bank borrowing of HK$180,000,000 (2024:
HK$100,000,000) which is repayable within one year with repayment
on demand clause. The total equity was HK$1,522,122,000 (2024
HK$1,742,069,000). The gearing ratio (net debt over total equity) of
the Group was 33% (2024 26%).

The Group’s outstanding borrowings are interest-bearing at floating
rates, mature within one to two years and are denominated in Hong
Kong dollars which will be repaid in the same currency.

To maintain flexible and sufficient cashflow, the Group has unutilized
facility from the intermediate holding company of HK$230,000,000
(2024: HK$200,000,000) and intends to obtain proper bank and
other borrowings with reasonable pricing terms. The management
continuously monitors the gearing ratio and raises new external
borrowings when necessary.

For the year ended 31st December, 2025, the Group had no material
exposure to fluctuations in exchange rates and no related hedges.
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CHAIRMAN’S STATEMENT (continued)

Management Discussion and Analysis (continued)
Material Lending Transaction

The Group focuses on property investment, property leasing and
estate management as its principal business, and a limited number of
transactions may be carried out by the Group as part of its treasury
activities with the intention to effectively utilise its available financial
resources on hand from time to time, including (i) subscription of loan
notes for investment purpose; and (ii) grant of loans to borrowers,
both of which contributed to the loan interest income of the
Group. Taking advantage of its cash position and after considering
the working capital needs, available business and investment
opportunities, a comparison between the fixed deposit interest rate at
the material time and the expected rate of return of alternative use of
such cash resources, the Group will allocate its resources accordingly
with the intention to enhance the returns of its shareholders, including
subscribing loan notes as well as providing short term loans.

Loan notes, being investment products, are normally issued by the
issuer to multiple subscribers, and the Group subscribes such loan
notes for investment purpose which are generally available for trading
in the financial market. By contrast, short-term loans which are
granted by the Group to borrowers are not investment products, nor
they are available for trade. The short-term loans are structured to
allow the Group to demand repayment from the borrower at any time.
Therefore, while such loans bring in interest income for the Group,
it provides certain level of liquidity flexibility to the Group to improve
and enhance its financial position quickly, and can use its resources
to fund its business activities when favourable opportunities arise.
During the year, the Group did not grant any loans to borrowers.

The Group will ensure that it has sufficient working capital for its
business operations after the allocation of its resources as above
mentioned.

—E_RFFR
Annual Report 2025
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Asiasec Properties Limited

CHAIRMAN’S STATEMENT (continued)

Management Discussion and Analysis (continued)
Material Acquisition and Disposals

The Group has no material acquisitions and disposals of subsidiaries,
associates and joint ventures during the year ended 31st December,
2025.

Significant Investments

The Group did not have any significant investment which accounted
for more than 5% of the Group’s total assets as at 31st December,
2025.

Contingent Liabilities

The Group is not aware of any material contingent liabilities as at 31st
December, 2025.

Events after the reporting date

There are no important events affecting the Group which have
occurred after the end of the reporting financial year ended 31st
December, 2025 and up to the date of this Annual Report.
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CHAIRMAN’S STATEMENT (continued)

Management Discussion and Analysis (continued)
Financial/Operational Key Performance Indicator
Key Performance Indicators (“KPIs”)

For the year of 2025, the Group set the following operational KPI to
maintain high competitiveness:

For the investment properties managed by the Group, our aim is to
maintain the same as last year in the total rental income.

Having reviewed the annual performance, this KPI has been achieved
and the rental receivable reached security level. The Group will keep
updating its operational KPIs and leasing strategy to adapt to market
changes.

Future Likely Development
Objectives for 2026 are as follows:

(1) We will review our management system and cost structure so as
to improve efficiency and reduce expenses where possible.

(2)  We will consider gearing up our projects in a responsible manner
in order to increase our return on equity.

(8) We will focus efforts in leasing and marketing of Laneway
(formerly known as Concord Square) to achieve higher
occupancy rate.

—E_RFFR
Annual Report 2025
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Asiasec Properties Limited

CHAIRMAN’S STATEMENT (continued)

Management Discussion and Analysis (continued)
Business Outlook

The retail property leasing market in Hong Kong remains challenging
in 2026, with continued pressure on rental rates and occupancy
levels. While some stabilization has emerged in select prime locations,
the broader market continues to face headwinds from cautious
consumer spending and ongoing changes in retail habits such as
competition from online platforms. However, conditions should
continue to improve in Hong Kong, with stronger visitor numbers
providing support to retail consumption.

The official opening of Laneway (formerly known as Concord
Square), our extensively refurbished shopping mall in Tsuen Wan,
will contribute meaningfully to the Group’s rental revenue as leasing
activity continues. We remain focused on building a compelling and
diverse tenant mix in what remains a selective leasing environment.

On the macroeconomic front, the Hong Kong economy, which is
expected to grow between 2.5% and 3.5% in 2026, provides a
supportive backdrop for the Group’s operations. While the benefits
to retail leasing fundamentals are likely to be gradual, this growth
outlook, combined with the wealth effect from an improving residential
property market, underpins a more constructive medium-term
environment than in prior periods.

The Company maintains a cautious but opportunistic approach,
focusing on operational efficiency and selective capital deployment.
We remain well-positioned to benefit from the ongoing market
recovery and continue to prioritize financial discipline as leasing
conditions gradually improve.
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CHAIRMAN’S STATEMENT (continued)

Appreciation

| would like to take this opportunity to thank my fellow Directors and
the staff for their diligence and contributions to the Group in the past
year, to the shareholders of the Company for their understanding and
support, and to the customers for their trust.

Patrick Lee Seng Wei
Chairman

Hong Kong, 19th March, 2026

—E_RFFR
Annual Report 2025
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FEYVESTH PARTICULARS OF MAJOR PROPERTIES
R-E—_FHFF+—-HF=+—H as at 37st December;, 2025
HEEER
(FHR)
Total gross B FREESLH HIRER
b B b ER SRS A& floor area Car parking Percentage Lease
Location Lot No. Use (sq. ft.) spaces owned expiry
BEME
Investment properties
BE
Hong Kong
B (E5) NEAMER [EES 138,663 - 80 2053*
JUBER YD ME 3R BB h03ZE L 181 005K 1060085 8,881 - 40 2053*
Harbour Crystal Centre (portion) KIL 10600 Commercial 30 100 2053*
100 Granville Road,
Tsimshatsui East, Kowloon
BEGIBHBNES) LTEmER  B¥ 163,538 - 100 2049¢
MAEE)|BEH8sH 2£369% 91 100 2049¢
Laneway (formerly known as TWTL 369 Commercial
Concord Square),
88 Chuen Lung Street,
Tsuen Wan, New Territories
# ZEMENTHBEAOEREE - e These properties are held on medium lease.

DRMEERRLA

Asiasec Properties Limited
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CORPORATE GOVERNANCE REPORT

The Company is committed to maintaining a high standard of
corporate governance within a sensible framework with an emphasis
on the principles of transparency, accountability and independence.
The board of directors of the Company (“Board”) believes that good
corporate governance is essential to the success of the Company and
to the enhancement of shareholders’ value.

Corporate Governance Code

In light of the Corporate Governance Code (“CG Code”) under
Appendix C1 of the Rules Governing the Listing of Securities on The
Stock Exchange of Hong Kong Limited (“Listing Rules”), the Board
has reviewed the corporate governance practices of the Company
with the adoption of the various enhanced procedures which are
detailed in this report. The Company has applied the principles of, and
complied with, the applicable code provisions set out in the section
headed “Part 2 — Principles of good corporate governance, code
provisions and recommended best practices” of the CG Code during
the year ended 31st December, 2025, except for certain deviations
as specified with considered reasons for such deviations as explained
below. The Board will review the current practices at least annually,
and make appropriate changes if considered necessary.

“EChEFEW
Annual Report 2025
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CORPORATE GOVERNANCE REPORT (continued)

THE BOARD

The Board currently comprises six directors (“Directors”) in total,
with three Executive Directors and three Independent Non-Executive
Directors (“INED(s)”). The composition of the Board during the year
and up to the date of this report is set out as follows:

Executive Directors:

Patrick Lee Seng Wei (Chairman)

Lee Shu Yin (Chief Executive)

Tao Tsan Sang

Edwin Lo King Yau (retired on 1st March, 2026)

INEDs:

Li Chak Hung
Lisa Yang Lai Sum
Cheng Chi Kin

The brief biographical details of the Directors are set out in the
“Biographical Details of Directors and Senior Management” section in
the Directors’ Report on pages 45 to 48. There are no family or other
material relationships among members of the Board.
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CORPORATE GOVERNANCE REPORT (continued)

The Board (continued)
Board Process

During the year, the INEDs provided the Company and its subsidiaries
(collectively “Group”) with their wide range of skills, expertise and
varied backgrounds and qualifications. Their active participation in the
Board and committee meetings brought independent, constructive
and informed judgement on issues relating to the Group’s strategy,
policies, performance and management process, taking into account
the interests of all shareholders of the Company (“Shareholder(s)”).

Throughout the year and up to the date of this report, the Company
has had three INEDs representing not less than one-third of the
Board. At least one of the INEDs has the appropriate professional
qualifications or accounting or related financial management expertise
under Rule 3.10 of the Listing Rules. The Board has received from
each INED an annual confirmation of his/her independence and
considers that all the INEDs are independent under the guidelines set
out in Rule 3.13 of the Listing Rules.

Mr. Li Chak Hung, the INED, has served the Board for more than
nine years and Ms. Lisa Yang Lai Sum, the INED, will serve the Board
for more than nine years on 21st March, 2026. They have clearly
demonstrated their willingness to exercise independent judgement
and to provide objective opinions to the management. There is no
evidence that length of tenure is having an adverse impact on their
independence. The Board therefore considers that Mr. Li Chak Hung
and Ms. Lisa Yang Lai Sum remain independent, notwithstanding the
length of their tenure.

The Nomination Committee has assessed the independence of all the
Independent Non-Executive Directors and has concluded that all of
them are independent within the definition of the Listing Rules.

—E_RFFR
Annual Report 2025
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CORPORATE GOVERNANCE REPORT (continued)

The Board (continued)
Board Process (continued)

The Board meets regularly to discuss the overall strategy as well
as the operation and financial performance of the Group, and to
review and approve the Group’s annual and interim results and other
ad hoc matters which need to be dealt with. During the year, four
Board meetings were held and the individual attendance records of
each Director at the meetings of the Board, Remuneration Committee,
Audit Committee and general meeting during the year ended 31st
December, 2025 are set out below:

HE BITERZIRY
Number of meetings attended/held
FHMZRAESHE EXZRETHR
EE®®# Remuneration Audit BEAE
Board Committee Committee General
EENSE Name of Directors Meeting Meeting Meeting Meeting
BiTEE: Executive Directors:
BRE(EE) Patrick Lee Seng Wei (Chairman) 4/4 11
B (1TEAEE) Lee Shu Yin (Chief Executive) 4/4 11
MigE Tao Tsan Sang 4/4 11
BEH Edwin Lo King Yau 4/4 11
(RZFZNF=H—HEHK)  (retired on st March, 2026)

BIUERTES: INEDs:
T2 Li Chak Hung 4/4 11 2/2 11
BER Lisa Yang Lai Sum 4/4 11 2/2 11
HTFE Cheng Chi Kin 4/4 1/1 2/2 1/1
REFSATHEREZEETEBIEAEBFEE  The Board has reserved for its decision or consideration matters
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covering mainly the Group’s overall strategy, annual operating
budget, annual and interim results, approval of Directors’ appointment
or re-appointment (based on the recommendations made by the
Nomination Committee), material contracts and transactions,
corporate governance as well as other significant policy and financial
matters. The Board has delegated the day-to-day responsibility
to the executive management under the instruction/supervision of
the Executive Committee which has its specific written terms of
reference. The respective functions of the Board and management of
the Company have been formalised and set out in writing and will be
reviewed and updated by the Board from time to time to ensure that
they are consistent with the existing rules and regulations.
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CORPORATE GOVERNANCE REPORT (continued)

The Board (continued)
Board Process (continued)

Regular Board meetings each year are scheduled in advance to
facilitate maximum attendance of Directors. At least 14 days’ notice
of a Board meeting is normally given to all Directors who are given
an opportunity to include matters for discussion in the agenda. The
company secretary of the Company (“Company Secretary”) assists
the Chairman of the Board in preparing the agenda for meetings
and ensures that all applicable rules and regulations are complied
with. The agenda and the accompanying Board papers are normally
sent to all Directors at least 3 days before the intended date of a
regular Board meeting (and so far as practicable for such other Board
meetings). Draft minutes of each Board meeting are circulated to all
Directors for their comment before being tabled at the following Board
meeting for approval. All minutes are kept by the Company Secretary
and are open for inspection at any reasonable time on reasonable
notice by any Director.

According to the current Board practice, if a substantial Shareholder
or a Director has a conflict of interest in a matter to be considered by
the Board which the Board has determined to be material, the matter
will be dealt with by the Board at a duly convened Board meeting. The
articles of association of the Company (“Articles of Association”) also
stipulate that save for the exceptions as provided therein, a Director
shall abstain from voting on any Board resolution and not be counted
in the quorum at meetings for approving any contract or arrangement
in which such Director or any of his/her close associates has a
material interest.

Every Director is entitled to have access to Board papers and related
materials and has access to the advice and services of the Company
Secretary. The Board and each Director also have separate and
independent access to the Company’s senior management. Directors
will be continuously updated on the major developments of the
Listing Rules and other applicable regulatory requirements to ensure
compliance and upkeep of good corporate governance practices. In
addition, as part of the mechanism to encourage independent views
and input from Directors, a written procedure has been established
which is reviewed annually to enable the Directors, in discharge of
their duties, to seek external independent professional advice in
appropriate circumstances at a reasonable cost to be borne by the

Company. -
=T #
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LEELRE(E) CORPORATE GOVERNANCE REPORT (continued)
EEeE) The Board (continued)
EEZEEEERR Directors’ Continuous Professional Development

EREELERAE  AEE-_Z-R&+=7 For continuous professional development, in addition to Directors’
S+—HIFE =xhHEeERERNBAL  attendance at meetings and review of papers and circulars sent by the
FIEEBRY s REKSN  EF2E87EE  management of the Company, during the year ended 31st December,
BFEWT : 2025, Directors participated in the activities including the following:

BAKRERBRED
Participation in Continuous
Professional Development Activities

HEREEREARN

B MEEERE e

Attending trainings/

REERER briefings/seminars/

Reading conference relevant to

EENR Name of Directors Regulatory Updates the Directors’ duties
BTEE: Executive Directors:

TRE(FE) Patrick Lee Seng Wei (Chairman) v /

THB(7THAEH) Lee Shu Yin (Chief Executive) v v

MRE Tao Tsan Sang v/ v/

B2 Edwin Lo King Yau v/ /

(RZFE-NF=H—HEMHL) (retired on 1st March, 2026)
BIAFRTES: INEDs:

N Y3 Li Chak Hung v v

BB Lisa Yang Lai Sum / v/

o7 ER Cheng Chi Kin v/ /

DRMEERAT
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CORPORATE GOVERNANCE REPORT (continued)

The Board (continued)
Diversity

The Company has adopted the Board Diversity Policy which sets out
the objectives and principles regarding board diversity for the purpose
of achieving the Company'’s strategic objectives of balanced diversity
at the Board as far as practicable. Board appointments will be based
on merit and candidates will be considered against measurable
objectives, taking into account the Company’s business and needs.

Selection of candidates will be based on a range of diversity criteria,
including but not limited to gender, age, cultural and educational
background, knowledge, professional experience and skills. The
ultimate decision will be based on merit and the contribution that the
selected candidates may bring to the Board.

The proportion of female Board representation is a measurable
objective of the Company in assessing the implementation of the
diversity policy. The Board currently has one female Director out of
six Directors, achieving the gender diversity of the Board at 16.7%.
The Board targets to maintain at least the current level of female
representation, with the ultimate goal of increasing the proportion
of female members over time as and when suitable candidates are
identified.

The six Directors are from diverse and complementary backgrounds,
including property development/management, corporate finance,
investment and management, legal, accounting and finance
management. The valuable experience and expertise they bring to our
business are critical for the long-term growth of the Group.

During the year, the Board conducted an annual review of the
implementation and effectiveness of the Board Diversity Policy
and is satisfied that the Board Diversity Policy has been properly
implemented and is effective.

In striving to maintain gender diversity, similar considerations are used
when recruiting and selecting senior management and general staff.
As of 31st December, 2025, a 59%: 41% male to female gender ratio,
being a measurable objective for gender diversity, has been achieved
in the workforce (including managerial staff). Further information
about the composition of the Group’s workforce can be found in
the Environmental, Social and Governance Report 2025 separately
released on the websites of The Stock Exchange of Hong Kong
Limited (“Stock Exchange”) and the Company.

—E_RFFR
Annual Report 2025
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CORPORATE GOVERNANCE REPORT (continued)

Roles of Chairman and Chief Executive

Code provision C.2.1 of the CG Code stipulates that the roles of
chairman and chief executive (“CE”) should be separate and should
not be performed by the same individual. Mr. Patrick Lee Seng Wei,
being the Chairman of the Board, is primarily responsible for the
leadership of the Board, ensuring that (i) all significant policy issues
are discussed by the Board in a timely and constructive manner; (ii)
all Directors are properly briefed on issues arising at Board meetings;
and (i) the Directors receive accurate, timely and clear information.
The functions of the CE are performed by Mr. Lee Shu Yin, the Chief
Executive of the Company, who is responsible for the day-to-day
management of the Group’s business. Their responsibilities are clearly
segregated and have been set out in writing and approved by the
Board.

Appointment and Re-election of Directors

The terms of reference of the Nomination Committee include the
nomination procedure specifying the process and criteria for the
selection and recommendation of candidates for directorship of the
Company.

Every newly appointed Director will receive an induction package
from the Company Secretary on the first occasion of his/her
appointment. This induction package is a comprehensive, formal and
tailored induction on the responsibilities and on-going obligations to
be observed by a director pursuant to the Hong Kong Companies
Ordinance (“Companies Ordinance”), the Listing Rules and the
Securities and Futures Ordinance (“SFO”). In addition, this induction
package includes materials briefly describing the operations and
business of the Company, the latest published financial reports of
the Company and the documentation for the corporate governance
practices adopted by the Board. Directors will be continuously
updated on any major developments of the Listing Rules and other
applicable regulatory requirements to ensure compliance and upkeep
of good corporate governance practices.
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CORPORATE GOVERNANCE REPORT (continued)

Appointment and Re-election of Directors (continued)

All INEDs have no designated length of service but are subject to
the relevant provisions of the Articles of Association or any other
applicable laws whereby the Directors shall vacate or retire from their
offices but are eligible for re-election.

In considering the appointment or re-appointment of Directors, in
addition to the diversity criteria set out in the paragraphs headed
“Diversity” under “The Board” above, the Board, with the assistance
and recommendation from the Nomination Committee, will also
take into account a number of factors, including but not limited to
the structure, size and composition of the Board, the candidates’
qualifications and their ability to devote sufficient time as and when
required to discharge their responsibilities as a director and to make
positive contribution to the development of the Company’s strategy,
policies and performance.

According to the Articles of Association, at each annual general
meeting of the Company (“AGM”), one-third of the Directors for the
time being (or, if their number is not a multiple of three, the number
nearest to but not less than one-third) shall retire from office by
rotation. Further, any Director appointed by the Board to fill a casual
vacancy or as an addition to the Board shall hold office only until the
next following AGM, and shall then be eligible for re-election. Every
Director shall be subject to retirement by rotation at least once every
three years.

—E_RFFR
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CORPORATE GOVERNANCE REPORT (continued)

Corporate Governance Function

The Board is responsible for performing corporate governance duties

and has adopted the written terms of reference on its corporate

governance functions.

The duties of the Board in respect of the corporate governance

functions include:

(i)

(i

(i)

(iv)

developing and reviewing the Company’s policies and practices
on corporate governance;

reviewing and monitoring the training and continuous
professional development of Directors and senior management;

reviewing and monitoring the Company’s policies and practices
on compliance with legal and regulatory requirements;

developing, reviewing and monitoring the code of conduct
and compliance manual (if any) applicable to employees and
Directors; and

reviewing the Company’s compliance with the CG Code and
disclosure in the Corporate Governance Report.

In 2025 and up to the date of this report, the Board has performed

the corporate governance duties in accordance with its terms of

reference.
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CORPORATE GOVERNANCE REPORT (continued)

Board Committees

The Board has established various committees, including a
Nomination Committee, a Remuneration Committee, an Audit
Committee and an Executive Committee, each of which has
its specific written terms of reference. Copies of minutes of all
meetings and resolutions of the committees, which are kept by
the Company Secretary, are circulated to all Board members and
the committees are required to report back to the Board on their
decisions and recommendations where appropriate. The procedures
and arrangements for a Board meeting, as mentioned in the section
headed “The Board” of this report, have been adopted for the
committee meetings so far as practicable.

Nomination Committee

The Nomination Committee is chaired by an INED and comprises
all INEDs. The Nomination Committee currently consists of three
members, including Mr. Li Chak Hung (Chairman of the Nomination
Committee), Ms. Lisa Yang Lai Sum and Mr. Cheng Chi Kin. The
Nomination Committee is provided with sufficient resources to
discharge its duties and has access to independent professional
advice according to the Company’s policy if considered necessary.
The major roles and functions of the Nomination Committee are
included in its terms of reference, which has been updated in August
2025 and are available on the websites of the Stock Exchange and
the Company.

The Nomination Committee has formulated and set out the
nomination policy (“Nomination Policy”) in its terms of reference. The
objectives of the Nomination Policy are to ensure that the Board
has a balance of skills, experience and diversity of perspectives
appropriate to the requirements of the Company’s business, and
that the Directors can devote sufficient time and make contributions
to the Company that are commensurate with their role and board
responsibilities. A balanced composition of Executive Directors
and INEDs shall be included in the Board so that there is a strong
independent element in the Board, which can effectively exercise
independent judgement.

—E_RFFR
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CORPORATE GOVERNANCE REPORT (continued)

Board Committees (continued)
Nomination Committee (continued)

To ensure changes to the Board composition can be managed
without undue disruption, a formal, considered and transparent
procedure is in place for selection, appointment and re-appointment
of Directors, as well as plans in place for orderly succession (if
considered necessary), including periodical review of such plans.
The appointment of a new Director (to be an additional Director or
fill a casual vacancy as and when it arises) or any re-appointment
of Directors is a matter for decision by the Board upon the
recommendation of the proposed candidate by the Nomination
Committee.

The criteria to be applied in considering whether a candidate is
qualified shall be his or her ability to devote sufficient time and
attention to the affairs of the Company and contribute to the diversity
of the Board (including gender diversity) as well as the effective
carrying out of the responsibilities of the Board. By adopting such
criteria, it facilitates the Company to develop a pipeline of candidates
to the Board to achieve gender diversity. Further details of the
selection criteria and the procedure are set out in the terms of
reference of the Nomination Committee, which are available on the
websites of the Stock Exchange and the Company.

The Nomination Committee will meet as and when necessary in
accordance with its terms of reference and may also deal with matters
by way of circulation. In 2025, no Nomination Committee meeting was
held while the Nomination Committee dealt with matters by way of
circulation. In 2025 and up to the date of this report, the Nomination
Committee performed the works as summarised below:

(i) reviewed and recommended for the Board’s approval the
proposed resolutions for re-election of the retiring Directors at
2025 AGM and 2026 AGM;

(i) reviewed the structure, size, composition and diversity of the
Board and assessed the qualifications, time commitments,
contributions and independence of each INED;

(i) reviewed the Board Diversity Policy; and

(iv) reviewed and recommended for the Board’s approval the
revised terms of reference of the Nomination Committee.
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CORPORATE GOVERNANCE REPORT (continued)

Board Committees (continued)
Remuneration Committee

The Remuneration Committee is chaired by an INED and comprises
all INEDs. The Remuneration Committee currently consists of
three members, including Mr. Cheng Chi Kin (Chairman of the
Remuneration Committee), Mr. Li Chak Hung and Ms. Lisa Yang Lai
Sum, all being the INEDs. The Remuneration Committee is provided
with sufficient resources to discharge its duties and has access
to independent professional advice according to the Company’s
policy if considered necessary. The major roles and functions of
the Remuneration Committee are included in its terms of reference,
which are available on the websites of the Stock Exchange and the
Company.

The terms of reference of the Remuneration Committee are in
compliance with the code provision E.1.2 of the CG Code, but with a
deviation from the code provision that the Remuneration Committee
shall make recommendations to the Board on the remuneration
packages of the Executive Directors only and not senior management
(as opposed to executive directors and senior management under the
code provision). The reasons for the above deviation are summarised
as below:

()  the Board believes that the Remuneration Committee is not
properly in a position to evaluate the performance of senior
management and that this evaluation process is more effectively
carried out by the Executive Directors;

(i) the Executive Directors must be in a position to supervise and
control senior management and thus must be able to control
their compensation; and

(i) there is no reason for Executive Directors to pay senior
management more than industry standards and thus
Shareholders will benefit by reducing costs in the fixing of such
compensation packages.

The Remuneration Committee shall meet at least once a year in
accordance with its terms of reference. One Remuneration Committee
meeting was held in 2025 and the attendance of each member is set
out in the section headed “The Board” of this report.

—E_RFFR
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CORPORATE GOVERNANCE REPORT (continued)

Board Committees (continued)
Remuneration Committee (continued)

In addition to the Remuneration Committee meeting, the
Remuneration Committee also dealt with matters by way of
circulation during 2025. In 2025 and up to the date of this report,
the Remuneration Committee performed the works as summarised
below:

(i) reviewed and recommended for the Board’s approval the
existing policy and structure for the remuneration of Directors;

(i) reviewed the remuneration packages of all the Executive
Directors and INEDs for the year ended 31st December, 2024;

(iiiy  reviewed and recommended for the Board’s approval the bonus
for the year ended 31st December, 2024 and the increment in
salary for the year 2025 of the CE; and

(iv) reviewed and recommended for the Board’s approval the
Directors’ fee for the year 2025.

Each Director will be entitled to a Director’s fee. Further remuneration
payable to Directors (including any service fees of the INEDs) for
their additional responsibilities and services will depend on their
respective contractual terms under their employment contracts or
service contracts as approved by the Board on the recommendation
of the Remuneration Committee, having regard to the Company’s
operating results, individual performance and comparable market
statistics. Details of the Directors’ remuneration are set out in note 12
to the consolidated financial statements whereas detailed changes in
the emoluments of certain Directors during the interim period and up
to the date of the Interim Report were also disclosed in the Interim
Report of the Company dated 21st August, 2025. The remuneration
payable to the senior management of the Company by band are set
out in note 13 to the consolidated financial statements. Details of the
remuneration policy of the Group are also set out in the “Employee”
section contained in the Directors’ Report on page 57.
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CORPORATE GOVERNANCE REPORT (continued)

Board Committees (continued)
Audit Committee

The Audit Committee currently consists of three members,
including Mr. Li Chak Hung (Chairman of the Audit Committee),
Ms. Lisa Yang Lai Sum and Mr. Cheng Chi Kin, all being the INEDs.
To retain independence and objectivity, the Audit Committee is
chaired by an INED with appropriate professional qualifications or
accounting or related financial management expertise. The Audit
Committee is provided with sufficient resources to discharge its
duties and has access to independent professional advice according
to the Company’s policy if considered necessary. The major roles
and functions of the Audit Committee are included in its terms of
reference, which are available on the websites of the Stock Exchange
and the Company.

The terms of reference of the Audit Committee are revised from time
to time to comply with the code provision D.3.3 of the CG Code,
but with deviations from the code provision of the audit committee’s
responsibility to:

(i) implement policy on the engagement of the external auditors to
supply non-audit services;

(i) ensure the management has performed its duty to have effective
risk management and internal control systems; and

(i)  ensure co-ordination between the internal and external auditors,
and ensure that the internal audit function is adequately
resourced and has appropriate standing within the listed
company.

—E_RFFR
Annual Report 2025
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CORPORATE GOVERNANCE REPORT (continued)

Board Committees (continued)
Audit Committee (continued)

The Board considers that the Audit Committee shall recommend (as
opposed to implement under the code provision) the policy on the
engagement of the external auditors to supply non-audit services for
the following reasons:

(i) it is proper and appropriate for the Board and its committees to
develop policy and make appropriate recommendations;

(i) the proper and appropriate mechanism for implementation of
such policy and recommendations is through the Executive
Directors and management; and

(i)  INEDs are not in an effective position to implement policy and
follow up the same on a day-to-day basis.

Further, the Board considers that the Audit Committee only
possesses the effective ability to scrutinise (as opposed to ensure
under the code provision) whether management has performed
is duty to have effective risk management and internal control
systems. The Audit Committee is not equipped to ensure that the
same is in place as this would involve day-to-day supervision and
the employment of permanent experts. The Audit Committee is not
in a position either to ensure co-ordination between the internal and
external auditors but it can promote the same. Similarly, the Audit
Committee is not in a position to ensure that the internal audit function
is adequately resourced but it can check whether it is adequately
resourced.

The Audit Committee shall meet at least twice a year in accordance
with its terms of reference. Two Audit Committee meetings were held
in 2025 and the attendance of each member is set out in the section
headed “The Board” of this report.
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CORPORATE GOVERNANCE REPORT (continued)

Board Committees (continued)

Audit Committee (continued)

In addition to the Audit Committee meetings, the Audit Committee

also dealt with matters by way of circulation during 2025. In 2025

and up to the date of this report, the Audit Committee performed the

works as summarised below:

(i)

(i)

reviewed and approved the audit scope and fees proposed
by the external auditor in respect of and the final audit for the
year ended 31st December, 2024 (“2024 Final Audit”), the
interim results review for the six months ended 30th June, 2025
(“2025 Interim Review”) and the final audit for the year ended
31st December, 2025 (“2025 Final Audit”) of the Group;

reviewed the final reports and audit completion reports from the
external auditor and the management’s response in relation to
the 2024 Final Audit, 2025 Interim Review and 2025 Final Audit;

reviewed and recommended for the Board’s approval the
financial reports for the year ended 31st December, 2024, for
the six months ended 30th June, 2025 and for the year ended
31st December, 2025 together with the relevant management
representation letters and announcements;

reviewed the internal audit plan and the internal audit
reports prepared by the Internal Audit Function of the Group
(“IA Function”);

reviewed and recommended for the Board’s approval the
updated reports on the substantiation of the resources,
qualifications and experience of staff of the Group’s accounting,
internal audit and financial reporting functions, as well as those
relating to Environmental, Social and Governance (“ESG”)
performance and reporting, and their training programmes and
budget;

—E_RFFR
Annual Report 2025
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Asiasec Properties Limited

CORPORATE GOVERNANCE REPORT (continued)

Board Committees (continued)
Audit Committee (continued)

(vi) reviewed and recommended for the Board’s annual review/
approval the Whistle Blower Policy, Procedures for the
Identification and Monitoring of Connected Transactions,
Related Party Transaction Policies and Procedures, Policy
on the Disclosure of Inside Information, Policy on Risk
Management, Compliance and Internal Control Procedures,
Dividend Policy and provision of non-assurance services from
the external auditor; and

(vii) reviewed and recommended for the Board’s annual review the
Group’s risk management and internal control systems.

Executive Committee

The Executive Committee currently consists of three members,
including Messrs. Patrick Lee Seng Wei (Chairman of the Executive
Committee), Lee Shu Yin and Tao Tsan Sang. The Executive
Committee is vested with all the general powers of management and
control of the activities of the Group as are vested in the Board, save
for those matters which are reserved for the Board’s decision and
approval pursuant to the written terms of reference of the Executive
Committee. The major roles and functions of the Executive Committee
are included in its terms of reference.
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CORPORATE GOVERNANCE REPORT (continued)

Board Committees (continued)
Executive Committee (continued)

The Executive Committee will meet as and when necessary to discuss
the operating affairs of the Group and may also deal with matters by
way of circulation. The Executive Committee is mainly responsible
for undertaking and supervising the day-to-day management and is
empowered:

(i) to formulate and implement policies for the business activities,
internal control and administration of the Group; and

(i) to plan and decide on strategies to be adopted for the business
activities of the Group within the overall strategy of the Group as
determined by the Board.

COMPANY SECRETARY

Ms. Sit Po Ling is the Company Secretary of the Company. All
Directors have access to the advice and services of the Company
Secretary. The Company Secretary reports to the Chairman of
the Board on board governance matters, and is responsible for
ensuring that Board procedures are followed and for facilitating
communications among Directors as well as with the Shareholders
and management.

Ms. Sit is an associate member of The Hong Kong Chartered
Governance Institute and The Chartered Governance Institute. During
the year, Ms. Sit undertook over 15 hours of relevant professional
training to update her skills and knowledge.

—E_RFFR
Annual Report 2025
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CORPORATE GOVERNANCE REPORT (continued)

Codes for Securities Transactions by Directors and
Relevant Employees

The Company has adopted the Model Code for Securities
Transactions by Directors of Listed Issuers (“Model Code”) as set out
in Appendix C3 of the Listing Rules as its code of conduct regarding
securities transactions by the Directors. All Directors have confirmed,
following a specific enquiry by the Company, that they have complied
with the required standard as set out in the Model Code.

The Company has also adopted the Model Code as the Code for
Securities Transactions by Relevant Employees to regulate dealings in
the securities of the Company by certain employees of the Company
or any of its subsidiaries who are considered likely to be in possession
of inside information in relation to the Company or its securities.

Accountability and Audit
Financial Reporting

The Directors acknowledge their responsibility for preparing, with
the support from the Finance Department of the Company, the
consolidated financial statements of the Group. In preparing the
consolidated financial statements for the year ended 31st December,
2025, the accounting principles generally accepted in Hong Kong
have been adopted and the requirements of the Hong Kong Financial
Reporting Standards (which also include Hong Kong Accounting
Standards and Interpretations) issued by the Hong Kong Institute of
Certified Public Accountants and the disclosure requirements of the
Companies Ordinance were complied with. The Directors believe that
they have selected suitable accounting policies and applied them
consistently, and made judgements and estimates that are prudent
and reasonable and have ensured that the consolidated financial
statements are prepared on a going concern basis.

The reporting responsibilities of the Company’s external auditor,
Deloitte Touche Tohmatsu (“Deloitte”), are set out in the Independent
Auditor’s Report on pages 59 to 64.
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CORPORATE GOVERNANCE REPORT (continued)

Accountability and Audit (continued)
Risk Management and Internal Control

The Board has the responsibility to review annually the effectiveness
of the Group’s risk management and internal control systems covering
all material controls, including financial, operational and compliance
controls. In 2025, the Board, through the Audit Committee, had
reviewed the adequacy of resources, qualifications and experience of
staff of the Group’s accounting, internal audit and financial reporting
functions, as well as those relating to ESG performance and reporting,
and their training programmes and budget.

The Group’s risk management and internal control systems are
designed to provide reasonable, but not absolute, assurance against
material misstatement or loss; to manage rather than completely
eliminate the risk of system failure; and to assist in the achievement
of the Group’s agreed objectives and goals. They have a key role
in the management of risks that are significant to the fulfiiment of
business objectives. In addition, they should provide a basis for
the maintenance of proper accounting records and assist in the
compliance with relevant laws and regulations.

Systems and procedures are put in place to identify, evaluate and
manage the risks of different businesses and activities. The annual
assessment is performed through the completion by the relevant
business units and department heads of their respective responsibility
statements as co-ordinated by the IA Function. The result and findings
are reported to the Chairman of the Executive Committee who puts
forward the same to the Audit Committee and the Board for review
on the effectiveness of the risk management and internal control
systems, which have been considered effective and adequate.

The Company’s principal subsidiaries are managed under
independent systems of risk management and internal controls.
These subsidiaries have provided appropriate assurance to the
Company on their compliance with the CG Code regarding risk
management and internal control systems in general to the Company.

A discussion of the policies and procedures on the management of
each of the major types of risk which the Group is facing is included
in note 34(b) to the consolidated financial statements and under the
“Principal Risks and Uncertainties” section contained in Directors’

Report on pages 39 to 40.
“ERFFER
Annual Report 2025
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CORPORATE GOVERNANCE REPORT (continued)

Accountability and Audit (continued)
Internal Audit

The IA Function reports to the Chairman of the Board and the Audit
Committee. The IA Function generally carries out the analysis and
independent appraisal of the adequacy and effectiveness of the
Group’s risk management and internal control systems.

The internal audit plan and internal audit reports were prepared by
the |A Function and issued to the Audit Committee and the Board for
review.

Policy on Disclosure of Inside Information

The Board has adopted the Policy on the Disclosure of Inside
Information (“Policy”) with respect to the procedures and internal
controls for the handling and dissemination of inside information.
The Policy sets out guidelines and procedures to the Directors and
relevant officers of the Group to ensure inside information of the
Group is to be disseminated to the public on an equal basis and
in timely manner. Directors and relevant officers in possession of
potential inside information and/or inside information are required
to take reasonable measures to ensure that proper safeguards are
in place to preserve strict confidentiality of inside information and
to ensure that its recipients recognise their obligations to maintain
the information confidential. The Policy shall be updated and revised
as and when necessary in light of changes in circumstances and
changes in the Listing Rules, Part XIVA of the SFO and relevant
statutory and regulatory requirements from time to time.

Whistle Blower Policy and Anti-Corruption Policies and
Systems

The Board has adopted the Whistle Blower Policy and system for
employees and those who deal with the Group to raise concerns, in
confidence and anonymity, if required and appropriate, with the Audit
Committee about possible improprieties in any matter related to the
Group.

The Board has also established policies and systems that promote
and support anti-corruption laws and regulation for setting out
responsibilities of the Group’s employees to identify and prevent
bribery and corruption in order to protect the integrity and reputation
of the Group.
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CORPORATE GOVERNANCE REPORT (continued)

Accountability and Audit (continued)
External Auditor’s Remuneration

During the year, the remuneration paid to Deloitte is set out as follows:

TAT
mAEEREZRSE Services rendered for the Group HK$’000
ZEUR Audit services $1,123,000
RS (REEMPHESR) Non-audit services (including review

of interim results) $289,000
45 Total $1,412,000
f% B £ B Shareholders Engagement
EtreFRERERSERTMEE53 M .57  The Board recognises the importance of good communication with
NEE Y BRI A BZEIA S EHgEE Shareholders. Information in relation to the Group is disseminated
o AEMEEERE MER A RERK - 2% to Shareholders in a timely manner through a number of formal
L ER ST ATEE R ATER  channels, which include interim and annual reports, announcements
ANA TV B, o and circulars. Such published documents together with the latest

RARBRBFRENEESERERRBEZ
BEENE EESIREBR2ERKAFANGL
BERR 2 ERER - BZEZEE  FWEEE
MR EESEE YEEZ%Eﬁﬁ%ﬁE#EﬁXQ
ZEerE—HREE(HNWZELZERELF
AREEEZENRR)RNBRRAFARG LOE
R o ERIARTRIFRIE ETRKT 2B
BEEZEg IR (AMMIEREZER @ AIE
S—BBUEEEEGNKE) NG LB EMBH
HERER 5 RBEE L IRR B E 2 T EMAZ 5

MmBRZRRAE - LEIZEEMR -

corporate information and news are also made available on the
website of the Company.

The Company’s AGM is a valuable forum for the Board to
communicate directly with Shareholders. The Chairman of the
Board actively participates at the AGM to answer any questions
from Shareholders. The chairmen of the Audit Committee, the
Remuneration Committee and the Nomination Committee or in their
absence, another member of the respective committees or failing that
their respective duly appointed delegate, are also available to answer
questions at the AGM. The chairman of any independent board
committee formed as necessary or pursuant to the Listing Rules (or if
no such chairman is appointed, at least a member of the independent
board committee) will also be available to answer questions at any
general meeting of Shareholders to approve a connected transaction
or any other transaction that is subject to independent Shareholders’
approval.

—E_RFFR
Annual Report 2025
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CORPORATE GOVERNANCE REPORT (continued)

Shareholders Engagement (continued)

During the year, the 2025 AGM was held on 21st May, 2025. The
attendance records of the Directors at the 2025 AGM are set out in
the section headed “The Board” of this report.

Separate resolutions are proposed at the general meetings for each
substantial issue, including the re-election of retiring Directors.

The notice to Shareholders is to be sent in the case of AGM at
least 21 days before the meeting and to be sent at least 14 days in
case of all other general meetings. An explanation of the detailed
procedures of conducting a poll is provided to the Shareholders at
the commencement of the meeting. The chairman of the meeting
answers questions from Shareholders regarding voting by way of a
poll. The poll results are published in the manner prescribed under the
requirements of the Listing Rules.

Shareholder(s) representing at least 5% of the total voting rights of all
Shareholders having a right to vote at general meetings as at the date
of deposit of the requisition can request the Directors to convene an
extraordinary general meeting (“EGM”) by sending a written request
to the registered office of the Company (“Registered Office”). Such
requisition must state the general nature of the business to be dealt
with at the EGM and must be authenticated by the person or persons
making it. Besides, Shareholders may make a proposal (“Proposal”)
at a Shareholders’ meeting by submitting it in written form to the
Board at the Registered Office (the address which can be found at the
“Corporate Information” section of this Annual Report) in accordance
with the Companies Ordinance and the Articles of Association where
applicable. The Proposal shall be in the form of a proposed resolution,
which shall clearly and concisely set out the Proposal for discussion
and be relevant to the Company’s business scope.

The Board has established a Shareholders’ Communication Policy
which sets out the channels of communication with the Shareholders.
A Shareholder may serve an enquiry to the Board at the Registered
Office for the attention of the Board in written form, which shall state
the nature of the enquiry and the reason for making the enquiry. In
addition, Shareholders can contact Tricor Investor Services Limited,
the share registrar of the Company, for any questions about their
shareholdings.
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CORPORATE GOVERNANCE REPORT (continued)

Shareholders Engagement (continued)

During the year, the Board conducted a review of the implementation
and effectiveness of the Shareholders Communication Policy. Having
considered the multiple channels of communication and engagement
in place as detailed above and in the Shareholders Communication
Policy, the Board is satisfied that the Shareholders Communication
Policy has been properly implemented and is effective.

The Articles of Association is available on the websites of the Stock
Exchange and the Company. There was no change in the Articles of
Association during the year.

Dividend Policy

The Board has adopted the Dividend Policy which aims at providing
reasonable and sustainable returns to Shareholders whilst maintaining
a position of financial stability which allows the Company to take
advantage of any investment and expansion opportunities that may
arise from time to time.

The Board may declare or propose dividends on an annual basis
and/or may declare interim dividends or special dividends. Proposal
or declaration of dividends by the Board is subject to consideration
of the Company’s and the Group’s operating results, accumulated
and future earnings, gearing, liquidity position, capital commitment
requirements and future expansion plans as well as general economic
conditions and external factors that may have impact on the financial
performance and position of the Company and the Group. In
addition, as the Company is a holding company, the Board will also
consider the dividends received from its subsidiaries and associates
as the ability to pay dividends by the Company is dependent on the
dividends received from those subsidiaries and associates.

The Board will regularly review the dividend policy and will amend
and/or modify the dividend policy if necessary.

—E_RFFR
Annual Report 2025
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Asiasec Properties Limited

CORPORATE GOVERNANCE REPORT (continued)

Corporate Governance Enhancement

Enhancing corporate governance is not simply a matter of applying
and complying with the CG Code of the Stock Exchange but also
about promoting and developing an ethical and healthy corporate
culture. We will continue to review and, where appropriate, improve
our current practices on the basis of our experience, regulatory
changes and developments. Any views and suggestions from
Shareholders to promote and improve our transparency are also
welcome.

On behalf of the Board

Patrick Lee Seng Wei
Chairman

Hong Kong, 19th March, 2026



ERERE
ARARZERZG([EEG DRAEEBEARTRA
MBAR(SABIAEEDEZE=_ZS_AF+=A
ST+ —HBILEFREZFRERBERGAVBRKZ
% .

BEG
RARDS—EREERAT HXEZMEL

BERNRNR-_ZE-_AF+-_A=+— EZIK%
B RFBIINGZE M B RARM LT -

AEERFAZWAZBZREBTBZER - A%
BEEZE-_T_AFT_A=T—HLEFEZRKA
NERBEAT 2N B B R £ BEBIINEGR A %R
RHTEES -

E Y/ Ae

AEEBEBOFADEINERRSE ([EFH
HFEAN - BMBFERRALRBELERE
AEENBEEEE - ARREBHRKERIIRN
ITRBEFIR - REANNMBRARRRERY
AEBRBELNDOMNEFERSESFORREMR -
MBELWIBKAEEEREN —#D -

FERBRRFREM

REFBRMNZERAREEESRE - BRERBE &
BreEEm s RANEE 2 Z5RIEMmED
TE BB RE T o AQ TZ%ﬁiﬂaﬁﬁﬁé
B )EMRAREARERFREREEEDR
ITEBME  LEIstE ‘&?ﬂmKE@%Wé
g HNIRBREEREEHMELEZ T ZERR
FIENERRREERANBERZRS  URAE
EERUEMEIEER -

39

DIRECTORS’ REPORT

The board of directors of the Company (“Board”) presents its annual
report and the audited consolidated financial statements of the
Company and its subsidiaries (collectively “Group”) for the year ended
31st December, 2025.

Principal Activities

The Company acts as an investment holding company. The principal
activities and details of its principal subsidiaries and an associate as
at 31st December, 2025 are set out in note 37 to the consolidated
financial statements.

The Group’s revenue for the year was derived mainly from activities
carried out in Hong Kong. The breakdown by principal activities of
the Group’s revenue and the contribution to profit before taxation
for the year ended 31st December, 2025 is set out in note 5 to the
consolidated financial statements.

Business Review

Detailed review of the Group’s business is set out in the Chairman’s
Statement (“CS”) on page 5. There are no important events affecting
the Group that have occurred since the end of the financial year.
Future development of the Company’s business is set out in the CS
on page 9. An analysis of the Group’s performance during the year
using financial key performance indicators is provided in the CS on
page 9. All such discussions form part of this Directors’ report.

Principal Risks and Uncertainties

The Group adopts a comprehensive risk management framework.
Risk management policies and procedures are regularly reviewed
and updated to react to changes in market conditions and the
Group’s business strategy. The audit committee of the Company
(“Audit Committee”) reviews risk-related policies and scrutinises
that management has performed its duty to have effective risk
management and internal control systems necessary for monitoring
and controlling major risks arising from the Group’s business
activities, changing external risks and the regulatory environment, and
reports to the Board on the above.

—E_RFFR
Annual Report 2025
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DIRECTORS’ REPORT (continued)

Business Review (continued)
Principal Risks and Uncertainties (continued)
Financial Risk

Financial risk includes market risk, credit risk and liquidity risk. Market
risk concerns that the value of an investment will change due to
movements in market factors and which can be further divided into
interest rate risk, foreign currency risk and other price risk. Credit
risk is the risk of losses arising from clients or counterparties failing
to make payments as contracted. Liquidity risk concerns that a given
security or asset cannot be traded readily in the market to prevent a
loss or make the required profit. Further discussion on financial risk
management is outlined in note 34(b) “Financial risk management
objectives and policies” to the consolidated financial statements.

Operational Risk

Operational risk is concerned with possible losses caused by
inadequate or failed internal processes, people, systems or external
events. Operational risk is mitigated and controlled through
establishing robust internal controls, setting out clear lines of
responsibility, proper segregation of duties and effective internal
reporting and contingency planning. It is our corporate culture that
the business and operating line management are fully aware of, and
responsible for, managing the operational risks of their business
units on a day-to-day basis. Independent monitoring and reviews are
conducted by the Internal Audit Function of the Group which reports
regularly to the Chairman of the Board and the Audit Committee.

Uncertainties

The Group’s business and profitability growth in the year under review
are affected by the uncertainty of the property market. The supply and
demand of the properties, government interventions over the property
market price, house price indexes and interest rates change in Hong
Kong may induce a material adjustment on the Group’s business,
financial position and results.
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DIRECTORS’ REPORT (continued)

Business Review (continued)
Environmental Policies and Performance

The Group is committed to the long-term sustainability of the
environment and communities in which it operates. Acting in an
environmentally responsible manner, the Group endeavours to comply
with the laws and regulations regarding environmental protection
legislated by the local government for managing the properties.

The Group is also committed to building an eco-friendly corporation.
It is the Group’s aim to reduce the impacts of its operations on
the environment. The environmental policies of the Group include
minimising consumption of paper and electricity, reducing waste and
promoting the use of electronic communication and storage.

For further information about the environmental policies and
performance of the Group during the year, as well as an account
of the Company’s relationship with other stakeholders (including
employees, customers and suppliers) that have a significant impact
of the Group including the community and our staff, please refer to
the “Environmental, Social and Governance Report” (“ESG Reports”)
separately released on the website of The Stock Exchange of Hong
Kong Limited (“Stock Exchange”) and the website of the Company in
the “ESG Reports” section under “Investor Relations”, the discussions
of which form part of this report.

To access the online version of the ESG Report, please refer to the
website addresses set out in the “Corporate Information” on page 3 of
this Annual Report.

Compliance with Laws and Regulations

The Group is committed to comply with laws and regulations that
govern our businesses. As the Company is incorporated in Hong
Kong, we are under the jurisdiction of Hong Kong. As a listed
company, we abide by the Rules Governing the Listing of Securities
on the Stock Exchange (“Listing Rules”) and Securities and Futures
Ordinance (“SFQO”).

—E_RFFR
Annual Report 2025
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DIRECTORS’ REPORT (continued)

Business Review (continued)
Compliance with Laws and Regulations (continued)

The relevant boards of directors and committees may make
recommendations to the Group in relation to relevant codes and
practice guides in pursuing business integrity and the results are
reviewed regularly. A variety of training on regulations and compliance
matters are also provided internally or through professional
institutions.

Our rental businesses are governed by the Landlord and Tenant
(Consolidation) Ordinance, Chapter 7 of the Laws of Hong Kong.
Our property management businesses are governed by the Building
Management Ordinance, Chapter 344 of the Laws of Hong Kong.

As far as the Board and management are aware, the Group has
complied in material respects with the relevant laws and regulations
that have a significant impact on the business and operation of
the Group. During the year, there was no material breach of or
non-compliance with the applicable laws and regulations by the
Group.

Results and Dividends

The results of the Group are set out in the consolidated statement
of profit or loss on page 65 and in the accompanying notes to the
consolidated financial statements.

The Board does not recommend the payment of any dividend for the
year ended 31st December, 2025 (2024: Nil).



WE - BE MR

AEERFAZYE  BEREEZFHBIIRE
B EWERMIFEI6 ©

ES

REFNR -_Z-_AF+-_A=+—HBz2XEY%
BRPINE12E o

B R B TR
ARTZBARERZ BB HEHRNE AU E
RIEE26 -

R

WPy - AR B BT (A AR -
e AR

B PO R R A2 30 AT SRR
0138 T 1 T BB AR 2 BT IR SR A
AT SEMBRTREHARANETRE 2
%o

f& 5K

\\\

ER—FARAEENRITEREMANRBEEAR
LR —FETBBMFNREERE LMERER
RIETENAEN - 1T REMBRZFEIREG
&M HRERME25

43

DIRECTORS’ REPORT (continued)

Property, Plant and Equipment

Property, plant and equipment of the Group during the year are set
out in note 16 to the consolidated financial statements.

Properties

Particulars of major properties of the Group as at 31st December,
2025 are set out on page 12.

Share Capital and Shares Issued

Details of movement in the share capital of the Company during the
year are set out in note 26 to the consolidated financial statements.

Debentures
The Group has not issued any debentures during the year.
Equity-linked Agreements

No equity-linked agreements that will or may result in the Company
issuing shares or that require the Company to enter into any
agreements that will or may result in the Company issuing shares
were entered into by the Company during the year or subsisted at the
end of the year.

Borrowings

The bank borrowing which is repayable within one year is classified as
current liabilities and the other borrowing which is repayable in more
than one year but not exceeding two years is classified as non-current
liabilities. Details of bank and other borrowings are set out in note 25
to the consolidated financial statements.

—E_RFFR
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DIRECTORS’ REPORT (continued)

Directors

The directors of the Company (“Directors”) during the year and up to
the date of this report were:

Executive Directors:

Patrick Lee Seng Wei

Lee Shu Yin

Tao Tsan Sang

Edwin Lo King Yau (retired on 1st March, 2026)

Independent Non-Executive Directors:

Li Chak Hung
Lisa Yang Lai Sum
Cheng Chi Kin

In accordance with Article 105(A) of the articles of association of
the Company (“Articles of Association”), Ms. Lisa Yang Lai Sum
and Mr. Cheng Chi Kin shall retire from office by rotation and, being
eligible, offer themselves for re-election at the forthcoming annual
general meeting of the Company (“AGM”).

Pursuant to Code Provision B.2.3 of Part 2 of the Corporate
Governance Code under Appendix C1 of the Listing Rules, if an
independent non-executive director has served more than nine years,
such director’s further appointment should be subject to a separate
resolution to be approved by shareholders. Ms. Lisa Yang Lai Sum
will serve as an Independent Non-Executive Director for more than
nine years on 21st March, 2026 and, being eligible, will stand for re-
election at the forthcoming AGM.

A list of names of all the directors who have served on the boards of
the Company’s subsidiaries during the year and up to the date of this
report is kept at the Company’s registered office and available for
inspection by the shareholder of the Company (“Shareholders”) during
normal office hours.
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DIRECTORS’ REPORT (continued)

Biographical Details of Directors and Senior
Management

Executive Directors

Patrick Lee Seng Wei, aged 74, was appointed an Executive
Director of the Company in November 2016 and was the Chief
Executive of the Company during the period from December 2016 to
January 2018. Mr. Lee was appointed the Chairman of the Company
in January 2018. He is also a director of certain subsidiaries of the
Company. Being an architect, he worked for IBM Australia before
becoming involved in property development in Malaysia and Hong
Kong more than forty years ago. He has extensive experience in the
property field. Mr. Lee is the managing director and an executive
director of Tian An China Investments Company Limited.

Lee Shu Yin, aged 59, has been the Chief Executive and an
Executive Director of the Company since January 2018. He is also
a director of certain subsidiaries of the Company. He has over
twenty years of experience in corporate finance, investment and
management. Mr. Lee served as Chief Investment Officer of Grand
River Properties Ltd. and as an executive of PGR Asian RE Fund
GP, Ltd., which managed a property-related investment account of
a wholly-owned subsidiary of Tian An China Investments Company
Limited (“TACI”). He is an independent non-executive director of
Altus Holdings Limited, a company listed on the GEM of The Stock
Exchange of Hong Kong Limited. Mr. Lee was a Non-Executive
Director of TACI during the period from March 2011 to June 2017
and an Executive Director of the same company from June 2017 to
January 2018. He served various positions as a vice president and
director in the Asian Equities division of JP Morgan Securities Limited/
Robert Fleming Securities and as an executive director of Goldman
Sachs International in Hong Kong. He holds a Master’s Degree in
Finance from the London Business School, and Bachelor of Arts and
Bachelor of Science Degrees from Stanford University. Mr. Lee is a
Chartered Financial Analyst charterholder.

—E_RFFR
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DIRECTORS’ REPORT (continued)

Biographical Details of Directors and Senior
Management (continued)

Executive Directors (continued)

Tao Tsan Sang, aged 61, was appointed an Executive Director of
the Company in November 2016. He is also a director of certain
subsidiaries of the Company. Mr. Tao holds a Master’s Degree
in Business Administration from The Hong Kong Polytechnic
University and is an associate of the Hong Kong Institute of Certified
Public Accountants and The Chartered Institute of Management
Accountants. He has extensive experience in accounting, financial
management and China business field. Mr. Tao is an executive
director and the finance director of Tian An China Investments
Company Limited.

Independent Non-Executive Directors

Li Chak Hung, aged 61, was appointed an Independent
Non-Executive Director of the Company in March 2017. Mr. Li
graduated from The Chinese University of Hong Kong and holds a
Bachelor’s Degree of Business Administration. Mr. Li is a Certified
Public Accountant (Practising) of the Hong Kong Institute of Certified
Public Accountants and a fellow of The Taxation Institute of Hong
Kong. He has over 30 years’ experience in accounting, auditing,
taxation and financial management. Mr. Li is currently an independent
non-executive director of each of APAC Resources Limited (“APAC”)
and Alpha Professional Holdings Limited (“Alpha Professional”). APAC
and Alpha Professional are companies listed on the main board of
The Stock Exchange of Hong Kong Limited (the “Stock Exchange”).
He was previously an independent non-executive director of Summit
Ascent Holdings Limited (“Summit Ascent”) during the periods from
October 2018 to January 2024, and 11 March 2025 to 30 August
2025. Summit Ascent was previously a company listed on the main
board of the Stock Exchange until 1 September 2025.

Lisa Yang Lai Sum, aged 59, was appointed an Independent
Non-Executive Director of the Company in March 2017. She
graduated from the University of Sydney with a Bachelor’s Degree in
Law and Economics and is also qualified as a solicitor in Australia and
England. She is a practising solicitor in Hong Kong and a consultant
of ONC Lawyers. Ms. Yang is also an independent non-executive
director of each of Allied Group Limited, Tian An China Investments
Company Limited and Tian An Medicare Limited.
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DIRECTORS’ REPORT (continued)

Biographical Details of Directors and Senior
Management (continued)

Independent Non-Executive Directors (continued)

Cheng Chi Kin, aged 57, was appointed an Independent
Non-Executive Director of the Company in April 2024. He obtained
a Degree in Business Studies from University of Glamorgan in
1992 and a Master degree in Business Administration from Cardiff
Business School in 1993. Mr. Cheng is a fellow member of Hong
Kong Institute of Certified Public Accountants and a fellow member
of the Association of International Accountants. He is a member
of Institute of Management Accountants. Mr. Cheng has more
than 30 years of working experience in merger and acquisition,
finance and accounting, banking, asset management and funds
operations in various industries including real estate developments,
infrastructure developments, real estate investment trusts (REITS),
securities investments and natural resources industries. Mr. Cheng
is currently a non-executive director of Baijin Life Science Holdings
Limited (formerly known as Affluent Partners Holdings Limited)
(“Baijin Life Science”), a company listed on the main board of The
Stock Exchange of Hong Kong Limited (the “Stock Exchange”), and
was formerly (i) an executive director of Baijin Life Science during
the period between September 2019 and March 2024; and (ii) the
chairman of Baijin Life Science during the period between October
2019 and March 2024. He was a director of Origin Agritech Limited,
a company listed on Nasdaq, during the period between August 2024
and September 2025. Mr. Cheng was an executive director and the
chief executive officer of China Uptown Group Company Limited from
June 2022 to March 2024, an executive director of DeTai New Energy
Group Limited from August 2021 to March 2024 and the chairman of
the board of the same company from November 2021 to March 2024,
the shares of both companies which are listed on the main board of
the Stock Exchange.

—E_RFFR
Annual Report 2025
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DIRECTORS’ REPORT (continued)

Senior Management

The senior management of the Group comprises the Executive
Directors above, namely, Mr. Patrick Lee Seng Wei, Mr. Lee Shu Yin
and Mr. Tao Tsan Sang.

Directors’ Service Contracts

None of the Directors proposed for re-election at the forthcoming
AGM has an unexpired service contract with the Group which is
not determinable by the Group within one year without payment of
compensation, other than statutory compensation.

Terms of Office for the Non-executive Directors

All Independent Non-Executive Directors have no designated length
of service but are subject to the relevant provisions of the Articles of
Association or any other applicable laws whereby the Directors shall
vacate or retire from their offices but are eligible for re-election.
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Directors’ Interests
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As at 31st December, 2025, Mr. Edwin Lo King Yau ™ " Director,
had the following interests in the shares and underlying shares of the

Company’s associated corporations, within the meaning of Part XV of

the SFO, as recorded in the register required to be kept under Section

352 of the SFO:

EFHE

Name of Director

[EER
Name of companies

BEROR
HRkiz8E
Number of shares
and underlying
shares interested

HERTRE
HyzEHEaL
Approximate %

of the
total number of
issued shares

HanE

Nature of interests

BEm(KE1)

Edwin Lo King Yau (Note 1)

BEsEERAR(HMESE])
(Hit2)

Allied Group Limited ("AGL”)
(Note 2)

ARERARARN(RERER])
(H7#3)

Tian An Medicare Limited (“TAMC”)
(Note 3)

280,000
(H7#3)
(Note 3)

276,000
(h##3)
(Note 3)

0.00%

0.02%

fELAHERS

NESREAGOHEE)

Personal interests

(held as beneficial owner)

AR
(REREBASNIE)

Personal interests

(held as beneficial owner)
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Asiasec Properties Limited

DIRECTORS’ REPORT (continued)

Directors’ Interests (continued)

Notes:
1. Retired on 1st March, 2026.

2. As at 31st December, 2025, AGL was the ultimate holding company of the
Company and therefore an associated corporation of the Company within the
meaning of Part XV of the SFO.

3. As at 31st December, 2025, TAMC was a non wholly-owned subsidiary of
Tian An China Investments Company Limited, the holding company of the
Company. Therefore, TAMC was an associated corporation of the Company
within the meaning of Part XV of the SFO.

4. All interests stated above represent long positions.

Save as disclosed above, as at 31st December, 2025, none of the
Directors and chief executive of the Company had any interests or
short positions in any shares, underlying shares or debentures of the
Company or any of its associated corporations, within the meaning
of Part XV of the SFO, as recorded in the register required to be kept
under Section 352 of the SFO or as otherwise notified to the Company
and the Stock Exchange pursuant to the Model Code for Securities
Transactions by Directors of Listed Issuers as set out in Appendix C3
of the Listing Rules.
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DIRECTORS’ REPORT (continued)

Directors’ Interests in Competing Businesses

During the year and up to the date of this report, the following
Directors are considered to have interests in the businesses listed
below which compete or are likely to compete, either directly or
indirectly, with the businesses of the Group pursuant to the Listing
Rules as set out below:

REEBED
Interest in
Competing Business

MEEB R
Description of
Competing Business*

TRIEEE AREHBEREBRRA([X%E]) E=% 1) -9
Mr. Patrick Lee Seng Wei Tian An China Investments Company director
Limited (“TACI”)
THIBEE BaEEBEETHEAR H5F )
Mr. Lee Shu Yin certain subsidiaries of AGL director
AREETHERR & CERBE QTR 5= (1),
certain subsidiaries, joint ventures and director
associates of TACI
MRESLE A& 5= 1-@
Mr. Tao Tsan Sang TACI director
BRWEE BasE BF 1 -
(R=ZF=-NF AGL director
= A—HEK)
Mr. Edwin Lo King Yau
(retired on 1st March, 2026)
& E=x M-
TACI director
# REBZHRFHER - # Competing business activities of the Group:
(1) MEELE (1) Property investment
(2 MmHEER (2)  Property management
3 fEE (3)  Money lending

FlERHEAFEEERNEMAREEES
—RBmBARE MRS  REDERTEAREE
£ - AERESENMEAREEURRRAAT 2
ERRENSTE - St - AREBUEAFR
AABYRZEAREBZ I ANETEAS 2%
& o

Although the above-mentioned Directors have competing interests in
other companies by virtue of their respective common directorship,
they will fulfil their fiduciary duties in order to ensure that they will act
in the best interests of the Shareholders and the Company as a whole
at all times. Hence, the Group is capable of carrying on its businesses
independently of, and at arm’s length from, the businesses of such

companies.
“EChEFEW
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DIRECTORS’ REPORT (continued)

Directors’ Interests in Transactions, Arrangements or
Contracts

Save as disclosed in note 31 under “Related Parties Transactions and
Balances” to the consolidated financial statements, no transactions,
arrangements or contracts of significance to which the Company or
any of its subsidiaries was a party and in which the Directors or an
entity connected with the Directors had a material interest, whether
directly or indirectly, subsisted at the end of the year or at any time
during the year.

Contracts of Significance

Save as disclosed in “Related Parties Transactions and Balances”
in note 31 to the consolidated financial statements, the following
transactions: (a) the sharing of internal audit services and
management information system services agreements entered into
by the Company (as service recipient) and AGL (as service provider);
(b) the sharing of administrative services and management services
agreements entered into by the Company (as service recipient) and
TACI (as service provider); (c) the provision of management services
agreements entered into by the Company (as service provider) and
TACI (as service recipient); (d) the provision of management services
agreements entered into by the Company (as service provider) and
AP Administration Limited (a subsidiary of AGL, as service recipient);
(e) the provision of management services agreements entered into by
the Company (as service provider) and TAMC (a subsidiary of TACI,
as service recipient); and (f) the sub-tenancy agreements entered into
by AGL (as landlord) and the Company (as tenant), there were (i) no
other contract of significance subsisting during or at the end of this
financial year between the Company, or one of its subsidiaries, and a
controlling shareholder or any of its subsidiaries; and (ii) no contract of
significance for the provision of services to the Company or any of its
subsidiaries by a controlling shareholder or any of its subsidiaries.
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DIRECTORS’ REPORT (continued)

Arrangements to Purchase Shares or Debentures

At no time during the year was the Company, its holding companies
or any of its subsidiaries, a party to any arrangements to enable the
Directors to acquire benefits by means of the acquisition of shares in,
or debentures of, the Company or any other body corporate.

Management Contracts

Save for employment contracts and the agreements relating to
the sharing of administrative services and management services
(“Administrative and Management Services”) and the sharing of
internal audit services and management information system services
(“IA & MIS Services”), no other contracts, relating to the management
and/or administration of the whole or any substantial part of the
business of the Company were entered into or subsisted during the
year.

The Company entered into the sharing of administrative services
and management services agreement (“2023 Administrative and
Management Services Agreement”) with TACI on 23rd December,
2022 in relation to the Administrative and Management Services for
a term of three years from 1st January, 2023 to 31st December,
2025, and another agreement on 19th December, 2025 (“2026
Administrative and Management Services Agreement”) to renew the
2023 Administrative and Management Services Agreement for a term
of three years from 1st January, 2026 to 31st December, 2028.

—E_RFFR
Annual Report 2025



54

EEE4E

FREXRLE  REARRZIFERPITEE R
AREZEFHRERVITES  HRKEER
“ECZFUBRRBREERS WS

TEZIAFTBRRBEREERG HBETER T
HeoBRMAEFEORMELESLESE  BERR

AZBTEERRLZHUTES  BWRRER
“R-HFTBRB R EERG

FOIBRRERERREBETEANE ©

RZFZR

K@ﬂﬁ%é%l \ZE_ZF+ZRA=+=
HRABEFREREERFREE L &
Ufg:_im%ﬁﬁ&aﬁf SRFWmE])
H-E-_=Ff—A—ARE-_ZT-_AF+=A
=t—RLERHB=F ¥YR_FT-_AF+ZA
FTNBIZ S —ERR( 2T NFRIPET R
EREBRESMH ) NEE T - = FRIHE
REBELESRHGRE BT "F—A—H
BTN \FFTZA=+—HILA#H=F-

BRMTEWE . BRRRZWITERRBAE
BZHTES  BERER T =FAET
RERERREGHHER T _ANFARETLE
BERRRBHETEENE

B3 -

DRMEERRLA

Asiasec Properties Limited

DIRECTORS’ REPORT (continued)

Management Contracts (continued)

Mr. Patrick Lee Seng Wei, being the Chairman and an Executive
Director of the Company, and the managing director and an
executive director of TACI, is deemed to be interested in the
2023 Administrative and Management Services Agreement and
the 2026 Administrative and Management Services Agreement.
Messrs. Edwin Lo King Yau ™ 7" and Tao Tsan Sang, being the
Executive Directors of the Company and the Executive Directors of
TACI, are deemed to be interested in the 2023 Administrative and
Management Services Agreement and the 2026 Administrative and

Management Services Agreement.

The Company entered into the sharing of internal audit services and
management information system services agreement (“2023 IA & MIS
Service Agreement”) with AGL on 23rd December, 2022 in relation
to the IA & MIS Services for a period of three years from 1st January,
2023 to 31st December, 2025 and another agreement on 19th
December, 2025 (“2026 1A & MIS Service Agreement”) to renew the
2023 IA & MIS Agreement for a term of three years from 1st January,
2026 to 31st December, 2028.

Mr. Edwin Lo King Yau ™°® " being an Executive Director of the
Company and an executive director of AGL, is deemed to be
interested in the 2023 |A & MIS Service Agreement and 2026 IA & MIS
Service Agreement.

Note:

1. Retired on 1st March, 2026
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DIRECTORS’ REPORT (continued)

Permitted Indemnity Provision

The Articles of Association provides that every Director or other officer
of the Company shall be entitled to be indemnified out of the assets of
the Company against all losses or liabilities which he/she may sustain
or incur in or about the execution of the duties of his/her office or
otherwise in relation thereto. In addition, the Company has maintained
appropriate directors and officers liability insurance in respect of
relevant legal actions against the Directors and officers.

Substantial Shareholders’ and Other Persons’
Interests

To the best of Directors’ knowledge, as at 31st December, 2025,
the following Shareholders had interests in the shares or underlying
shares of the Company as recorded in the register required to be kept
under Section 336 of the SFO:

BEROREMKRKZHE
Number of shares and underlying shares interested
BEAER EEER
(LESRAA (S:E HEBT
5R%H) ZER) B8z
Personal Corporate #BEAt
Interests Interests Approximate %
(held as (interest of Htg s gaueg of the total
BERE beneficial controlled Other Total number of
Name of Shareholders owner)  corporation) Interests Interests issued shares
L - 980,376,898 - 930,376,898 74.98%
TACI (Hfiz1)
(Note 1)
HAER - 930,376,898 = 930,376,898 74.98%
AGL (H15E3) (Hzt2)
(Note 3) (Note 2)
Lee and Lee Trust - 930,376,898 - 930,376,898 74.98%
(Hist4) (Hzt2)
(Note 4) (Note 2)
“EChEFEW
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DIRECTORS’ REPORT (continued)

Substantial Shareholders’ and Other Persons’
Interests (continued)

Notes:

Save

The interest was held by Autobest Holdings Limited (“Autobest”), a wholly-
owned subsidiary of Advance Growth Investments Limited (“Advance
Growth”). As Advance Growth is a wholly-owned subsidiary of TACI, TACI
was therefore deemed to have an interest in the shares in which Autobest
was interested.

This represents the same interests of TACI in 930,376,898 shares.

AGL, through its wholly-owned subsidiaries, indirectly owned approximately
56.94% of the total number of issued shares of TACI and was therefore
deemed to have an interest in the shares in which TACI was interested.

Mr. Lee Seng Hui, Ms. Lee Su Hwei and Mr. Lee Seng Huang are the trustees
of Lee and Lee Trust, being a discretionary trust. The Lee and Lee Trust
controlled approximately 74.99% of the total number of issued shares of
AGL (inclusive of Mr. Lee Seng Hui’s personal interests) and was therefore
deemed to have an interest in the shares in which AGL was interested
through TACI.

All interests stated above represent long positions.

as disclosed above, as at 31st December, 2025, the Company

was not notified of any other persons having any interests or short

positions in the shares or underlying shares of the Company as

recorded in the register required to be kept by the Company under
Section 336 of the SFO.
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DIRECTORS’ REPORT (continued)

Employees

As at 31st December, 2025, the Group employed 32 (2024: 30)
persons, all (2024: all) were employed in Hong Kong. The Group
maintains a policy of paying competitive remuneration packages
and employees are also rewarded on performance related basis
including salary and bonus. Details of the Directors’ emoluments
and employees’ and senior management’s emoluments in the
Group for the year ended 31st December, 2025 are set out in
notes 12 and 13 to the consolidated financial statements. Details
of the remuneration policy of the Directors, including the basis of
determining the emoluments payable to the Directors, are set out in
the “Remuneration Committee” section contained in the Corporate
Governance Report on page 25.

In addition to basic salaries, full-time employees in Hong Kong are
provided with medical insurance and mandatory provident fund
scheme.

Major Customers and Suppliers

During the year, the aggregate revenue attributable to the Group’s
largest customer and the five largest customers were approximately
19% and 62% of the Group’s revenue respectively, and the aggregate
purchases attributable to the Group’s largest supplier and the five
largest suppliers were approximately 64% and 85% of the Group’s
purchases respectively.

None of the Directors, their close associates or any Shareholders,
which to the knowledge of the Directors owned more than 5% of the
Company’s total number of issued shares, had an interest in any of
the Group’s five largest customers or suppliers.

Purchase, Sale or Redemption of the Listed Securities

During the year ended 31st December, 2025, neither the Company
nor any of its subsidiaries had purchased, sold or redeemed any of the
Company’s listed securities.

—E_RFFR
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Asiasec Properties Limited

DIRECTORS’ REPORT (continued)

Donations
The Group made charitable donations of HK$1,000 during the year.
Corporate Governance

The Company is committed to maintaining a high standard of
corporate governance practices. Information on the corporate
governance practices adopted by the Company is set out in the
Corporate Governance Report on pages 13 to 38.

Sufficiency of Public Float
Based on the information that is publicly available to the Company
and within the knowledge of the Directors, as at the date of this

report, the Company has maintained sufficient public float as required
under the Listing Rules.

Auditor

A resolution will be submitted to the forthcoming AGM to re-appoint
Deloitte Touche Tohmatsu as the auditor of the Company.

On behalf of the Board

Patrick Lee Seng Wei
Chairman

Hong Kong, 19th March, 2026
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INDEPENDENT AUDITOR’S REPORT

=ED

TO THE MEMBERS OF ASIASEC PROPERTIES LIMITED
(incorporated in Hong Kong with limited liability)

Opinion

We have audited the consolidated financial statements of Asiasec
Properties Limited (the “Company”) and its subsidiaries (collectively
referred to as the “Group”) set out on pages 65 to 163, which
comprise the consolidated statement of financial position as at 31st
December, 2025, and the consolidated statement of profit or loss,
consolidated statement of profit or loss and other comprehensive
income, consolidated statement of changes in equity and
consolidated statement of cash flows for the year then ended, and
notes to the consolidated financial statements, including material
accounting policy information and other explanatory information.

In our opinion, the consolidated financial statements give a true and
fair view of the consolidated financial position of the Group as at 31st
December, 2025, and of its consolidated financial performance and
its consolidated cash flows for the year then ended in accordance
with HKFRS Accounting Standards as issued by the Hong Kong
Institute of Certified Public Accountants (“HKICPA”) and have been
properly prepared in compliance with the Hong Kong Companies
Ordinance.

Basis for Opinion

We conducted our audit in accordance with Hong Kong Standards on
Auditing (“HKSAs”) issued by the HKICPA. Our responsibilities under
those standards are further described in the Auditor’s Responsibilities
for the Audit of the Consolidated Financial Statements section of
our report. We are independent of the Group in accordance with
the HKICPA’s Code of Ethics for Professional Accountants (the
“Code”), as applicable to audits of financial statements of public
interest entities. We have fulfilled our other ethical responsibilities in
accordance with the Code. We believe that the audit evidence we
have obtained is sufficient and appropriate to provide a basis for our
opinion.

“EChEFW
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B BEhERE (]) INDEPENDENT AUDITOR’S REPORT (continued)

FREEERT =R
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Key Audit Matters

Key audit matters are those matters that, in our professional
judgment, were of most significance in our audit of the consolidated
financial statements of the current period. These matters were
addressed in the context of our audit of the consolidated financial
statements as a whole, and in forming our opinion thereon, and we do

not provide a separate opinion on these matters.

REEIER
Key audit matter

RRMRZGE

BEMREPEERREAERZAE
How our audit addressed the key audit matter

Valuation of investment properties

BMBREMELERELSBERETZE  ARREY
¥HEEREVBERREBMEBER  URREER
R EERTRERHE -

We identified the valuation of investment properties as a
key audit matter due to the significance of the balance
to the consolidated financial statements as a whole,
combined with the significant judgments and estimations
associated with determining the fair value.

BFEEVMBRRMTITHERE  EEBIREME
BURBBCEEMERFES  RZZE_AF+A
=+—H5M&EA2,096,980,0008 T - RBE-T_RF
TZA=T—BRIEFE  EEEKREREVEZILAAE
BE# ) 2 E18/5206,701,000/8 T B RERE B sk N HE
As disclosed in note 17 to the consolidated financial
statements, the Group’s investment properties which
represent commercial properties and carparks located
in Hong Kong carried at HK$2,096,980,000 as at
31st December, 2025. During the year ended 31st
December, 2025, a loss from change in fair value of the
Group’s investment properties of HK$206,701,000 was
recognised in the consolidated statement of profit or
loss.

EEBCEREMETNZEB LA BRBEXRTHA
([FHkED ) ETZHERAABEET - MEKRERD
NEBEBHEB  ETEEREINEIZWAME - 2FH
Hasx  BHERGEERER SN TISEMES °

All of the Group’s investment properties are measured
at fair value with reference to the valuation performed
by an independent and qualified professional valuer (the
“Valuer”). The valuation depends on certain significant
assumptions and key inputs that involve management’s
judgments, including term yield, revisionary yield and
market unit rent.

DEBEERAAE
Asiasec Properties Limited

BB EREYE 2 HEZEFERE
Our procedures in relation to the valuation of investment
properties included:

o AHMERHMARDZ BSES - RN REFEIM
o Evaluating the competence, capabilities and
objectivity of the Valuer;

o BRIV MERBRERTE  MEMSZIRR
HEMRA EERK - HEMA 2 BSEH EEE
REZ@ABIE

° Understanding the Valuer’s valuation process and
methodology, the performance of the property
markets, significant assumptions adopted, critical
judgmental areas and key inputs used in the
valuation;

o  AMEEITERBELTZHIERBRRZAEML &

° Evaluating the reasonableness of the methodology
and assumptions when compared with industry
norms; and

e RERMEVMETSNAE  BRAXREBEEZ
BRI RMISEE - ST hERE R AT RN 2 =
EWMABBAEIL -

o Assessing the reasonableness of the key inputs
adopted by management and the Valuer by
comparing them, on a sample basis, to entity-
specific information and market data based on our
knowledge of the property markets.
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INDEPENDENT AUDITOR’S REPORT (continued)

Other Information

The directors of the Company (“Directors”) are responsible for the
other information. The other information comprises the information
included in the annual report, but does not include the consolidated
financial statements and our auditor’s report thereon.

Our opinion on the consolidated financial statements does not cover
the other information and we do not express any form of assurance
conclusion thereon.

In connection with our audit of the consolidated financial statements,
our responsibility is to read the other information and, in doing so,
consider whether the other information is materially inconsistent with
the consolidated financial statements or our knowledge obtained in
the audit or otherwise appears to be materially misstated. If, based
on the work we have performed, we conclude that there is a material
misstatement of this other information, we are required to report that
fact. We have nothing to report in this regard.

Responsibilities of Directors and Those Charged with
Governance for the Consolidated Financial Statements

The Directors are responsible for the preparation of the consolidated
financial statements that give a true and fair view in accordance
with HKFRS Accounting Standards as issued by the HKICPA and
the Hong Kong Companies Ordinance, and for such internal control
as the Directors determine is necessary to enable the preparation
of consolidated financial statements that are free from material
misstatement, whether due to fraud or error.

In preparing the consolidated financial statements, the Directors are
responsible for assessing the Group’s ability to continue as a going
concern, disclosing, as applicable, matters related to going concern
and using the going concern basis of accounting unless the Directors
either intend to liquidate the Group or to cease operations, or have no
realistic alternative but to do so.

Those charged with governance are responsible for overseeing the
Group’s financial reporting process.
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Asiasec Properties Limited

INDEPENDENT AUDITOR’S REPORT (continued)

Auditor’s Responsibilities for the Audit of the
Consolidated Financial Statements

Qur objectives are to obtain reasonable assurance about whether
the consolidated financial statements as a whole are free from
material misstatement, whether due to fraud or error, and to
issue an auditor’s report that includes our opinion solely to you,
as a body, in accordance with section 405 of the Hong Kong
Companies Ordinance, and for no other purpose. We do not assume
responsibility towards or accept liability to any other person for
the contents of this report. Reasonable assurance is a high level
of assurance, but is not a guarantee that an audit conducted in
accordance with HKSAs will always detect a material misstatement
when it exists. Misstatements can arise from fraud or error and are
considered material if, individually or in the aggregate, they could
reasonably be expected to influence the economic decisions of users
taken on the basis of these consolidated financial statements.

As part of an audit in accordance with HKSAs, we exercise
professional judgment and maintain professional skepticism
throughout the audit. We also:

° Identify and assess the risks of material misstatement of the
consolidated financial statements, whether due to fraud or error,
design and perform audit procedures responsive to those risks,
and obtain audit evidence that is sufficient and appropriate
to provide a basis for our opinion. The risk of not detecting a
material misstatement resulting from fraud is higher than for
one resulting from error, as fraud may involve collusion, forgery,
intentional omissions, misrepresentations, or the override of
internal control.

° Obtain an understanding of internal control relevant to the audit
in order to design audit procedures that are appropriate in the
circumstances, but not for the purpose of expressing an opinion
on the effectiveness of the Group’s internal control.

° Evaluate the appropriateness of accounting policies used
and the reasonableness of accounting estimates and related
disclosures made by the Directors.
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INDEPENDENT AUDITOR’S REPORT (continued)

Auditor’s Responsibilities for the Audit of the
Consolidated Financial Statements (continued)

° Conclude on the appropriateness of the Directors’ use of the
going concern basis of accounting and, based on the audit
evidence obtained, whether a material uncertainty exists related
to events or conditions that may cast significant doubt on the
Group’s ability to continue as a going concern. If we conclude
that a material uncertainty exists, we are required to draw
attention in our auditor’s report to the related disclosures in the
consolidated financial statements or, if such disclosures are
inadequate, to modify our opinion. Our conclusions are based
on the audit evidence obtained up to the date of our auditor’s
report. However, future events or conditions may cause the
Group to cease to continue as a going concern.

° Evaluate the overall presentation, structure and content of the
consolidated financial statements, including the disclosures,
and whether the consolidated financial statements represent the
underlying transactions and events in a manner that achieves
fair presentation.

o Plan and perform the group audit to obtain sufficient appropriate
audit evidence regarding the financial information of the entities
or business units within the Group as a basis for forming an
opinion on the Group financial statements. We are responsible
for the direction, supervision and review of the audit work
performed for purpose of the group audit. We remain solely
responsible for our audit opinion.

We communicate with those charged with governance regarding,
among other matters, the planned scope and timing of the audit
and significant audit findings, including any significant deficiencies in
internal control that we identify during our audit.

We also provide those charged with governance with a statement
that we have complied with relevant ethical requirements regarding
independence, and to communicate with them all relationships
and other matters that may reasonably be thought to bear on our
independence, and where applicable, actions taken to eliminate
threats or safeguards applied.
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DEBEERAAE
Asiasec Properties Limited

INDEPENDENT AUDITOR’S REPORT (continued)

Auditor’s Responsibilities for the Audit of the
Consolidated Financial Statements (continued)

From the matters communicated with those charged with
governance, we determine those matters that were of most
significance in the audit of the consolidated financial statements
of the current period and are therefore the key audit matters. We
describe these matters in our auditor’s report unless law or regulation
precludes public disclosure about the matter or when, in extremely
rare circumstances, we determine that a matter should not be
communicated in our report because the adverse consequences
of doing so would reasonably be expected to outweigh the public
interest benefits of such communication.

The engagement partner on the audit resulting in this independent
auditor’s report is Li Man Kei (practising certificate number: P04412).

Deloitte Touche Tohmatsu
Certified Public Accountants
Hong Kong

19th March, 2026
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CONSOLIDATED STATEMENT OF PROFIT OR LOSS

for the year enaed 37st December, 2025

—E-RE —TE-UE
2025 2024
P 5 FHEIT FET
NOTES HK$°000 HK$’000
WA Revenue 5a 50,338 47,286
E bl A Other income 6 3,334 10,894
Hipuas (EE) Other gain (loss) 7 192 (864)
e KRE Rent and rates (3,415) (3,542)
BFERE Building management fees (8,825) (7,441)
EEKRA(BEESHE) Staff costs (including directors’
emoluments) (11,641) (10,914)
PrEE B 3 Depreciation and amortisation (64) (82)
HIERRE Repairs and maintenance (10,632) (1,668)
HafAx Other expenses (12,059) (9,013)
A& KA Finance costs 8 (23,545) (34,095)
R AREYMERGRIAEZ Operating loss before change in
AR BEEHFBHEEEE fair value of investment properties
RAEL 7 55 ORE ) R ER B and financial instruments and
H 4T & B8 (impairment losses) reversal of
impairment losses under expected
credit loss model, net (16,317) (9,439)
REKREMHEZ AR EBEEEE Loss from change in fair value of
ZEE investment properties 17 (206,701) (67,862)
FEHEEEBRAE 2 FEOME) (Impairment losses) reversal of
B Bl impairment losses under expected
credit loss model, net 9 (387) 607
BRBEREAREEREZ Net increase in fair value of financial
TREEZAAEBE assets at fair value through profit or
JEIE N loss 428 814
W 15 Al B 18 Loss before taxation (222,977) (75,880)
FriSHiE 40 Income tax credit 10 8,800 1,128
REEBE Loss for the year 11 (214,177) (74,752)
Bl BN
HK cents HK cents
ShREE Loss per share
9N Basic 14 (17.26) (6.03)
“EChEFW
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FeEsREMZERESR CONSOLIDATED STATEMENT OF PROFIT OR LOSS
AND OTHER COMPREHENSIVE INCOME
e _—_E_fhFf+_H=1+—HILFE for the year ended 37st December; 2025
ZE_RE —EZEF
2025 2024
F#ET FET

HK$°000 HK$°000

REEEE Loss for the year (214,177) (74,752)
AEEHMEEER - Other comprehensive expense for the year,
(GTRE net of tax:
FEETEER D EE B 2B - Item that will not be reclassified subsequently to
profit or loss:
FEREMEE IR ER Change in fair value of equity instrument
ARBEREZRATIAZ at fair value through other
AR EEED comprehensive income (5,770) (5,930)
AEEEEERMERE Total comprehensive expense for the year (219,947) (80,682)
ERMEFRAG
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FEaMBERAE CONSOLIDATED STATEMENT OF
FINANCIAL POSITION
R-E—_FFF+—_H=+—H at 37st December; 2025
ZE-RE —ZT_MF
2025 2024
B aE F#ET FAET

NOTES HK$°000 HK$°000

EmENEE Non-current assets
VI - BB R Property, plant and equipment 16 284 348
EE Investment properties 17 2,096,980 2,266,120
R — A& A Rl 2 e Interests in an associate 18 - =
EREMEEBREAR Equity instrument at fair value through

BEREZRATLA other comprehensive income 19 20,190 25,960
(e Club memberships 4,261 4,261

2,121,715 2,296,689

mENEE Current assets
T REHMERRIE - FER Trade and other receivables,

R RiE® prepayments and deposits 20 17,392 12,694
FEWER Loan receivable 21 - =
BRBREAABEREEZ Financial assets at fair value

TRIEE through profit or loss 22 43,465 52,971
ERE A ENRES Income tax recoverable 2,209 383
ReRRESEE Cash and cash equivalents 23 48,992 68,355

112,058 134,403
4 A=K Current liabilities
ERFIE R EFHE A Creditors and accruals 24 30,417 32,152
FERT RSB Income tax payable 57 996
PBITER Bank borrowing 25 180,000 100,000

210,474 133,148
mB(AR)SERE Net current (liabilities) assets (98,416) 1,255
BEERRDARE Total assets less current liabilities 2,023,299 2,297,944
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FEMBRRAE (&) CONSOLIDATED STATEMENT OF
FINANCIAL POSITION (continued)
R-E—_FHFF+—_H=+—H at 37st December; 2025
ZE-HE _—ZT_MF
2025 2024
B 5T F#ET FEIL

NOTES HK$°000 HK$°000

1% 981 ] Capital and reserves

[N Share capital 26 681,899 681,899
B Reserves 840,223 1,060,170
gaaE Total equity 1,622,122 1,742,069
ERBER Non-current liabilities

EERIEAE Deferred tax liabilities 27 131,177 140,875
HAbER Other borrowings 25 370,000 415,000

501,177 555,875

2,023,299 2,297,944

TIHNFESEEF163E 2 HEATBHERD N The consolidated financial statements on pages 65 to 163 were
TTE-oRNFE=ATHNhBRKEZSBEAERLEE approved and authorised for issue by the Board of Directors on 19th

Tz - WA TIEFRERESE March, 2026 and are signed on its behalf by:
ERiE EHE
Patrick Lee Seng Wei Lee Shu Yin
BEF BEF
Director Director
DR EFRAR

Asiasec Properties Limited
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Foy=g i End ] ES CONSOLIDATED STATEMENT OF
CHANGES IN EQUITY
e _—_E_fhFf+_HA=1+—HIFE for the year ended 371st December;, 2025
RE ER
3 EffGE g 1E ] RERT B
Investment
Share revaluation Exchange Retained Total
capital reserve reserve profits equity
FET FET FET FAET FAET
HK$'000 HK$'000 HK$000 HK$000 HK$000
R-ZT-ME—F—H At 1st January, 2024 681,899 21,836 (7,316) 1,126,332 1,822,751
KEEER Loss for the year - - - (74,752) (74,752)
FREMEARGER Change in fair value of equity
AREEREZKATAZA  instrument at fair value through
NEEEE other comprehensive income - (5,930) - - (5,930)
AEEEMEEER Other comprehensive expense for
the year - (5,930) - - (5,930)
AEEZEERER Total comprehensive expense for
the year - (5,930) - (74752)  (80,682)
RZEZEEF
+-A=+—H At 31st December, 2024 681,899 15,906 (7,316) 1,051,580 1,742,069
AEEEE Loss for the year - - - (214,177) (214,177)
FBREMEARGR Change in fair value of equity
ARBEREZKATEZZA  instrument at fair value through
nEEED other comprehensive income - (5,770) = = (5,770)
AEEEMEEER Other comprehensive expense for
the year - (5,770) - - (5,770)
AEEEHERLES Total comprehensive expense for
the year - (5,770) - (214,177) (219,947
RZE-RF
+-A=+—-H At 31st December, 2025 681,899 10,136 (7,316) 837,403 1,522,122
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HeRenEE

BE TR+ -A=1—HIFE

CONSOLIDATED STATEMENT OF

CASH FLOWS

for the year enaed 57st December, 2025

ZEZRFE —_T_NMF
2025 2024
B =E FHET FAETL
NOTES HK$°000 HK$’000
BEEB OPERATING ACTIVITIES
R 75 Al B 18 Loss before taxation (222,977) (75,880)
T Adjustments for:
M - BERKEZITE Depreciation of property, plant and
equipment 64 82
SHIE N (W) EE Net exchange (gain) loss (192) 864
TR EBEER 2 F58E Impairment losses (reversal of
BB CRERD) impairment losses) under expected
credit loss model, net 387 (607)
KEREWMEZ AnBE Loss from change in fair value of
HH) 2 8 investment properties 206,701 67,862
RITHEMA Bank interest income (1,482) (3,865)
B A B A Loan interest income - (8,913)
Bl & A AN Finance costs 23,545 34,095
FRBRR AR BEERE L Net increase in fair value of
TRMEECAREEE financial assets at fair value through
&N profit or loss (428) (814)
2R B E i JE W kI8 2 I B A Interest income from other receivables (269) (287)
BEESEEAZ Operating cash flows before working
EER SN capital changes 5,349 17,5637
R MEMBEBHIE « FERERK KL (Increase) decrease in trade and
&4 (38 h) R other receivables, prepayments and
deposits (5,177) 2,038
e ERTE K FEET B R Decrease in creditors and accruals (960) (1,268)
(AR)KEEEERZEER Cash (used in) from operations (788) 18,307
ERNEBENR Hong Kong Profits Tax paid (3,663) (3,807)
(AR)REEEXEBZHEBE NET CASH (USED IN) FROM
OPERATING ACTIVITIES (4,451) 14,500
ERMEFRAG

Asiasec Properties Limited
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CONSOLIDATED STATEMENT OF
CASH FLOWS (continued)
for the year enaed 57st December, 2025
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ZE-RE —TMF
2025 2024
B 5T FHET F&r
NOTES HK$’000 HK$’000
BEXE INVESTING ACTIVITIES
REYEZBE Addition to investment properties 17 (37,561) (64,822)
BRI EBEBERZA N EEKEE Proceed from redemption of
L REE IR financial assets at fair value
through profit or loss 10,128 21,413
B E A E Loan interest received - 4,486
BERER Loan repaid - 77,820
BRI T B Bank interest received 1,574 4,392
B0k B EAth fE U 08 2 FI SR Interest received from other receivables 269 287
(AR)REREXRBZHLBE NET CASH (USED IN) FROM
INVESTING ACTIVITIES (25,590) 43,576
MEER FINANCING ACTIVITIES
BERFIE Interest paid (24,320) (34,964)
REFRTREMERZFTER New loan from bank and other
borrowings 167,983 295,000
BEEMER Repayment of other borrowings (132,983) (880,000)
RE(ARMEEBEZRE NET CASH FROM (USED IN)
FINANCING ACTIVITIES 10,680 (119,964)
BeRB&EERBRVBHE NET DECREASE IN CASH AND
CASH EQUIVALENTS (19,361) (61,888)
REMZHERESEE CASH AND CASH EQUIVALENTS AT
THE BEGINNING OF THE YEAR 68,355 130,495
SFERBMERBZNE EFFECT OF FOREIGN EXCHANGE
RATE CHANGES (2) (252)
RERZASRESEE CASH AND CASH EQUIVALENTS AT
THE END OF THE YEAR 48,992 68,355
—ERFFER
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Asiasec Properties Limited

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS
for the year enaed 57st December, 2025

1. GENERAL INFORMATION

Asiasec Properties Limited (the “Company”) is a public limited
company incorporated in Hong Kong and its shares are listed on The
Stock Exchange of Hong Kong Limited (“Stock Exchange”). Its parent
is Autobest Holdings Limited (incorporated in the British Virgin Islands)
and its ultimate holding company is Allied Group Limited (“AGL”)
(incorporated in Hong Kong and listed on the Stock Exchange).
The address of the registered office which is also principal place of
business of the Company is disclosed in the “Corporate Information”
section of this annual report.

The principal activities of the Company and its subsidiaries
(collectively referred to as the “Group”) are property investment
(including by way of equity investment as details set out in note 19),
property leasing and estate management. The consolidated financial
statements are presented in Hong Kong dollars (“HK$”), which is also
the functional currency of the Company.

2. APPLICATION OF NEW AND AMENDMENTS TO
HKFRS ACCOUNTING STANDARDS

Amendments to HKFRS Accounting Standard that are
mandatorily effective for the current year

In the current year, the Group has applied the following amendments
to HKFRS Accounting Standard as issued by the Hong Kong Institute
of Certified Public Accountants (“HKICPA”) for the first time, which
are mandatorily effective for the Group’s annual period beginning on
1st January, 2025 for the preparation of the consolidated financial
statements:

Amendments to HKAS 21 Lack of Exchangeability

The application of the amendments to HKFRS Accounting Standard in
the current year has had no material impact on the Group’s financial
positions and performance for the current and prior years and/or on
the disclosures set out in these consolidated financial statements.
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

2. APPLICATION OF NEW AND AMENDMENTS TO
HKFRS ACCOUNTING STANDARDS (continued)

New and amendments to HKFRS Accounting Standards in issue
but not yet effective

The Group has not early applied the following new and amendments

to HKFRS Accounting Standards that have been issued but are not

yet effective:

Amendments to HKAS 21 Translation to a Hyperinflationary
Presentation Currency?®

Amendments to HKFRS 9
and HKFRS 7

Amendment to the Classification
and Measurement of Financial
Instruments?

Amendments to HKFRS 9
and HKFRS 7

Contract Referencing
Nature-dependent Electricity?

Amendments to HKFRS 10
and HKAS 28

Sale or Contribution of
Assets between an Investor and
its Associate or Joint Venture'
Amendments to HKFRS
Accounting Standards

Annual Improvements to
HKFRS Accounting Standards
— Volume 112

HKFRS 18 Presentation and Disclosure in

Financial Statements®

i Effective for annual periods beginning on or after a date to be determined.
2 Effective for annual periods beginning on or after 1st January 2026.

€ Effective for annual periods beginning on or after 1st January 2027.

Except for the new HKFRS Accounting Standards mentioned
below, the directors of the Company (“Directors”) anticipate that the
application of all amendments to HKFRS Accounting Standards will
have no material impact on the consolidated financial statements in
the foreseeable future.

“EChEFW
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DEBEERAAE
Asiasec Properties Limited

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

2. APPLICATION OF NEW AND AMENDMENTS TO
HKFRS ACCOUNTING STANDARDS (continued)

New and amendments to HKFRS Accounting Standards in issue
but not yet effective (continued)

HKFRS 18 Presentation and Disclosure in Financial Statements

HKFRS 18 “Presentation and Disclosure in Financial Statements”
(“HKFRS 18”), which sets out requirements on presentation and
disclosures in financial statements, will replace HKAS 1 “Presentation
of Financial Statements” (“HKAS 1”). This new HKFRS Accounting
Standard, while carrying forward many of the requirements in HKAS
1, introduces new requirements to present specified categories and
defined subtotals in the statement of profit or loss; provide disclosures
on management-defined performance measures in the notes to the
financial statements and improve aggregation and disaggregation of
information to be disclosed in the financial statements. In addition,
some HKAS 1 paragraphs have been moved to HKAS 8 “Accounting
Policies, Changes in Accounting Estimates and Errors” and HKFRS
7 “Financial Instruments: Disclosures”. Minor amendments to HKAS
7 “Statement of Cash Flows” and HKAS 33 “Earnings per Share” are
also made.

HKFRS 18, and amendments to other standards, will be effective
for annual periods beginning on or after 1st January 2027, with
early application permitted. The application of the new standard is
expected to affect the presentation of the statement of profit or loss
and disclosures in the future financial statements. The Group is in the
process of assessing the detailed impact of HKFRS 18 on the Group’s
consolidated financial statements.
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION

The consolidated financial statements have been prepared in
accordance with HKFRS Accounting Standards as issued by the
HKICPA and the Hong Kong Companies Ordinance. For the purpose
of preparation of the consolidated financial statements, information
is considered material if such information is reasonably expected
to influence decisions made by primary users. In addition, the
consolidated financial statements include applicable disclosures
required by the Rules Governing the Listing of Securities on Stock
Exchange (the “Listing Rules”).

In preparing the consolidated financial statements, the Directors have
given careful consideration to the future liquidity of the Group in light
of the fact that the Group incurred operating loss for HK$214,177,000
and has negative operating cash flow of HK$4,451,000 for the year
ended 31st December, 2025 and, as of that date, the Group’s current
liabilities exceeded its current assets by HK$98,416,000, which
mainly due to a bank borrowing of HK$180,000,000 which was due
for settlement within twelve months and was classified as current
liability.
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DEBEERAAE
Asiasec Properties Limited

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION (continued)

The Directors have reviewed the Group’s cash flow projections
prepared by the management, which cover a period of twelve months
from the date of approval of the consolidated financial statements.
The Group expects to continue to enhance its liquidity and operating
cash flows for the next twelve months upon completion of renovation
and commencement of generation of rental income from Laneway
(formerly known as Concord Square), a commercial property held by
the Group. The Group also has unutilised facility from its intermediate
holding company with aggregate amount of HK$230,000,000 as at
31st December, 2025. Thus, the Group will have sufficient working
capital to finance its operations and meet its financial obligations as
and when they fall due within twelve months from the date of approval
of the consolidated financial statements. Accordingly, the Directors
have, at the date of approving the consolidated financial statements,
a reasonable expectation that the Group has adequate resources to
continue in operational existence for the foreseeable future. Thus,
they continue to adopt the going concern basis of accounting in
preparing the consolidated financial statements.

The consolidated financial statements have been prepared on the
historical cost basis except for certain properties and financial
instruments that are measured at fair values at the end of each
reporting period, as explained in the accounting policies set out
below.
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION (continued)

For financial reporting purposes, fair value measurements are
categorised into Level 1, 2 or 3 based on the degree to which
the inputs to the fair value measurements are observable and the
significance of the inputs to the fair value measurement in its entirety,

which are described as follows:

o Level 1 inputs are quoted prices (unadjusted) in active markets
for identical assets or liabilities that the entity can access at the
measurement date;

° Level 2 inputs are inputs, other than quoted prices included
within Level 1, that are observable for the asset or liability, either

directly or indirectly; and

° Level 3 inputs are unobservable inputs for the asset or liability.

The material accounting policy information are set out below.

Basis of consolidation

The consolidated financial statements incorporate the financial
statements of the Company and entities controlled by the Company
and its subsidiaries. Control is achieved when the Company:

° has power over the investee;

° is exposed, or has rights, to variable returns from its involvement
with the investee; and

° has the ability to use its power to affect its returns.
The Group reassesses whether or not it controls an investee if facts

and circumstances indicate that there are changes to one or more of
the three elements of control listed above.
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Asiasec Properties Limited

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION (continued)

Basis of consolidation (continued)

Consolidation of a subsidiary begins when the Group obtains
control over the subsidiary and ceases when the Group loses
control of the subsidiary. Specifically, income and expenses of a
subsidiary acquired or disposed of during the year are included in
the consolidated statement of profit or loss from the date the Group
gains control until the date when the Group ceases to control the
subsidiary.

When necessary, adjustments are made to the financial statements of
subsidiaries to bring their accounting policies in line with the Group’s
accounting policies.

All intragroup assets and liabilities, equity, income, expenses and
cash flows relating to transactions between members of the Group
are eliminated in full on consolidation.

Interests in associates

An associate is an entity over which the Group has significant
influence. Significant influence is the power to participate in the
financial and operating policy decisions of the investee but is not
control or joint control over those policies.
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION (continued)

Interests in associates (continued)

The results and assets and liabilities of associates are incorporated
in these consolidated financial statements using the equity method
of accounting. The financial statements of associates used for
equity accounting purposes are prepared using uniform accounting
policies as those of the Group for like transactions and events in
similar circumstances. Under the equity method, an investment in
an associate is initially recognised in the consolidated statement of
financial position at cost and adjusted thereafter to recognise the
Group’s share of the profit or loss and other comprehensive income
of the associate. Changes in net assets of the associate other than
profit or loss and other comprehensive income are not accounted
for unless such changes resulted in changes in ownership interest
held by the Group. When the Group’s share of losses of an associate
exceeds the Group’s interest in that associate (which includes any
long-term interests that, in substance, form part of the Group’s net
investment in the associate), the Group discontinues recognising its
share of further losses. Additional losses are recognised only to the
extent that the Group has incurred legal or constructive obligations or
made payments on behalf of the associate.

The Group assesses whether there is an objective evidence that
the interests in an associate may be impaired. When any objective
evidence exists, the entire carrying amount of the investment
(including goodwill) is tested for impairment in accordance with HKAS
36 “Impairment of Assets” (“HKAS 36”) as a single asset by comparing
its recoverable amount (higher of value in use and fair value less costs
of disposal) with its carrying amount. Any impairment loss recognised
is not allocated to any asset, including goodwill that forms part of the
carrying amount of the investment. Any reversal of that impairment
loss is recognised in accordance with HKAS 36 to the extent that the
recoverable amount of the investment subsequently increases.
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DEBEERAAE
Asiasec Properties Limited

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION (continued)

Revenue from contracts with customers

The Group recognises revenue when (or as) a performance obligation
is satisfied, i.e. when “control” of the services underlying the particular
performance obligation is transferred to the customer.

A performance obligation represents a service (or a bundle of
services) that is distinct or a series of distinct services that are
substantially the same.

Control is transferred over time and revenue is recognised over time
by reference to the progress towards complete satisfaction of the
relevant performance obligation because the customer simultaneously
receives and consumes the benefits provided by the Group’s
performance as the Group performs.

Over time revenue recognition: measurement of progress
towards complete satisfaction of a performance obligation

Output method

The progress towards complete satisfaction of a performance
obligation is measured based on output method, which is to
recognise revenue on the basis of direct measurements of the value
of the services transferred to the customer to date relative to the
remaining services promised under the contract, that best depict the
Group’s performance in transferring control of services.

As a practical expedient, if the Group has a right to consideration in
an amount that corresponds directly with the value of the Group’s
performance completed to date, the Group recognises revenue in the
amount to which the Group has the right to invoice.
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION (continued)

Leases
Definition of a lease

A contract is, or contains, a lease if the contract conveys the right to
control the use of an identified asset for a period of time in exchange
for consideration.

For contracts entered into or modified on or after the date of initial
application of HKFRS 16 “Leases” (“HKFRS 16”) or arising from
business combinations, the Group assesses whether a contract is or
contains a lease based on the definition under HKFRS 16 at inception,
modification date or acquisition date, as appropriate. Such contract
will not be reassessed unless the terms and conditions of the contract
are subsequently changed.

The Group as a lessor
Classification and measurement of leases

Leases for which the Group is a lessor are classified as operating
leases.

Rental income from operating leases is recognised in profit or loss on
a straight-line basis over the term of the relevant lease. Initial direct
costs incurred in negotiating and arranging an operating lease are
added to the carrying amount of the leased asset, and such costs are
recognised as an expense on a straight-line basis over the lease term
except for investment properties measured under fair value model.

Rental income which are derived from the Group’s ordinary course of
business are presented as revenue.
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Asiasec Properties Limited

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION (continued)

Leases (continued)
The Group as a lessor (continued)
Allocation of consideration to components of a contract

When a contract includes both leases and non-lease components, the
Group applies HKFRS 15 “Revenue from Contracts with Customers”
(“HKFRS 15”) to allocate consideration in a contract to lease and non-
lease components. Non-lease components are separated from lease
component on the basis of their relative stand-alone selling prices.

Lease modification

Changes in considerations of lease contracts that were not part
of the original terms and conditions are accounted for as lease
modifications, including lease incentives provided through forgiveness
or reduction of rentals.

The Group accounts for a modification to an operating lease as a
new lease from the effective date of the modification, considering any
prepaid or accrued lease payments relating to the original lease as
part of the lease payments for the new lease.

Refundable rental deposits

Refundable rental deposits received are accounted for under HKFRS
9 “Financial Instruments” (“HKFRS 9”) and initially measured at fair
value. Adjustments to fair value at initial recognition are considered as
additional lease payments from lessees.
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION (continued)

Property, plant and equipment

Property, plant and equipment are tangible assets that are held
for use in the production or supply of goods or services, or for
administrative purpose. Property, plant and equipment are stated
in the consolidated statement of financial position at cost less
subsequent accumulated depreciation and subsequent accumulated
impairment losses, if any.

When the Group makes payments for ownership interests of
properties which includes both leasehold land and building elements,
the entire consideration is allocated between the leasehold land and
the building elements in proportion to the relative fair values at initial
recognition. When the consideration cannot be allocated reliably
between non-lease building element and undivided interest in the
underlying leasehold land, the entire properties are classified as
property, plant and equipment.

Depreciation is recognised so as to write off the cost of assets
less their residual values over their estimated useful lives, using the
straight-line method. The estimated useful lives, residual values
and depreciation method are reviewed at the end of each reporting
period, with the effect of any changes in estimate accounted for on a
prospective basis.

An item of property, plant and equipment is derecognised upon
disposal or when no future economic benefits are expected to arise
from the continued use of the asset. Any gain or loss arising on the
disposal or retirement of an item of property, plant and equipment
is determined as the difference between the sales proceeds and the
carrying amount of the asset and is recognised in profit or loss.
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Asiasec Properties Limited

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION (continued)

Investment properties

Investment properties are properties held to earn rentals and/or for
capital appreciation.

Investment properties are initially measured at cost, including any
directly attributable expenditure. Subsequent to initial recognition,
investment properties are measured at fair value.

Gains or losses arising from changes in the fair value of investment
properties are included in profit or loss for the period in which they
arise.

Construction costs incurred for investment properties are capitalised
as part of the carrying amount of the investment properties.

An investment property is derecognised upon disposal or when the
investment property is permanently withdrawn from use and no future
economic benefits are expected from its disposal. Any gain or loss
arising on derecognition of the property (calculated as the difference
between the net disposal proceeds and the carrying amount of the
asset) is included in profit or loss in the period in which the property is
derecognised.

Club memberships
Club memberships with indefinite useful lives that are acquired

separately are carried at cost less any subsequent accumulated
impairment losses.
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION (continued)

Financial instruments

Financial assets and financial liabilities are recognised when a group
entity becomes a party to the contractual provisions of the instrument.
All regular way purchases or sales of financial assets are recognised
and derecognised on a trade date basis. Regular way purchases or
sales are purchases or sales of financial assets that require delivery of
assets within the time frame established by regulation or convention in
the market place.

Financial assets and financial liabilities are initially measured at
fair value except for trade receivables arising from contracts with
customers which are initially measured in accordance with HKFRS
15. Transaction costs that are directly attributable to the acquisition
or issue of financial assets and financial liabilities (other than financial
assets or financial liabilities at fair value through profit or loss
(“FVTPL”)) are added to or deducted from the fair value of the financial
assets or financial liabilities, as appropriate, on initial recognition.
Transaction costs directly attributable to the acquisition of financial
assets or financial liabilities at FVTPL are recognised immediately in
profit or loss.

The effective interest method is a method of calculating the amortised
cost of a financial asset or financial liability and of allocating interest
income and interest expense over the relevant period. The effective
interest rate is the rate that exactly discounts estimated future cash
receipts and payments (including all fees and points paid or received
that form an integral part of the effective interest rate, transaction
costs and other premiums or discounts) through the expected life of
the financial asset or financial liability, or, where appropriate, a shorter
period, to the net carrying amount on initial recognition.

Dividend income which are derived from the Group’s ordinary course
of business are presented as revenue.
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Asiasec Properties Limited

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION (continued)

Financial instruments (continued)
Financial assets
Classification and subsequent measurement of financial assets

Financial assets that meet the following conditions are subsequently
measured at amortised cost:

° the financial asset is held within a business model whose
objective is to collect contractual cash flows; and

° the contractual terms give rise on specified dates to cash flows
that are solely payments of principal and interest on the principal
amount outstanding.

Financial assets that meet the following conditions are subsequently
measured at fair value through other comprehensive income
(“FVTOCI”):

o the financial asset is held within a business model whose
objective is achieved by both collecting contractual cash flows
and selling the financial assets; and

° the contractual terms give rise on specified dates to cash flows
that are solely payments of principal and interest on the principal
amount outstanding.
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION (continued)

Financial instruments (continued)
Financial assets (continued)

Classification and subsequent measurement of financial assets
(continued)

All other financial assets are subsequently measured at FVTPL, except
that at initial application of a financial asset the Group may irrevocably
elect to present subsequent changes in fair value of an equity
investment in other comprehensive income if that equity investment
is neither held for trading nor contingent consideration recognised by
an acquirer in a business combination to which HKFRS 3 “Business
Combinations” (“HKFRS 3”) applies.

A financial asset is held for trading if:

° it has been acquired principally for the purpose of selling in the
near term; or

° on initial recognition it is a part of a portfolio of identified financial
instruments that the Group manages together and has a recent
actual pattern of short-term profit-taking; or

° it is a derivative that is not designated and effective as a hedging
instrument.

In addition, the Group may irrevocably designate a financial asset
that are required to be measured at the amortised cost or FVTOCI as
measured at FVTPL if doing so eliminates or significantly reduces an
accounting mismatch.

“EChEFW
Annual Report 2025



88

7 & B 35 80 RO aE (48)
BE_F_AF+_A=1+—HIFE

3. REGEVBBRERNEERSE
TeTHRE)

eI A ()
eHEEE)

EREENSERBERE(E)

() EERSERARFBHEA

MEWA A HRAERE R E . ERMEERMA
BERFNIORER - FSRARBBREERNXA
REMEERMBENRTE - EBREEREE
BENEREE(R TR - HEREZERE
ERENEREENS - MEBBANEBEERA
KRR B T EHRE R0 BE E R HR AR
BR - MEEREeRIANEERBEES S
BMEETHEREERNE NS ATEHEE
ETBHFEERER  BBMERMNERRE
WEMVIFRRH SR E ERRE A ERER

(i) BEEMEEAWREAABEREZKRR
IE

FREMEENSRRARBEREZRATAR
BRERANABEFEMAREESEBAELN
W K BIRERNE M2 E WS IA R BRI E
EfbFEE - RAENAERERE o HRFT ek
EEREERARETSEN I RERE - ¥

BEREEN -

DEBEERAAE
Asiasec Properties Limited

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION (continued)

Financial instruments (continued)
Financial assets (continued)

Classification and subsequent measurement of financial assets
(continued)

(i)  Amortised cost and interest income

Interest income is recognised using the effective interest method for
financial assets measured subsequently at amortised cost. Interest
income is calculated by applying the effective interest rate to the gross
carrying amount of a financial asset, except for financial assets that
have subsequently become credit-impaired (see below). For financial
assets that have subsequently become credit-impaired, interest
income is recognised by applying the effective interest rate to the
amortised cost of the financial asset from the next reporting period. If
the credit risk on the credit-impaired financial instrument improves so
that the financial asset is no longer credit-impaired, interest income is
recognised by applying the effective interest rate to the gross carrying
amount of the financial asset from the beginning of the reporting
period following the determination that the asset is no longer credit-
impaired.

(i) Equity instrument designated as at FVTOCI

Investment in equity instrument at FVTOCI is subsequently measured
at fair value with gains and losses arising from changes in fair value
recognised in other comprehensive income and accumulated in the
investment revaluation reserve; and are not subject to impairment
assessment. The cumulative gain or loss is not reclassified to profit
or loss on disposal of the equity investment, and is transferred to
retained profits.
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION (continued)

Financial instruments (continued)
Financial assets (continued)

Classification and subsequent measurement of financial assets
(continued)

(i) Equity instrument designated as at FVTOCI (continued)

Dividends from the investment in equity instrument is recognised
in profit or loss when the Group’s right to receive the dividends is
established, unless the dividends clearly represent a recovery of part
of the cost of the investment. Dividends are included in the “revenue”
line item in profit or loss.

(i)  Financial assets at FVTPL

Financial assets that do not meet the criteria for being measured at
amortised cost or FVTOCI or designated as FVTOCI are measured at
FVTPL.

Financial assets at FVTPL are measured at fair value at the end of
each reporting period, with any fair value gains or losses recognised in
profit or loss. The net gain or loss recognised in profit or loss excludes
any dividend or interest earned on the financial asset and is included
in the “net increase (decrease) in fair value of financial assets at fair
value through profit or loss” line item.
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DEBEERAAE
Asiasec Properties Limited

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION (continued)

Financial instruments (continued)
Financial assets (continued)

Impairment of financial assets subject to impairment assessment
under HKFRS 9

The Group performs impairment assessment under expected credit
loss (“ECL”) model on financial assets (including trade receivables,
loan receivable, other receivable and cash and cash equivalents)
which are subject to impairment assessment under HKFRS 9. The
amount of ECL is updated at each reporting date to reflect changes in
credit risk since initial recognition.

Lifetime ECL represents the ECL that will result from all possible
default events over the expected life of the relevant instrument. In
contrast, 12-months ECL (“12m ECL”) represents the portion of
lifetime ECL that is expected to result from default events that are
possible within 12 months after the reporting date. Assessments
are done based on the Group’s historical credit loss experience,
adjusted for factors that are specific to the debtors, general economic
conditions and an assessment of both the current conditions at the
reporting date as well as the forecast of future conditions.

The Group always recognises lifetime ECL for trade receivables.

For all other instruments, the Group measures the loss allowance
equal to 12m ECL, unless there has been a significant increase in
credit risk since initial recognition, in which case the Group recognises
lifetime ECL. The assessment of whether lifetime ECL should be
recognised is based on significant increases in the likelihood or risk of
a default occurring since initial recognition.
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION (continued)

Financial instruments (continued)
Financial assets (continued)

Impairment of financial assets subject to impairment assessment
under HKFRS 9 (continued)

(i) Significant increase in credit risk

In assessing whether the credit risk has increased significantly since
initial recognition, the Group compares the risk of a default occurring
on the financial instrument as at the reporting date with the risk
of a default occurring on the financial instrument as at the date of
initial recognition. In making this assessment, the Group considers
both quantitative and qualitative information that is reasonable and
supportable, including historical experience and forward-looking
information that is available without undue cost or effort.

In particular, the following information is taken into account when
assessing whether credit risk has increased significantly:

° an actual or expected significant deterioration in the financial
instrument’s external (if available) or internal credit rating;

° significant deterioration in external market indicators of credit
risk, e.g. a significant increase in the credit spread, the credit
default swap prices for the debtor;

o existing or forecast adverse changes in business, financial or
economic conditions that are expected to cause a significant
decrease in the debtor’s ability to meet its debt obligations;

o an actual or expected significant deterioration in the operating
results of the debtor;
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DEBEERAAE
Asiasec Properties Limited

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION (continued)

Financial instruments (continued)
Financial assets (continued)

Impairment of financial assets subject to impairment assessment
under HKFRS 9 (continued)

(i) Significant increase in credit risk (continued)

° an actual or expected significant adverse change in the
regulatory, economic, or technological environment of the
debtor that results in a significant decrease in the debtor’s ability
to meet its debt obligations.

Irrespective of the outcome of the above assessment, the Group
presumes that the credit risk has increased significantly since initial
recognition when contractual payments are more than 30 days past
due, unless the Group has reasonable and supportable information
that demonstrates otherwise.

Despite the aforegoing, the Group assumes that the credit risk on a
debt instrument has not increased significantly since initial recognition
if the debt instrument is determined to have low credit risk at the
reporting date. A debt instrument is determined to have low credit risk
if (i) it has a low risk of default; (i) the borrower has a strong capacity
to meet its contractual cash flow obligations in the near term and (iii)
adverse changes in economic and business conditions in the longer
term may, but will not necessarily, reduce the ability of the borrower
to fulfil its contractual cash flow obligations. The Group considers
a debt instrument to have low credit risk when it has an internal or
external credit rating of “investment grade” as per globally understood
definitions.

The Group regularly monitors the effectiveness of the criteria used to
identify whether there has been a significant increase in credit risk and
revises them as appropriate to ensure that the criteria are capable
of identifying significant increase in credit risk before the amount
becomes past due.
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION (continued)

Financial instruments (continued)
Financial assets (continued)

Impairment of financial assets subject to impairment assessment
under HKFRS 9 (continued)

(i) Definition of default

For internal credit risk management, the Group considers an event
of default occurs when information developed internally or obtained
from external sources indicates that the debtor is unlikely to pay its
creditors, including the Group, in full (without taking into account any
collaterals held by the Group).

Irrespective of the above, the Group considers that default has
occurred when a financial asset is more than 90 days past due
unless the Group has reasonable and supportable information to
demonstrate that a more lagging default criterion is more appropriate.

(i)  Credit-impaired financial assets

A financial asset is credit-impaired when one or more events that
have a detrimental impact on the estimated future cash flows of that
financial asset have occurred. Evidence that a financial asset is credit-
impaired includes observable data about the following events:

(@) significant financial difficulty of the issuer or the borrower;

(b) abreach of contract, such as a default or past due event;

(¢) the lender(s) of the borrower, for economic or contractual
reasons relating to the borrower’s financial difficulty, having
granted to the borrower a concession(s) that the lender(s) would

not otherwise consider; or

(d) it is becoming probable that the borrower will enter bankruptcy
or other financial reorganisation.
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DEBEERAAE
Asiasec Properties Limited

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION (continued)

Financial instruments (continued)
Financial assets (continued)

Impairment of financial assets subject to impairment assessment
under HKFRS 9 (continued)

(iv)  Write-off policy

The Group writes off a financial asset when there is information
indicating that the counterparty is in severe financial difficulty and
there is no realistic prospect of recovery, for example, when the
counterparty has been placed under liquidation or has entered into
bankruptcy proceedings, or in the case of trade receivables, when
the amounts are over two years past due, whichever occurs sooner.
Financial assets written off may still be subject to enforcement
activities under the Group’s recovery procedures, taking into account
legal advice where appropriate. A write-off constitutes a derecognition
event. Any subsequent recoveries are recognised in profit or loss.

(v)  Measurement and recognition of ECL

The measurement of ECL is a function of the probability of default,
loss given default (i.e. the magnitude of the loss if there is a default)
and the exposure at default. The assessment of the probability of
default and loss given default is based on historical data and forward-
looking information. Estimation of ECL reflects an unbiased and
probability-weighted amount that is determined with the respective
risks of default occurring as the weights.

Generally, the ECL is the difference between all contractual cash
flows that are due to the Group in accordance with the contract and
the cash flows that the Group expects to receive, discounted at the
effective interest rate determined at initial recognition.
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION (continued)

Financial instruments (continued)
Financial assets (continued)

Impairment of financial assets subject to impairment assessment
under HKFRS 9 (continued)

(v)  Measurement and recognition of ECL (continued)

Lifetime ECL for trade receivables are considered on an individual
basis taking into consideration past due information and relevant
credit information such as forward looking macroeconomic
information.

Interest income is calculated based on the gross carrying amount
of the financial asset unless the financial asset is credit-impaired, in
which case interest income is calculated based on amortised cost of
the financial asset.

The Group recognises an impairment gain or loss in profit or loss
for all financial instruments by adjusting their carrying amount, with
the exception of trade receivables and loan receivable where the
corresponding adjustment is recognised through a loss allowance
account.

Derecognition of financial assets

The Group derecognises a financial asset only when the contractual
rights to the cash flows from the asset expire, or when it transfers the
financial asset and substantially all the risks and rewards of ownership
of the asset to another entity.
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DEBEERAAE
Asiasec Properties Limited

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION (continued)

Financial instruments (continued)
Financial assets (continued)
Derecognition of financial assets (continued)

On derecognition of a financial asset measured at amortised cost, the
difference between the asset’s carrying amount and the sum of the
consideration received and receivable is recognised in profit or loss.

On derecognition of an investment in equity instrument which the
Group has elected on initial recognition to measure at FVTOCI, the
cumulative gain or loss previously accumulated in the investment
revaluation reserve is not reclassified to profit or loss, but is
transferred to retained profits.

Financial liabilities and equity
Classification as debt or equity

Debt and equity instruments are classified as either financial liabilities
or as equity in accordance with the substance of the contractual
arrangements and the definitions of a financial liability and an equity
instrument.

Equity instruments

An equity instrument is any contract that evidences a residual interest
in the assets of an entity after deducting all of its liabilities. Equity
instruments issued by the Company are recognised at the proceeds
received, net of direct issue costs.
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION (continued)

Financial instruments (continued)
Financial liabilities and equity (continued)
Financial liabilities at amortised cost

Financial liabilities including bank and other borrowings, creditors and
tenants deposits are subsequently measured at amortised cost, using
the effective interest method.

Derecognition of financial liabilities

The Group derecognises financial liabilities when, and only when,
the Group’s obligations are discharged, cancelled or have expired.
The difference between the carrying amount of the financial liability
derecognised and the consideration paid and payable is recognised in
profit or loss.

Foreign currencies

In preparing the financial statements of each individual group entity,
transactions in currencies other than the functional currency of that
entity (foreign currencies) are recognised at the rates of exchanges
prevailing on the dates of the transactions. At the end of the reporting
period, monetary items denominated in foreign currencies are
retranslated at the rates prevailing at that date. Non-monetary items
that are measured in terms of historical cost in a foreign currency are
not retranslated.
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Asiasec Properties Limited

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION (continued)

Foreign currencies (continued)

Exchange differences arising on the settlement of monetary items,
and on the translation of monetary items, are recognised in profit or
loss in the period in which they arise.

For the purposes of presenting the consolidated financial statements,
the assets and liabilities of the Group’s operations are translated into
the presentation currency of the Group (i.e. HK$) using exchange
rates prevailing at the end of each reporting period. Income and
expenses items are translated at the average exchange rates for
the period, unless exchange rates fluctuate significantly during that
period, in which case the exchange rates at the date of transactions
are used. Exchange differences arising, if any, are recognised in other
comprehensive income and accumulated in equity under the heading
of exchange reserve.

On the disposal of a foreign operation (that is, a disposal of the
Group’s entire interest in a foreign operation, or a disposal involving
loss of control over a subsidiary that includes a foreign operation), all
of the exchange differences accumulated in equity in respect of that
operation attributable to the owners of the Company are reclassified
to profit or loss.

Borrowing costs

All borrowing costs not eligible for capitalisation are recognised in
profit or loss in the period in which they are incurred.
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION (continued)

Employee benefits
Retirement benefit costs

Payments to the defined contribution retirement benefit plans are
recognised as an expense when employees have rendered services
entitling them to the contributions.

Short-term employee benefits

Short-term employee benefits are recognised at the undiscounted
amount of the benefits expected to be paid as and when employees
rendered the services. All short-term employee benefits are
recognised as an expense unless another HKFRS Accounting
Standards requires or permits the inclusion of the benefit in the cost
of an asset.

A liability is recognised for benefits accruing to employees (such as
wages and salaries, annual leave and sick leave) after deducting any
amount already paid.

Taxation

Income tax expense represents the sum of current and deferred
income tax expense.

The tax currently payable is based on taxable profit for the year.
Taxable profit differs from (loss) profit before taxation because of
income or expense that are taxable or deductible in other years and
items that are never taxable or deductible. The Group’s liability for
current tax is calculated using tax rates that have been enacted or
substantively enacted by the end of the reporting period.
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION (continued)

Taxation (continued)

Deferred tax is recognised on temporary differences between the
carrying amounts of assets and liabilities in the consolidated financial
statements and the corresponding tax bases used in the computation
of taxable profit. Deferred tax liabilities are generally recognised for
all taxable temporary differences. Deferred tax assets are generally
recognised for all deductible temporary differences to the extent
that it is probable that taxable profits will be available against
which those deductible temporary differences can be utilised. Such
deferred tax assets and liabilities are not recognised if the temporary
difference arises from the initial recognition (other than in a business
combination) of assets and liabilities in a transaction that affects
neither the taxable profit nor the accounting profit and at the time of
the transaction does not give rise to equal taxable and deductible
temporary differences.

Deferred tax liabilities are recognised for taxable temporary
differences associated with investments in subsidiaries and
associates, except where the Group is able to control the reversal
of the temporary difference and it is probable that the temporary
difference will not reverse in the foreseeable future. Deferred tax
assets arising from deductible temporary differences associated with
such investments and interests are only recognised to the extent
that it is probable that there will be sufficient taxable profits against
which to utilise the benefits of the temporary differences and they are
expected to reverse in the foreseeable future.

The carrying amount of deferred tax assets is reviewed at the end of
each reporting period and reduced to the extent that it is no longer
probable that sufficient taxable profits will be available to allow all or
part of the asset to be recovered.
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

3. BASIS OF PREPARATION OF CONSOLIDATED
FINANCIAL STATEMENTS AND MATERIAL
ACCOUNTING POLICY INFORMATION (continued)

Taxation (continued)

Deferred tax assets and liabilities are measured at the tax rates that
are expected to apply in the period in which the liability is settled or
the asset is realised, based on tax rate (and tax laws) that have been
enacted or substantively enacted by the end of the reporting period.

The measurement of deferred tax liabilities and assets reflects the tax
consequences that would follow from the manner in which the Group
expects, at the end of the reporting period, to recover or settle the
carrying amount of its assets and liabilities.

For the purposes of measuring deferred tax for investment properties
that are measured using the fair value model, the carrying amounts
of such properties are presumed to be recovered entirely through
sale, unless the presumption is rebutted. The presumption is rebutted
when the investment property is depreciable and is held within a
business model whose objective is to consume substantially all of the
economic benefits embodied in the investment property over time,
rather than through sale, except for freehold land, which is always
presumed to be recovered entirely through sale.

Deferred tax assets and liabilities are offset when there is a legally
enforceable right to set off current tax assets against current tax
liabilities and when they relate to income taxes levied to the same
taxable entity by the same taxation authority.

Current and deferred tax are recognised in profit or loss, except
when they relate to items that are recognised in other comprehensive
income or directly in equity, in which case, the current and deferred
tax are also recognised in other comprehensive income or directly in
equity respectively.
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Asiasec Properties Limited

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

4. CRITICAL ACCOUNTING JUDGMENTS AND KEY
SOURCES OF ESTIMATION UNCERTAINTY

In the application of the Group’s accounting policies, which are
described in note 3, the Directors are required to make judgments,
estimates and assumptions about the carrying amounts of assets
and liabilities that are not readily apparent from other sources.
The estimates and underlying assumptions are based on historical
experience and other factors that are considered to be relevant.
Actual results may differ from these estimates.

The estimates and underlying assumptions are reviewed on an on-
going basis. Revisions to accounting estimates are recognised in the
period in which the estimate is revised if the revision affects only that
period, or in the period of the revision and future periods if the revision
affects both current and future periods.

Critical judgments in applying accounting policies

The following are the critical judgments, apart from those involving
estimations (see below), that the Directors of the have made in the
process of applying the Group’s accounting policies and that have the
most significant effect on the amounts recognised in the consolidated
financial statements.

Deferred taxation on investment properties

For the purposes of measuring deferred tax arising from investment
properties that are measured using the fair value model, the Directors
have reviewed the Group’s investment property portfolios and
concluded that the Group’s investment properties are not held under
a business model whose objective is to consume substantially all
of the economic benefits embodied in the investment properties
over time. Therefore, in determining the deferred taxation on these
investment properties, the Directors have determined that the
presumption that the carrying amounts of these investment properties
measured using the fair value model are recovered entirely through
sale is not rebutted. As a result, the Group has not recognised
deferred tax on changes in fair value of certain investment properties
as the Group is not subject to income taxes on disposal of its
investment properties except for certain investment properties which
are deemed as trading stock by tax authority.
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

4. CRITICAL ACCOUNTING JUDGMENTS AND
KEY SOURCES OF ESTIMATION UNCERTAINTY

(continued)
Critical judgments in applying accounting policies (continued)
Deferred taxation on investment properties (continued)

As at 31st December, 2025, the carrying amount of deferred tax
on investment properties is amounted to HK$130,917,000 (2024:
HK$140,623,000).

Key sources of estimation uncertainty

The following are the key assumptions concerning the future,
and other key sources of estimation uncertainty at the end of the
reporting period that may have a significant risk of causing a material
adjustment to the carrying amounts of assets and liabilities within the
next financial year.

Fair values of investment properties

Investment properties are stated at fair value based on the valuation
performed by independent professional valuers. The determination of
the fair value involves certain assumptions of market conditions which
are set out in note 17.

In relying on the valuation report, the management have exercised
their judgment and are satisfied that the method of valuation is
reflective of the current market conditions. Changes to these
assumptions, including the potential risk of any unexpected incidents
as a result of change in macroeconomic environment increased
complexity in international trade tensions geopolitics, changes in
policy direction and/or mortgage requirements, or other unexpected
incidents would result in changes in the fair values of the Group’s
investment properties and the corresponding adjustments to the
amount of gain or loss reported in the consolidated statement of profit
or loss.

As at 31st December, 2025, the carrying amount of the
Group’s investment properties is HK$2,096,980,000 (2024
HK$2,266,120,000).
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Asiasec Properties Limited

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

4. CRITICAL ACCOUNTING JUDGMENTS AND
KEY SOURCES OF ESTIMATION UNCERTAINTY

(continued)
Key sources of estimation uncertainty (continued)
Fair values of investment properties (continued)

Note 17 provide detailed information about the valuation techniques,
inputs and key assumptions used in the determination of the fair value
of these assets.

Fair value measurement of financial instruments

As at 31st December, 2025, certain of the Group’s financial assets
amounting to HK$48,339,000 (2024: HK$61,354,000) are measured
at fair value with fair value being determined by using valuation
techniques based on significant unobservable inputs. Judgment
and estimation are required in establishing the relevant valuation
techniques and the relevant inputs thereof. Changes in assumptions
relating to these factors could result in material adjustments to the fair
value of these instruments. Information about fair value measurement
of these financial instruments is set out in notes 19, 22 and 34(c).
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

4. CRITICAL ACCOUNTING JUDGMENTS AND
KEY SOURCES OF ESTIMATION UNCERTAINTY

(continued)
Key sources of estimation uncertainty (continued)

Provision of ECL for loan receivable and related other
receivables

The Group determines the ECL for loan receivable and related other
receivables based on probability of default and loss given default for
each individual loan as each of them have different loss patterns.

In determining the ECL for loan receivable and related other
receivables, the Group engages an independent and qualified
professional valuer (the “Valuer”) to perform the calculation of ECL
taking into account on each of the borrowers and their guarantor’s
background, repayment history of their loans and forward-looking
information that is reasonable and supportable available without
undue costs or effort. The management of the Company works closely
with the Valuer to determine the appropriate default rate and loss
given default rate. At every reporting date, the probability of default
and loss given default are reassessed and changes in the forward-
looking information are considered.

The provision of ECL is sensitive to changes in estimates. As at
31st December, 2025, the carrying amount of loan receivable and
related other receivables is HK$Nil (2024: HK$Nil), net of ECL of
HK$100,669,000 (2024: HK$100,410,000). Information about
the ECL and the Group’s loan receivable and other receivables is
disclosed in note 34(b).
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

5a. REVENUE AND SEGMENT INFORMATION

—ERE —T-OF
2025 2024
FHET FET
HK$°000 HK$’000

KEYENEEE WA Rental income from investment
properties that is fixed 44,255 41,063
MEERE Estate management fees 5,258 5,023

RASAEMEEERIZ AL BEERE Dividend income from equity

ZBRART AR SIA instrument at FVTOCI 825 1,200
50,338 47,286

%%ﬁqii;%i‘ﬂﬂﬁz)\%—ﬁﬁﬁ%ﬁ RFERR o Wi L)
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15RERYEBTIZBHNRA - REEBAEES
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DERTZEHNBHERT

ARBNRTEFERBRRSNEERRKE -
HITEERRAKBENYEHEERYMEEE R
—ZEDE - WiRI AR EM R ER -
At - WEHAREBEZ WA - s - BEERAE
TEDEROAT

RZZE-RE+A=+—8  BREeEgEEIN -
R BAMPEARLME(HE]) 2IEREE
ERED B A2,100,914,0007% Jt K 611,000
JL(=ZZ =M : 2,270,118,0007 7t &2611,000
BIT) o RAFE - MARRBHME -

DREERRLA

Asiasec Properties Limited

Revenue from estate management fees is recognised over time. The
Group applied the practical expedient in HKFRS 15 to recognise
revenue in the amount that the Group has the right to invoice
based on the terms of the relevant lease agreements. As permitted
under HKFRS 15, the transaction price of estate management
services allocated to the remaining performance obligations as at
31st December, 2025 and 2024 is not disclosed.

The Executive Directors of the Company have been identified as the
chief operating decision maker. The Executive Directors regard the
Group’s business as a single operating segment, which is property
leasing and estate management, and review financial information as
a whole accordingly. Therefore, no segment analysis of the Group’s
revenue, results, assets and liabilities are presented.

As at 31st December, 2025, other than financial instruments, the
total of non-current assets located in Hong Kong and The People’s
Republic of China (“PRC”) are HK$2,100,914,000 and HK$611,000
(2024: HK$2,270,118,000 and HK$611,000) respectively. During the
current year, the revenue is solely derived from Hong Kong.
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

FeMBERERME(E)
BE-—ZE-—mpF+=—H=+—HAILEE
5b. TERF & 5b. INFORMATION ABOUT MAJOR CUSTOMERS

EARSEBEBRKRAT0%IA EHEEFDHIREYE

Revenue from customers relating to rents from investment properties

HEeHEENEFRALT : of the corresponding years contributing over 10% of the total revenue
of the Group are as follows:
—E-RE —ET-UF
2025 2024
FHET FHAET
HK$°000 HK$’000
EFA Customer A 9,144 8,474
ZFB Customer B 6,979 5,671
®EC Customer C 5,658 6,010
6. Halk A 6. OTHER INCOME
ZEB-RE —_T_-_NNF
2025 2024
FHET F&T
HK$’000 HK$’000
H|ITHEIA Bank interest income 1,482 3,865
ERFE’A Loan interest income - 3,913
2R B o Ath FE R IE 2 FILE WA Interest income from other receivables 269 287
REFREZERARZ Management fee income from
BERBERA intermediate holding company 674 1,220
RERRHBARZ Management fee income from
BEERBERA fellow subsidiaries 498 420
Hfib Others 411 1,189
3,334 10,894
—ERFFER

Annual Report 2025
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R MBEERMAE(E) NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
BE T _fAF+-A=1—HIFE for the year ended 31st December;, 2025
7. Hihles (EE) 7. OTHER GAIN (LOSS)
—ERE —T-OF
2025 2024
FiET FETT
HK$°000 HK$’000
FREE e (E518) Net exchange gain (loss) 192 (864)
8. EEMKA 8. FINANCE COSTS
—E_RE —TF
2025 2024
FREIT FBT
HK$’000 HK$’000
B FIRIT R EALE K Interest on bank and other borrowings 23,545 34,095

9. BMHIEERBERL 2FBON 9. (IMPAIRMENT LOSSES) REVERSAL OF

B)RERE IMPAIRMENT LOSSES UNDER EXPECTED
CREDIT LOSS MODEL, NET

ZE-HE —ZT_F
2025 2024
FHET FET
HK$’000 HK$’000

R 5 MR IA Trade receivables
A EEERE 2 F 5 (Impairment losses) reversal of
CRUE) R EREE impairment losses under
ECL model, net (387) 417
FE W E K Loan receivable
A EEBEER 2 F R ERE Reversal of impairment losses under
ECL model, net - 190
(387) 607
EEMEFRAT

Asiasec Properties Limited
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REMGHRERME () NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
R E _AFf+ —A=+—HIFFE for the year ended 371st December;, 2025
10. PTIS BRI 10. INCOME TAX CREDIT
ZEZRFE —_ToHF
2025 2024
Fi#T FAET
HK$’000 HK$’000
S HGEHN)BE The charge (credit) comprises:
BEREE Hong Kong Profits Tax
—ARFE — Current year 912 3,118
— BT FERERE — Overprovision in prior years (14) (45)
898 8078
EIERIB (M aE27) Deferred taxation (note 27) (9,698) (4,201)
REFE PSRN Income tax credit for the year (8,800) (1,128)

ERBEFIEREHET  HoaskmemEese  Under the two-tiered profits tax rates regime, the first HK$2 million
BB O B T R 528 05 % MR - TiRi@e®  Of profits of the qualifying group entity will be taxed at 8.25%, and
B T B Y IR16.5% B o AT SIF  profits above HK$2 million will be taxed at 16.5%. The profits of group
BRI E R EE T RN T S 16.5%  entities not qualifying for the two-tiered profits tax rates regime will
B 55— RS o continue to be taxed at a flat rate of 16.5%.

—E-_RFFR
Annual Report 2025
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FEMEERME () NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
B2 E_RFEf_H=1+—HILFE for the year ended 37st December;, 2025

10. FTS R0 ¢E) 0. INCOME TAX CREDIT (continued)

NEEREHREINEGSERANBRRIEE Y The income tax credit for the year can be reconciled to the loss before
HERIT taxation per the consolidated statement of profit or loss as follows:

ZBCRFE —TNF

2025 2024
F#&T FAET
HK$°000 HK$’000
MR % A s 18 Loss before taxation (222,977) (75,880)
BRSBTS E16.5%TE 2FE Tax at the Hong Kong Profits Tax of
_7_E¢ 16.5%) 16.5% (2024: 16.5%) (36,791) (12,520)
PRBEZ 2 Effect of different tax rate (165) (165)
PRI FE 2 BB R 2 Tax effect of expenses not deductible for
tax purpose 27,276 12,676
FIERREBUA Z BB 2 Tax effect of income not taxable for tax
purpose (3,393) (6,757)
W FEREEE Overprovision in prior years (14) (45)
RERMIBBE 2 HBTE Tax effect of tax losses not recognised 4,309 5,689
BT ARERTIEEE Tax effect of utilisation of tax losses
Z AR E not recognised (6) (8)
H A, Others (16) 2
NEZ B HI Income tax credit for the year (8,800) (1,128)

DREERRLA

Asiasec Properties Limited
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NOTES TO THE CONSOLIDATED

FINANCIAL STATEMENTS (continued)

for the year enaed 57st December, 2025

11. LOSS FOR THE YEAR

111

—E-hRE —T-MF
2025 2024
F#&T FET
HK$’000 HK$’000
NERBEENR : Loss for the year has been arrived at
after charging:
Yz BB RERETE Depreciation of property, plant and
equipment 64 82
FekEMER Salaries and other costs 11,334 10,611
R ET B Retirement benefits
scheme contributions 307 303
EEXAEFE(BREEEMSE) Total staff costs (including
directors’ emoluments) 11,641 10,914
EAHES WA ZREFER Direct operating expenses of
BEEEEEHR investment properties that generated
rental income 20,024 9,856
WEELSHSWAZREYERN Direct operating expenses of
HEEEEER investment properties that did not
generate rental income 8,232 4,032
AN & Auditor’s remuneration 1,451 1,649
—ERFFER

Annual Report 2025
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REeMBERERME () NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)

B —E—FHFf+—HA=+—HIFE for the year ended 37st December, 2025

12. EEW® 12. DIRECTORS’ EMOLUMENTS

ENSENTFTR(ZF_NF  8f)EREZME  The emoluments paid or payable to each of the seven (2024: eight)

e Directors were as follows:

k- Jok 2
2025
we/
RBER BT
Htig#l Hg i
Salaries/ Retirement
EEWmE service fees BItETEsL benefits
Directors’ and other Discretionary scheme @t
fees benefits bonuses contributions Total
FET FET FET FET FET
HK$’000 HK$°000 HK$°000 HK$°000 HK$°000
BITEE Executive Directors
(2 Patrick Lee Seng Wei 10 211 159 - 380
ZHE Lee Shu Yin 10 2,459 - 18 2,487
MBE Tao Tsan Sang 10 144 163 13 330
Bt Edwin Lo King Yau
(R=Z= "% (retired on
=R—HEK) 1st March, 2026) 10 - - - 10
40 2,814 322 31 3,207

LHBRZHTEEHE AN EEEEARAR
AEBERZ R - services in connection with the management of the affairs of the

el

K The Executive Directors’ emoluments shown above were for their

Company and the Group.

BAFBTES Independent

Non-Executive Directors
R Li Chak Hung 10 118 - - 128
L) 25 Lisa Yang Lai Sum 10 92 - - 102
HrE Cheng Chi Kin 10 53 - - 63

30 263 - - 293

BRI BT IEHTEEMESBENEEEAZA  The Independent Non-Executive Directors’ emoluments shown above
NAZEBZR - were for their services as directors of the Company.

B Total 3,500

DREERRLA

Asiasec Properties Limited
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

12. EFEME () 12. DIRECTORS’ EMOLUMENTS (continued)
—EomE
2024
e/
R E R RAREH
H At a7 BER:S
Salaries/ Retirement
EHBE  service fees BETEAL benefits
Directors’ and other  Discretionary scheme 4t
fees benefits bonuses  contributions Total
TFET TET FET FET TET
HK$’000 HK$'000 HK$'000 HK$°000 HK$'000
HITES Executive Directors
Rk E Patrick Lee Seng Wei 10 207 165 - 382
THE Lee Shu Yin 10 2,405 160 18 2,593
MR AE Tao Tsan Sang 10 140 159 13 322
B=th Edwin Lo King Yau 10 - - - 10
40 2,752 484 31 3,307

FRBETRZATESNEERESEEARAR R

RNEEE 2 RIS ©

BIAERTES Independent

Non-Executive Directors

T2 Li Chak Hung

THBER Lisa Yang Lai Sum

ZFER Cheng Chi Kin
(R=ZT-WF (appointed on
WA+ BEEZE) 16th April, 2024)

BfER Choi Kin Man
(R-—ZE-mE (passed away on

— RN HEE) 26th January, 2024)

FRBRZBIIFNTEETHEERNREER/R
RAZEFZIRF -

b Total

The Executive Directors’ emoluments shown above were for their
services in connection with the management of the affairs of the
Company and the Group.

10 118 = = 128
10 92 = = 102
7 38 = = 45
1 8 = = 9
28 256 = = 284

The Independent Non-Executive Directors’ emoluments shown above
were for their services as directors of the Company.

3,591

“EChEFW
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FREMIERBRMEE)

BB R A= —HIEFE
12. EEM=2 @)
FREEERTHBEESBBTRDAERER

THARZBE » MR EREZHEBREEIE
REFERTBRESRERRE2ME -

REBE_ZTE-_RAFE T _NF+-_A=+—H
IEFE  WEEERETAME -

13. BEARSREEAEME

AEBZ RN ZEMEAL 20 (ZFZMEF -
M) AES  EMESD BERN LiltkiaE12 o &
BRI (ZZE-_E ) ATHE-_ZT-_FF
TZA=tT—ALEFEZBMESNT

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

12. DIRECTORS’ EMOLUMENTS (continued)

Mr. Patrick Lee Seng Wei and Mr. Lee Shu Yin perform the function
of the chairman and chief executive of the Company respectively and
their emoluments disclosed above include those for services rendered
by the chairman and chief executive.

None of the Directors waived any emoluments in the years ended 31st
December, 2025 and 2024.

13. EMPLOYEES’ AND SENIOR MANAGEMENT’S
EMOLUMENTS

For the five individuals with the highest emoluments in the Group,
there are two (2024: two) Directors of the Group whose emoluments
are included in note 12 above. The emoluments of the remaining three
(2024: three) individuals for the year ended 31st December, 2025 are
as follows:

ZEZRFE _—T_UF
2025 2024
FET FAET
HK$°000 HK$’000
e RHAEF Salaries and other benefits 2,084 1,802
HESEFH RS Performance related incentive
payments 69 54
RIRTB ARG B Retirement benefits scheme
contributions 54 48
2,207 1,904

DREERRLA

Asiasec Properties Limited
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13. EMPLOYEES’ AND SENIOR MANAGEMENT’S

EMOLUMENTS (continued)

ZEATZBESMHIOT - The emoluments of the individual are within the following bands:
—E-RE —T-MF
2025 2024
EE®AB EEHE
Number of Number of
employees employees
1,000,000/ 708k LA T HK$1,000,000 or below 3 3

BE-_ZE-_AFR-_Z-_NE+-_A=+—81F
FE - aREEABZHMEE BFERKIEI2A °

SREBEANBZKEBZBRFRENANFRZE
BEZEENERERABZBAEN—

T4 o

REE 2 Fr BB RIR IR 1T 35 Fr Bk T & B 487
SERARLENRE 2RREE - REMFA
AREE W E A A& =S A T EAES
AREERBSEMAREBRIFBEREERES
B 2 RN o

The emoluments of the senior management are included note 12 for

the years ended 31st December, 2025 and 2024.

The biographical of members of senior management are disclosed

in the section headed “Biographical Details of Directors and Senior

Management” in the directors’ report of this annual report.

The remuneration policies of the Group are based on the prevailing

remuneration level in the market and the performance of respective

group companies and individuals employees. During both years,

no emoluments were paid by the Group to the five highest paid

individuals as an inducement to join or upon joining the Group or a

compensation for loss of office as a director.

“EChEFW
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REeMBERERME () NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
R E_AFt—_HA=+—HIUIFE for the year ended 37st December; 2025
14, BEE 14. LOSS PER SHARE

RATIIREE(E 2 FIRENEERTHZ 5|8t The calculation of the basic loss per share attributable to owners of

e

& the Company is based on the following data:

ZE-RE _—_ZT_NNF
2025 2024
TF#ET FHEIT
HK$’000 HK$’000

iR Loss
RUAGTEGREREBE 2 Loss for the year attributable to owners
AR A% R B AN FEE EE of the Company for the purpose
of basic loss per share (214,177) (74,752)
ZEZHE —TWF
2025 2024
T F
’000 ‘000
& Number of shares
RUAGrEEREREEZ Number of ordinary shares for the
LEEE purpose of basic loss per share 1,240,669 1,240,669
RIE-_RFEN_Z-_NFER > IEAEZ%] No diluted loss per share for both years were presented as there were

HFIREEEE - AAIEBEERITEINGERE LM no potential ordinary shares in issue for both 2025 and 2024.
A% o

15. IXE 15. DIVIDEND

EEeRRTNSREE_E A€ +-_HA=+—  The Board of Directors has resolved not to declare any dividend for
HIEFEZFMBRE(ZTEMEF : ) o the year ended 31st December, 2025 (2024: Nil).

DREERRLA
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16. PROPERTY, PLANT AND EQUIPMENT
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HELH
REEM FHUREE
Leasehold #AE®{E  Furniture RE
land and Office and Motor st
buildings equipment fixtures vehicles Total
FET FET FET FET FET
HK$000 HK$'000 HK$'000 HK$000 HK$000
5% 3| COST
RZZE-MF+=—A=+—H% At 31st December, 2024 and
—ZE-hF+-A=1+—H 31st December, 2025 403 2,131 12,622 679 15,835
e DEPRECIATION
R-Z-_MF—HA—H At 1st January, 2024 133 2,112 12,621 539 15,405
REER Provided for the year 3 18 1 60 82
R-ZE-NFE+=-A=1—H At 31st December, 2024 136 2,130 12,622 599 15,487
REE TR Provided for the year 3 1 - 60 64
RZZE-_RF+-R=+—H At 31st December, 2025 139 2,131 12,622 659 18,861
REE CARRYING VALUES
RZE-RF+-A=1—H At 31st December, 2025 264 - - 20 284
RZEZNFE+=R=+—H At 31st December, 2024 267 1 - 80 348
—E-RFEER

Annual Report 2025
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REeMBERERME ()
BE-—FE-—RFE+=A=+—HAILEE
16. W% - BEK&H@®E)

ALEEBAYME BERRBZIITENEEEMR
AIRERNBEREEATERGFE

THE T R EEY)
Leasehold land and buildings

WRERE

Office equipment

R REE
Furniture and fixtures

e

Motor vehicles

17. IREW

AEERELCERENTATNEASHEASESE
EYE  BEDENEEL - HERREPRTEA
—EXRF(ZTZNF : —ERF) WAFHEH
EREABHECREZEHATR ARG - BBER
WHI=ERNF (22 2ME - =5 5F) « IARE
MATEEEEERE  ARZEHEENEES
MISEE K -

DREERRLA
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

16. PROPERTY, PLANT AND EQUIPMENT (continued)

The above items of property, plant and equipment are depreciated
using the straight-line method after taking into account of their
estimated residual values at the following rates per annum:

HEREEEZ IR I=TERTF
Over the shorter of term of the lease, or 30 to 50 years

20%

20%

20%

17. INVESTMENT PROPERTIES

The Group leases out various commercial properties and carparks
under operating leases with rentals payable monthly. The leases
typically run for an initial period of one to six years (2024: one to six
years), with unilateral rights to extend the lease beyond initial period
for three to six years (2024: three to six years) held by lessees only.
Majority of the lease contracts contain market review clauses in the
event the lessee exercises the option to extend.
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

17. INVESTMENT PROPERTIES (continued)

The lease contracts do not contain residual value guarantee and/or
lessee’s option to purchase the property at the end of lease term.

“BAE —_T_MOF
2025 2024
FHET THET
HK$°000 HK$’000

>

REE

F1

BE

AR BEFRDERR B

77

RER

AEBZREMENR S -_AFR-_Z_WF
TZA=t—RZAaRBETHEAKEETMA
B 2 LA E BB A ER A RN E B#ET
fbfE

TS AR EEE - WEHRBNRER
BEHENBE -

FAIR VALUE
At the beginning of the year 2,266,120 2,269,160
Additions 37,561 64,822
Net decrease in fair value recognised

in profit or loss (206,701) (67,862)
At the end of the year 2,096,980 2,266,120

The fair values of the Group’s investment properties as at 31st
December, 2025 and 2024 have been arrived at on the basis of a
valuation carried out on the respective dates by Norton Appraisals
Holdings Limited, a valuer not connected with the Group.

In estimating the fair value of the properties, the highest and best use
of the properties is their current use.

ZEZRE —_T-NF
2025 2024
FRT FET
HK$°000 HK$’000

Investment properties are located in:

Hong Kong 2,096,980 2,266,120

—T - HEFER
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REeMBERERME ()
BE T _fAF+-A=1—HIFE
17. IEWHF ®)

TREHNATEEZXSTEEREVENDA
(R R ERMEEITERZE) - REARE
B E2BWAHRIEE - BAABEFESA
ERABEAINTO(E-—E=ZF)NER - Bﬁéu
RBEBZE TEMRBAUSEMNIARHER
REERLEBAEBEDERE R - KED
BREMEARABREEZGBANBRFE =

REZRLOARERN TZRREMRMEES
EHR

BETE-RELEARERZE)

FEERBERENE
Investment properties held by the Group

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

17. INVESTMENT PROPERTIES (continued)

The following table gives information about how the fair values of
the major investment properties are determined (in particular, the
valuation techniques and inputs used), as well as the fair value
hierarchy into which the fair value measurements are categorised
in (Levels 1 to 3) based on the degree to which the inputs to the
fair value measurements are observable. Majority of the investment
properties are valued using investment method and categorised as
Level 3 except for certain carparks in Hong Kong which are valued
using direct comparison method, based on recent transaction prices
of similar carparks, and are categorised as Level 2.

Particulars of valuation techniques of investment properties
under Level 3 fair value hierarchy

Valuation technique — Investment method (term and reversionary
approach)

EEREERSH
Significant unobservable inputs
B ERREE EREMHEYHRENES
Average market unit
Term yield Reversionary yield rent of individual unit

NP RES

Commercial properties in Hong Kong

RIAERE 2 B

Carparks in Hong Kong

DREERRLA

Asiasec Properties Limited

2.9% - 4.25%
(ZFZpF -
2.75% - 3.75%)

2.9% - 4.25%
(2024: 2.75% - 3.75%)

4.25%
(ZZ-MF : 4.25%)

4.25%
(2024: 4.25%)

3.4% - 4.75%
(ZFZPF:
3.25% - 4.75%)

3.4% - 4.75%
(2024: 3.25% - 4.75%)

4.75%
(ZZ-F : 4.75%)

4.75%
(2024: 4.75%)

HNEFARBRI0BTZEETAR
BROTEL(ZZ-ME
HNEFHREAIGETE
BFHREA105%T)

Around HK$10 sq.ft./month
to HK$97 sq.ft./month
(2024: around HK$15 sq.ft./
month to HK$105 sq.ft./month)

%% A3,200/ 7T
(Z2ZImF : 95 A3,50087T)

Around HK$3,200/month
(2024: around HK$3,500/month)
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EERIBRSBEN

EEREREIEE2BCARURTAESRE
ABBEREEME AR BENBEEIIWOT -

EERLIERSH
Significant
unobservable inputs
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)

for the year enaed 57st December, 2025

17. INVESTMENT PROPERTIES (continued)

Particulars of significant unobservable inputs

The factors on determination of the respective significant
unobservable inputs and the relationship of unobservable inputs for

fair value of investment properties are set out below.

EEER
Determination
factors

ELBRSHEEEYR
LREEMRE

Relationship of unobservable
inputs for fair value of
investment properties

LT G

Term yield

(LGS

Reversionary yield

(ERIES VA RSl ARk

Average market unit rent of
individual unit

Z B 37 L8 2 Ko 8 B DA R BRAR B8 K
T URER A9 FH BRI A Y RE E 1 AT AE Y W
Taking into account of yield generated
from comparable properties and
adjustment to reflect the certainty
of term income secured and to be
received.

EZEIAI LR ENFE B TIHHES W
AREBERITE -

Taking into account of annual unit
market rental income and unit market
value of the comparable properties.

mSEM A EEET S A L RYALL
8 WERIMEMEMEREE - nE
BEIEE ~ PR/ RGE ©

Market unit rent compares with direct
market comparables and taking into
account of location and other individual
factors such as road frontage, size of
property and facilities.

MHRERN AR AR EETE -

The increase in the term yield would
result in a decrease in fair value.

ERMEEN LFRERAR BETHR -

The increase in the reversionary yield
would result in a decrease in fair value.

mEENEEN ENEERAABEL

H o

The increase in the market unit rent
would result in an increase in fair value.

“EChEFW
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FEMEERME () NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
R E_AFt—_HA=+—HIUIFE for the year ended 37st December; 2025
18. M—MEEE QAR 2 18. INTERESTS IN AN ASSOCIATE
ZE-hE T _NNF
2025 2024
FET FET
HK$’000 HK$’000
WEZKA - JEET™ Cost of investments, unlisted - =
FEE W BB 18 2 @ Fl &2 Share of post-acquisition profits and
Hih 2 mEles - other comprehensive income,
NS net of dividends received - =

tRMEREMERZEAR A RNRPEFMIZEE  The investment cost in Beijing Jingyuan Property Development Co.,
YREERIE AR NETEER o Ltd. incorporated in PRC was fully impaired and under the process of
liquidation.

FTEHLENFN ST -_RFER-_Z—pE+—F Details of the associate as at 31st December, 2025 and 2024 were
=+ —HBZEBRFENHEI7(D) set out in note 37(b).

10. FPEMEAEANRZEALBME 19. EQUITY INSTRUMENT AT FAIR VALUE
BRIBZRATER THROUGH OTHER COMPREHENSIVE INCOME

ZE-RE —ZT_NNF
2025 2024
TF#T FET
HK$°000 HK$’000

BRHEGEEREEAABEREZ Equity instrument
AR T A (KfeE) at FVTOCI (Note) 20,190 25,960
EEMEFRAT

Asiasec Properties Limited
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ZNnEE

ez -

ZEBREASBEEZNEMERENIF LT RAMNE%
(ZF 0% : 5%) ik - EFCEBRBRATAZK
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

19. EQUITY INSTRUMENT AT FAIR VALUE
THROUGH OTHER COMPREHENSIVE INCOME

(continued)
Note:

The amount represents the Group’s 5% (2024: 5%) equity interest in an unlisted
company, which is principally engaged in property investment. Directors have
elected to designate this investment in equity instruments as at FVTOCI as they
believe that recognising short-term fluctuations in these investment’s fair value
in profit or loss would not be consistent with the Group’s strategy of holding this
investment for long-term purposes and realising their performance potential in the

long run.
A FiEE AR EBMEYE - BRH5AKEE  The above investment is stated at fair value and details of the fair value
34(c) ° measurements are set out in note 34(c).
20. XL HMEWSIE - BB 20. TRADE AND OTHER RECEIVABLES,
A REe PREPAYMENTS AND DEPOSITS
—E-RE —ZT-UF
2025 2024
F#&T FHET
HK$°000 HK$’000
R 5 WA Trade receivables 8,216 3,777
H b fE U k08 Other receivables 6,490 6,557
FEMERERRIZS Prepayments and deposits 2,686 2,360
17,392 12,694

R-E-_NE—A—H KEBEFAHZRHE
W I8 56,223,000/ 7T ©

As at 1st January 2024, trade receivables from contracts with
customers amounted to HK$6,223,000.

—E-_RFFR
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

20. TRADE AND OTHER RECEIVABLES,
PREPAYMENTS AND DEPOSITS (continued)

Trade receivables represent rental receivable which are receivable on
the presentation of debit notes. The Group generally allows a credit
period of 30 days to its tenant. The aging of these trade receivables
of the Group, net of provisions and in accordance with the revenue
recognition dates, is as follows:

ZBZRAFE —T_MF

2025 2024

FET TET

HK$’000 HK$°000

30H A Within 30 days 6,250 2,234
31H=60H 31 - 60 days 1,000 1,314
91H=120H 91 - 120 days 592 220
121H£180H 121 — 180 days 374 9
8,216 3,777

HE-Z-AF+-_A=1+—0 A&EERHRE
WHIEHER REZEBA REERERES
H - H4ABRME{E A2,601,000/8 7 ( —ZF =4 :
17920005%7%)0 S hFE+=ZA=1+—

i<<<%5A¢IJHﬂEM§a§?MEIXL REEEZE
i‘%/\ SR BUE 245 45635,00078 T (—Z =Y
4 : 248,000/ 7T) °

BRTHESEERZINGEERUIN X5 REM

As at 31st December, 2025,
receivables balance are debtors with aggregate carrying amount
of HK$2,601,000 (2024: HK$1,792,000) which are past due as at
the reporting date. An impairment allowance of HK$635,000 (2024
HK$248,000) was made at 31st December, 2025 on debtors which

frequently repay after due dates but usually settle in full.

included in the Group’s trade

The carrying amounts of trade and other receivables are denominated

FEW R - & RERREEIE N5 E¥ EA55HE © in currencies other than the functional currencies of the relevant group
entities are set out below:
—B-HE —T-WF
2025 2024
TF#T FET
HK$°000 HK$’000
Ex(l%Emxl) United States Dollars (“USD”) 1 1
HE-_Z-_AFE+-A=+—8 H#bElzx Asat31st December, 2025, included in other receivables are balance
159 B35 4 %8 55,083,000/ 0 (Z T Z4F :  of HK$5,083,000 (2024: HK$4,744,000) which bears interest of
4,744,000/ %) * FIE A5.00%( ZZ =04 :  5.00% (2024: 5.25%) and is repayable on demand.
5.25%) @ NAIREKIEE -

DREERRLA

Asiasec Properties Limited
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

LOAN RECEIVABLE

At the end of the reporting period, the Group has loan receivable from
one (2024: one) party which bear fixed interest rate at 15% (2024
15%) per annum, is secured and guaranteed, and has maturity date in
October 2021 and is analysed as follows:

ZE_RFE —TNF
2025 2024
FHET FAT
HK$°000 HK$’000
KEEZ ERERBIE The Group’s loan receivable comprise:
FEUS = (HfaE) Note receivable (Note) 97,265 97,015
B ORE Less: Impairment (97,265) (97,015)
Hist : Note:
FBWEEAE—R(ZE-_NE : —R)EAANEENERE The note receivable included one (2024: one) loan note which was subscribed by
BITARE 2 EREE o —REEME4(E/4597,265,000 the Group at the note issuance date. A loan note in the gross carrying amount
BT (=T U4 : 97,015,0008 1) 2 B Z=HEH—  of HK$97,265,000 (2024: HK$97,015,000) was issued by a subsidiary of an
BB EM AT ([BITADZHBARR=-ZZE—N independent former listed company (“Issuer”) in October 2018 and held by the
FE+ AT AHAEFRRFE @ ZEZ2HEAHBTANMNEL Group, which was secured by certain shares of the Issuer’s subsidiaries and an

AlZETROERN—ZABEALBRIERERAER -
HREITAREEZS = —F 1+ AR B EEA S ME

WERFE UEZEREREOLEH T 280RE
97,265,000/ 7T (=Z = U4 :97,015,0008 7T ) 5T AR
HE_ZT-_RAFER-_T_WF+-_A=+—H- &%%
ZEZHABEHEBR_Z—\F+A+—BAR

o e

&E%F%E%Emiﬁmﬁ&m% - AR AT A

NAIFT#ETT 2 A MAERE ©
M@

WA G BT

— A7 % 597,265,000/ 7T (ZZ =4 : 97,015,000
/&wmﬁ%mﬁaﬁ REEBREE  ZEEERER
E_T_RAFN_Z_MFET_A=T—HIEFER
REpEE @Wﬁ&&ﬂ%ﬁémo

individual personal guarantor. The loan note was in default as the Issuer failed
to repay both the principal amount and loan interest receivable upon maturity
in October 2021, leading to the recognition of the impairment in the amount
of HK$97,265,000 (2024: HK$97,015,000) which is fully impaired as at 31st
December, 2025 and 2024. Details of the subscription of the note was disclosed in
the announcement of the Company dated 11th October, 2018.

The ECL was determined by the Directors, based on a valuation performed by the
Valuer, Norton Appraisal Holdings Limited. Details of impairment assessment are set
out in note 34(b).

Loss allowance has been recognised for a note receivable with a principal amount
of HK$97,265,000 (2024: HK$97,015,000) which has default in repayment of both
principal and interest receivable during the years ended 31st December, 2025 and
2024.

“EChEFW
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

21. LOAN RECEIVABLE (continued)

The Group’s loan receivable that are denominated in currencies other

than the functional currencies of the relevant group entities are set out

below:

ZERE —T-UF

2025 2024

F#&iT FHET

HK$’000 HK$°000

ETT USD - _
22 FBBHHBEAABEEE S 22. FINANCIAL ASSETS AT FAIR VALUE THROUGH

BhE E PROFIT OR LOSS

ZE-HhE T M4

2025 2024

FEiT FET

HK$’000 HK$’000

FELEHREES Unlisted investment funds 43,465 52,971

MERBEOMEH 2T - Analysed for reporting purpose as:

MEEE Current assets 43,465 52,971

i Litie EH U AR EBEYEK
R EEIBE ST EES4(c) °

AREEFE

DREERRLA

Asiasec Properties Limited

All of the above investments are stated at fair value and details of the

fair value measurements are set out in note 34(c).
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

23. CASH AND CASH EQUIVALENTS
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—ERE —T-UF
2025 2024
FET FEr
HK$°000 HK$’000
REMRESEFE : Cash and cash equivalents:
RITEF KA Cash at bank and on hand 48,992 26,355
RERRITER Short-term bank deposits
(RR=1EANEE) with original maturity
within three months - 42,000
HERERBRCEE R Cash and cash equivalents for
REFESM consolidated statement of
cash flows analysis 48,992 68,355

R_ZE-—A&F+=-_A=+—8 ZEEARE
(ZE2ZHF - aizfihﬁiﬂ@m.%%i
4.44%) o

BTHBESEER ZIEER AN
FERTIEBEMSIFHE

As at 31st December 2025, the cash equivalents are interest-free
(2024: carry prevailing market rates ranging from 4.25% to 4.44% per

annum).

The cash and cash equivalents are denominated in currencies other

than the functional currencies of the relevant group entities are set out

below:
ZEB-RE —T_NNF
2025 2024
F#&T FHET
HK$°000 HK$’000
ARE(TARK]) Renminbi (“RMB”) 9 9
e Usb 2,215 3,500
2,224 3,509
—E_RFER
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24, ENTFIAN EATE A

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

24. CREDITORS AND ACCRUALS

ZEZRFE —_T_oHF

2025 2024

F#&T FET

HK$’000 HK$’000

R 5 FER IR Trade creditors 2,178 371
H e 50E Other creditors 6,679 13,922
Gish=k-&n Tenants deposits 17,501 14,396
ERtEEER Accrued operating expenses 4,059 3,463
30,417 32,152

REEZRZENFRREZAYZIRENT ¢

The aging of the trade creditors of the Group in accordance with

invoice date is as follows:

ZEBCRE —TUF
2025 2024
TF#ET FAET
HK$°000 HK$’000
30HA Within 30 days 1,576 350
31HZ60H 31-60 days 519 6
61HZ90H 61-90 days 68 -
1208 A £ Over 120 days 15 15
2,178 371

EEMEFRAT

Asiasec Properties Limited
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RmEBR - N&EE 2 RI785K4180,000,000
B (ZZ P04 : 100,000,000 75 ) * = K
B BER - AREERAREER - TR —F

REET B EREREEER - BIERKER
AP RIRITiE SR B E B R RO HT 5232 -

AEBTMAEREMA(ZZE_WNF : —FH)Z
H i & 5% & 370,000,000 7L (=T Z PO 4 :
415,000,000/ 7T) - —EARK S - EEHR - I
EZR—FETBAMFNERER - 73—1I(:=§
ZVUF ) REMN BT - BT R
EARFIERBNHEEST () &) °

129

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

25. BANK AND OTHER BORROWINGS

At the end of the reporting period, the Group has bank borrowing
of HK$180,000,000 (2024: HK$100,000,000) which is interest-
bearing, secured, guaranteed by intermediate holding company and is
repayable within one year with repayment on demand clause. Details
of assets that have been pledged as collateral to secure the bank
borrowings are disclosed in note 32.

The Group also has other borrowings of HK$370,000,000 (2024
HK$415,000,000) from two parties (2024: one party). One (2024:
One) is interest-bearing, unsecured and is repayable in more than one
year but not exceeding two years. The other one (2024: none) is due
to a related party. Details of related parties transactions and balances
are disclosed in note 31(a) and (c).

26. AxAS 26. SHARE CAPITAL
i3 FET
Number of
shares HK$’000
BEITRARE Issued and fully paid:
R-ZZT-_W&F—HF—A8 At 1st January, 2024,
—E-_WNFE+-_A=+—BK 31st December, 2024 and
—E-RAF+_-_A=+—H 31st December, 2025 1,240,668,945 681,899

ARG ZHBARINEBEE_E_AFE K- _N
F+_A=+—HUIEFENREREE - HELE
EU{EAARARZ ETES

None of the Company’s subsidiaries purchased, sold or redeemed
any of the Company’s listed securities during the years ended
31st December, 2025 and 2024.

“EChEFW
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FREMIERBRMEE) NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)

e _—_E_fhFf+_H=1+—HILFE for the year ended 37st December; 2025

27. BREMIBEE 27. DEFERRED TAX LIABILITIES

RAFERBEFEERANELFIEGE(EE) The followings are the deferred tax liabilities (assets) recognised and

REZSHINT : movements thereon during the current and prior years:
&
REmE
Accelerated
LREE tax REER it
Fair value  depreciation Tax losses Total
FET FET FET FHET
HK$'000 HK$'000 HK$000 HK$:000
R-ZF-MF—A—H At 1st January, 2024 144,850 239 (13) 145,076
RERBRER(BR)IMNG (Credit) charge to profit or loss for the year (4,227) 4,764 (4,738) (4,201)
RZE-ME+=-A=1—H At 31st December, 2024 140,623 5,003 (4,751) 140,875
RER BB (ERE) Mk (Credit) charge to profit or loss for the year (9,706) 5,999 (5,991) (9,698)
R-E-AF+-A=1+—H At 31st December, 2025 130,917 11,002 (10,742) 131,177

RIFEEIR  REBEA A EKEATERN 2k At the end of the reporting period, the Group had unused tax losses
B Fl 4 18 &5 18 /2 965,461,000 T (— = — P of approximately HK$965,461,000 (2024: HK$903,074,000) available
£ 1 903,074,000/ 7T) - X EEE - 2R to offset against future assessable profits. A deferred tax asset has
IR IE TG T8 & & 465,103,000/ 70 ( ZFE M4 - been recognised in respect of HK$65,103,000 (2024: 28,794,000) of
28,794,000/ 7T ) » A ESETEBIARAHF - #  such losses. No deferred tax asset has been recognised in respect of
3 £ R T 2.900,358,0008 0 (= — U 4 - the remaining HK$900,358,000 (2024: HK$874,280,000) due to the

874,280,000/ 70 ) FERIELE R AL EE © unpredictability of future profit streams.
%55 AR E) FA TR A B 18 A DA PR BRAREE o These unused tax losses have no expiry date.
EEMEFRAT

Asiasec Properties Limited
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NEEYEMEE AR 44,255,000 % 7T
(ZZ =4 : 41,063,000/ L) - HHRWE
ZHEMFEH-—ZERF(ZEMF : —EX
F) o o RIMEER  FEEBENAIREE 2 &
HEFRRKZDZHEMKEAT :
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

28. OPERATING LEASES COMMITMENTS

Property rental income earned during the year was HK$44,255,000
(2024: HK$41,063,000). The properties held had committed leases
mainly running for the next one to six years (2024: one to six years). At
the end of the reporting period, the Group had commitments for future
minimum lease payments as lessor under non-cancellable operating
leases which fall due as follows:

—E_RE —ZT-UF
2025 2024
FHET FHAET

HK$°000 HK$°000

RITHRBEE R ER K
EWRERAT :
R—FZA
MRE—F
RE=F
iUt
RERF
RAEF%E

Undiscounted fixed lease payments
receivables on leases are as follows:

Within one year 30,233 23,487
In the second year 27,586 12,904
In the third year 22,457 10,542
In the fourth year 8,444 11,189
In the fifth year 3,719 7,826
After five years - 3,719

92,439 69,667

—E-RFEER

Annual Report 2025



132

R MBEERMAE(E)
BE T _fAF+-A=1—HIFE

29. BAREGH

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

29. CAPITAL COMMITMENT

ZEBCRF _—TF
2025 2024
FEIT TET
HK$°000 HK$’000

—EREMEZHER
BEETRREAEHED
BEARRX

BREF TS

AEE2ERBRBESKIN_FZTTF+ A
Lz ertEl - ZEFABIZEERAKEY
BENFRE  BEXEEMEE -

EBERAEEZ ABECHAEBEESREBEE
®25% ' FRA® AEBKAZ30,000% T
(== PO : 30,000/87T) °

REBEZE-_FERE+-_A=+—"HBILEER ' K
£ BB X 2 BRIREFIFH &4 5 A307,000% 7T
(ZZ V04 : 303,000/87T) °

DREERRLA

Asiasec Properties Limited

Capital expenditure in respect
of contracted commitment for
improvement and alteration
works of an investment property 7,411 20,063

30. RETIREMENT BENEFIT PLANS

The Group participates in a Mandatory Provident Fund Scheme
established under the Mandatory Provident Fund Schemes Ordinance
in December 2000. The assets of the scheme is held separately from
those of the Group, in funds under the control of trustees.

Both employees’ and the Group’s mandatory contributions are
calculated at 5% of the employee’s monthly relevant income, with the
cap of monthly relevant income of HK$30,000 (2024: HK$30,000).

During the year ended 31st December, 2025, the Group made
contributions to the retirement benefits scheme of HK$307,000
(2024: HK$303,000).



FEMBHERMEE)
BE—ZE-_nfFt-A=1—HLFE

1- F?gﬂﬁ 75 ul:l
REZE-_E-_RF+= ﬂ T+T—HLEFER @ K
SEEBEEAT 2R RERIT

(a) EABEAEES :
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

31. RELATED PARTIES TRANSACTIONS AND
BALANCES

During the year ended 31st December, 2025, the Group had
transactions and balances with related parties as follows:

(@) Related party transactions:

=Sk —TmEF
2025 2024
FET T/
HK$°000 HK$°000

S NG % £H

&EW%

—$%@ﬁﬁm BRI E WA
(Bf5E6)

—AAKEKBRNESD
MEERRZERER

—AARKEREA TR RS &
ERENRRIRBER

—AREERBRNEMLE R

e sEEz BB AR
FREREMEB AR
— & B BRER Y A B A

PREZERAR  REPBEREFGREA
(TRZ ) REWMB AT

—AKERBNEERBERA
(KfaE6)
— [ 7 & [ W B Y
MBS (Kazi)
—AAREERINEEREE
— A S EWE H b B

Ultimate holding company, AGL and

its subsidiaries
- Management fee income earned

by the Group (note 6) 264 420
— Rent, estate management and

air-conditioning fees charged

to the Group 1,011 1,049
— Internal audit service and management

information system service

fee charged to the Group 174 284
— Sundry expenses charged to the Group 319 780

A subsidiary of AGL, Sun Hung Kai & Co.
Limited and its subsidiaries
— Interest income earned by the Group - 3,913

Intermediate holding company, Tian An
China Investments Company Limited
(“TACI"), and its subsidiaries
— Management fee income earned

by the Group (note 6) 908 1,220
- Interest expense charged
to the Group (note i) 877 5,246
- Management fee charged to the Group 1,237 1,320
- Sundry expenses charged to the Group 2 24
“EChEFW
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(b) FEERBARTFH

IZERABNFHRFMEZE S BEARR

M5B MERE °

RAFEENRENTARREREEEASR

HRBEZHMENHE2 -

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

31. RELATED PARTIES TRANSACTIONS AND
BALANCES (continued)

(b) Key management personnel compensation

The remuneration of key management is determined by the
remuneration committee having regard to the performance of
individuals and market trends.

The remuneration paid and payable to the key management of the
Company, who are the Directors, for the year is set out in note 12.

(c) RBAHER (c) Related party balances
k- ok 32 —Z_mE
2025 2024
FET FHET
HK$°000 HK$'000
RERERAR  BEEE R Ultimate holding company, AGL and
HIfB A A its subsidiaries
H A JE WK IE (B 5T A E A R I FRIE ) - Other receivables (included in other receivables) 76 -
B ENFIB(ETARZEN — Other payables (included in trade creditors
FIAREGHEERR) (i) and accrued operating expenses) (note i) 162 188
PHEERAR - REREMBEA Intermediate holding company, TACI,
and its subsidiaries
—EHER (BT AEMER) — Loan payable (included in other borrowings)

(B aziii) (note i) 70,000 =
—EAALE (B A A AT FIE) — Interest payable (included in other creditors) 128 =
— H A e 508 - Other payables (included in accrued operating

(Bt AERTEEER) (M) expenses) (note i) 191 =

—AKEERD ERAZRITERERRT

e 2 BT 2R

—IAKEERBRARERZRITER
[RRTTIEH 2 B ISR

—AREERERKERZERE

DREERRLA

Asiasec Properties Limited

- Financial guarantee given to a bank in

respect of a banking facility granted to

and utilised by the Group 180,000 100,000
- Financial guarantee given to a bank in

respect of a banking facility granted to

but not yet utilised by the Group - 80,000
- Loan facility granted to but not yet utilised
by the Group 230,000 200,000




7 & M5 R EE (R)
BE-F-AF+=A=+—ALFE

31. BBt AR S ME%uE)

(c) FABEFGHEER(HR)

LB X BIEK LT RRELAZERN
MERZRFERERS - AT - ZEXHER
% ETRRIE14AT 2 IBWERTE °

(i) RBE-_ZT_RAFT-_A=T—BLEE
A - KR A AN & B4R 4t 5 787,983,000 7% T
(=Z — P04 : 195,000,000/ 7 ) * AEEE -
FFIRA2.35%55.24%(ZF P4 :5.36%%
6.32%) °

(ii) fEMRBAREER  RERRNEERTE

Al i

(i) ENEFRAEEFER  FHXE473% K
5.00% (=T =4 : &) - WER T - tFMN
RfEiE -

32. EEHA

RZE_AF+ZA=+—H EHEAR
1,184,000,0007% 7T ( == Z—PU4F :1,294,000,000
BB EMENMERRER - LBESKA
REEMERIENEZARRBOERIEARNE
B RITIERAIHEIR o
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

31. RELATED PARTIES TRANSACTIONS AND
BALANCES (continued)

(c) Related party balances (continued)

All of the above related party transactions constitute connected
transactions or continuing connected transactions as defined in
Chapter 14A of the Listing Rules. However, those transactions are
exempt from all disclosure requirements in Chapter 14A of the Listing
Rules.

Notes:

(i) During the year ended 31st December 2025, TACI provided loans to the
Group of HK$87,983,000 (2024: HK$195,000,000) which are unsecured and
carries interest from 2.35% to 5.24% (2024: 5.36% to 6.32%) per annum.

(ii) The other payables are unsecured, interest free and repayable on demand.

(ifi) The loan payable bears interest of 4.73% and 5.00% (2024: Nil) per annum,
is unsecured and repayable in April 2027.

32. PLEDGED ASSETS

At 31st December, 2025, a property mortgage over, an assignment
of rental income and sales proceeds and an assignment of
insurance in respect of an investment property with carrying value
of HK$1,184,000,000 (2024: HK$1,294,000,000) was pledged as
security in respect of bank borrowing by the Group.

“EChEFW
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(a) &BMIRZHEA

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

33. CAPITAL RISK MANAGEMENT

The Group manages its capital to ensure that entities in the Group
will be able to continue as a going concern while maximising the
return to shareholders through the optimisation of the debt and equity
balances. The Group’s overall strategy remains unchanged from prior
year.

The capital structure of the Group consists of debts, which include
bank and other borrowings disclosed in note 25, equity attributable
to owners of the Company, comprising issued share capital and
reserves.

The Directors review the capital structure periodically. As a part of
this review, the Directors consider the cost of capital and the risks
associated with each class of capital. Based on recommendations
of the Directors, the Group will balance its overall capital structure
through the repayment of bank and other borrowings, payment of
dividends and repurchase of shares.

34. FINANCIAL INSTRUMENTS

(@) Categories of financial instruments

—E-RE —T_QmF
2025 2024
FHETT FAT
HK$’000 HK$’000
ﬁﬂﬁﬁ Financial assets
FREMEEREZEALBERE Equity instrument at FVTOCI
ZBRARTE 20,190 25,960
BRBREAABHEERZ Financial assets at FVTPL
BRLEE 43,465 52,971
BB HEKATE 2 e REE Financial assets at amortised cost 63,698 78,689
127,353 157,620
SMER Financial liabilities
R HK AT E At amortised cost 576,358 543,689
GRMESRAT

Asiasec Properties Limited
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b) MERBTEAERBE

AEE IR TASEEREMEHKER
AABEREZRATE BEREREAREE
REZEMEE  XZENFHIE  BREFR - H
RN FIR RERBSEFE  KHENFHR
Hip N RIRREPRE RIRTREMER - %
FEMTAFBERNEMERE - ZFERTAR
B2 Bk M iSRER (SNE R R RA R ER) -
EERRRREIERRE o TXHIMAREZS
B BUR - AEBE Y BIEEEEREEZER
R - DAREIR MBS R B R IREVE E 2 7 o

45 W B
@) SMNEREER

AEEEEBBRERAANBERECSREE
Hip IR BREFRERRERRAEEFELR
ANINERHE - MZFINEEEMEEE TR
W EEAR - FtEALEmERIMNERR - &
B B AT ESMNE R R INE BN - BR
EEEETIERINERR  XERNATRER
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

34. FINANCIAL INSTRUMENTS (continued)

(b) Financial risk management objectives and policies

The Group’s major financial instruments include equity instrument at
FVTOCI, financial assets at FVTPL, trade receivables, loan receivable,
other receivables, cash and cash equivalents, trade creditors, other
creditors and tenants deposits and bank and other borrowings.
Details of the financial instruments are disclosed in respective notes.
The risks associated with these financial instruments include market
risk (currency risk and interest rate risk), credit risk and liquidity risk.
The policies on how to mitigate these risks are set out below. The
management of the Group manages and monitors these exposures
to ensure appropriate measures are implemented on a timely and
effective manner.

Market risk
()  Currency risk

The Group has financial assets at FVTPL, other receivables, loan
receivable and cash and cash equivalents that are denominated in
foreign currencies which are different from the functional currency
of the respective group entity and accordingly expose the Group to
currency risk. The Group currently does not have a foreign currency
hedging policy in respect of foreign currency exposure. However, the
management monitors the related foreign currency exposure closely
and will consider hedging significant foreign currency exposure should
the need arise.

“EChEFW
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

34. FINANCIAL INSTRUMENTS (continued)

(b) Financial risk management objectives and policies
(continued)

Market risk (continued)

(i) Currency risk (continued)

The carrying amounts of the Group’s monetary assets and monetary
liabilities denominated in currency other than the functional currencies

of the relevant group entities at the end of the reporting period are as
follows:

HE &f®
Assets Liabilities

—E-hF —EZE -~ - —EE

2025 2024 2025 2024

FEITT FET F#T FHET

HK$°000 HK$’000 HK$’000 HK$’000

EVv UsbD 45,680 56,472 - -

AR RMB 9 9 - _
INEEBUR R Foreign currency sensitivity

AEBEZIEMNBARERBRLE  HXFHEE
BT - RERARBHEREE - ANETTHE
s ANESRARAEE ZIMNER BRI T
BX - WAREZRARFAXEEABREE S
AR AWREANRHAFEREZR - A&E
RAS R AR EE SN ERETR S MESE

ESNE RS o

AEBFAZARE 2R - XEBEAREM
HEERAIMNERBRHAKBM L NEKN - B

BN TEZ5 -

DEBEERAAE
Asiasec Properties Limited

The Group’s principal subsidiaries are operating in Hong Kong and
their transactions are mostly denominated and settled in HK$, USD
and RMB. As HK$ is pegged to USD, the Directors thus consider the
Group’s foreign currency exposure is not significant. To the extent
that the Group’s revenue and expenditure are not naturally matched in
the same currency and to the extent that there are timing differences
between receipt and payment, the Group will be exposed to foreign
currency exchange gains and losses arising from transactions in
currencies other than its functional currency.

The Group is exposed to the currency risk of RMB. The Group’s
exposure to foreign currency risk due to RMB is considered not
significant to the Group and no sensitivity analysis is presented.
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(b) MHEMBEEERMRBRGR)

145 0 B (4% )
(i) FIFERER

AEEZREFERRITFR - HbEIFIAER
RITREMEREARNEEGH 2 EMBARR
TR MR o ANER[E B B IR = E R 5
HBER - BR AEEEEVNERMNERZHIE
N AEBRBMNEBEEE - MRTHFEE
TRE - BAFER  EEREESERAKEZAH
KRR K& £ I I R B R o

RIT R E MK

AN B 2 A] BRI 3 (5 BRI 2 3 A0 3R 2 50
EER BEMEEMEHREIEZ  BIXE
2 bR %12 18 18 15 3 0 5OR 4 2,296,000 78 7T
(ZZE-mF : RE &R &R D L m
2,150,000/ 7T) °

REFERRTHER
AEBE T 2R BN EHERRITF R KB F

% HARENE UREAYE - MEBHEH T
THER3) -
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

34. FINANCIAL INSTRUMENTS (continued)

(b) Financial risk management objectives and policies
(continued)

Market risk (continued)
(i) Interest rate risk

The Group is exposed to cash flow interest rate risk as its cash
equivalents and bank balances, other receivables and bank and other
borrowings which are subject to floating interest rate. The Group
currently does not have any interest rate hedging policy. However,
the Group closely monitors interest rate movements and will enter
into new banking facilities when favourable pricing opportunities arise.
The management monitors the Group’s interest exposure and will
consider hedging interest rate exposure should the need arise.

Sensitivity analysis
Bank and other borrowings

If interest rates increased or decreased by 50 basis points in relation
to the Group’s variable rate borrowings and all other variables were
held constant, the Group’s loss after tax would have increased
or decreased by HK$2,296,000 (2024: profit after tax would have
decreased or increased by HK$2,150,000).

Cash equivalents and bank balances
The Group’s change in interest rate is mainly attributable to its cash

equivalents and bank balances which is considered not significant to
the Group and no sensitivity analysis is presented.
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DEBEERAAE
Asiasec Properties Limited

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

34. FINANCIAL INSTRUMENTS (continued)

(b) Financial risk management objectives and policies
(continued)

Credit risk and impairment assessment

The Group’s exposure to credit risk arises from potential losses result
from default on obligations by counterparties. The maximum exposure
to the Group is represented by the carrying amount of its financial
assets as stated in the consolidated statement of financial position.

Trade receivables consists of rental and estate management fees
receivable from tenants. Credit checks are carried out before
commencement of tenancies and on-going credit evaluation ensures
any doubtful receivables are provided for as required. The exposure
to credit risk is limited because the trade receivables are secured
by tenants’ deposits. In this regard, the Directors consider that the
Group’s credit risk is significantly reduced. As at 31st December
2025, loss allowance of HK$635,000 (2024: HK$248,000) was
recognised.

Regarding the credit risk management policy on note receivables, the
Group assessments are based on the public subscription documents
and the public information published by its listed guarantors. As at
31st December, 2025, there are in total one (2024: one) outstanding
note receivables issued by former listed entity in Hong Kong (2024:
former listed entity in Hong Kong).

In general, the borrowers are of a diverse background, comprising
subsidiaries of Hong Kong listed or former listed companies. After
being approached directly by the prospective borrower or through
referrals, the Group reviews the background and financial strength
of such borrower, and where applicable, the guarantor, and obtain
financial statements and search reports to support its analysis.
The Group then assesses the credit risk of the loan and negotiate
the terms thereof after considering, among other things, (i) the
background and financial strength of the borrower or the guarantor (if
applicable); (ii) the value and marketability of the collateral(s) provided,
if any; and (i) any other securities. Similarly, the Group takes such
criteria in the assessment of renewal of loans, and an additional factor
will be taken into account, being the historical repayment record of the
borrower.
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

34. FINANCIAL INSTRUMENTS (continued)

(b) Financial risk management objectives and policies
(continued)

Credit risk and impairment assessment (continued)

The finance department of the Group is responsible for performing
credit quality review on a regular basis. Procedures which are
carried out by the responsible staff in order to identify any possible
changes in the creditworthiness of a borrower include (i) reviewing
the latest available audited financial statements or periodic unaudited
management accounts of the counterparties of the loans; (ii) if
required under the ECL model in impairment assessment, engaging
valuers to ascertain the updated recoverable amount of the securities
of the loans; (iii) conducting public searches to confirm any changes
to the corporate information and status of the counterparties of the
loans; and (iv) interviewing the borrowers regularly. Such review
enables the Group to assess the potential loss as a result of the risk
to which it is exposed and take appropriate corrective actions.

The Group’s note receivables are kept in the security broker account
and the repayment of interests and principals of note receivables
are directly debited in the security broker account when due. The
finance department is responsible for gathering financial data on the
repayment of loan receivable on a monthly basis, and would promptly
report to the directors of the lender subsidiaries for any delay or
default in repayment upon maturity. Based on the assessment of and
information provided by the finance department, the directors of the
lender subsidiaries will then re-assess the recoverability of the loan
receivable and formulate plans for loan collection.
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

34. FINANCIAL INSTRUMENTS (continued)

(b) Financial risk management objectives and policies
(continued)

Credit risk and impairment assessment (continued)

In such assessment process, they may require additional documents
of the counterparties of the loans and/or request additional
securities for such loans. Furthermore, the internal audit function of
the Group periodically conducts reviews on the internal control of
lending activities and anti-money laundering and counter-terrorist
financing, covering (i) approval procedures of granting loans; (ii) credit
assessment and background check of borrowers; (iii) monitoring
of loan repayment; and (iv) compliance with the relevant rules and
regulations. Such internal control measures, together with the
periodical internal control review and compliance checking over
all aspects of credit processes by the internal audit function of the
Group, helps to ensure the credit procedures are complied with and
sufficient controls are in place to mitigate credit risk.

The credit risk on liquid funds is limited because the counterparties
are banks with high credit ratings assigned by international credit-
rating agencies.

The Group had a concentration of credit risk as the loan receivable
is advanced to one independent third party (2024: one independent
third party). As at 31st December, 2025 and 2024, there is a
default in repayment of note receivable with a principal amount of
HK$97,265,000 (2024: HK$97,015,000) and the interest receivable of
HK$3,404,000 (2024: HK$3,395,000).
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

34. FINANCIAL INSTRUMENTS (continued)

(b) Financial risk management objectives and policies
(continued)

Credit risk and impairment assessment (continued)

The Group assessed the loss allowances for remaining other
receivables with gross carrying amounts of HK$6,490,000 (2024
HK$6,557,000) on 12m ECL basis. The expected loss of other
receivables are assessed individually, taking into account the
historical default experience and internal credit rating of the debtors
as well as forward-looking information, as appropriate. There had
been no significant increase in credit risk since initial recognition.

The Group has no other significant concentrations of credit risk, with
exposure spread over a number of counterparties and customers.

In addition, the Group reassesses the lifetime ECL for trade
receivables and the 12m ECL for other financial assets at the end of
the reporting period to ensure that adequate impairment losses are
made for significant increases in the likelihood or risk of a default
occurring since initial recognition. In this regard, management of the
Group considers that the Group’s credit risk is significantly reduced.

In order to minimise credit risk, the Group has developed credit risk
grading to categorise exposures according to the degree of risk of
default. The Group uses publicly available financial information and its
own historical repayment records, or, where appropriate, engages the
Valuer to rate its major customers and debtors. The Group’s exposure
and the credit quality of its counterparties are continuously monitored
and the aggregate value of transactions concluded is spread amongst
approved counterparties.
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

R MBEERMAE(E)
BER—E_AFf+-—A=1—HIFE

34. M IT AW 34. FINANCIAL INSTRUMENTS (continued)

(b) HMBERBEERERBE(HE) (b) Financial risk management objectives and policies
(continued)
55 MR BEFE () Credit risk and impairment assessment (continued)

REBRNBEERE AT BB TNER - The Group’s internal credit risk grading assessment comprises the

following categories:

Hth EmEE
Other
financial assets

P EB{E BT
Internal ik
credit rating

X HEWRER

Description Trade debtors

{1iWEN oo R GERERBRIEE 2 E L > HEHEEEE - 1218 ATEEIEE
R B EBEIR RS BEERE BB

Low risk The counterparty has a low risk of default and Lifetime ECL — 12m ECL
does not have any past-due amounts not credit-impaired

FEE B ARPEa AR IRRIA THRBEHEEEE— 1218 AWEHIEE
BEERNE B~ BEERE B

Watch list Debtor frequently repays after due dates Lifetime ECL — 12m ECL
but usually settle in full not credit-impaired

3+ HERBOHZ N0 N BRERE 2 HTEREEEE - 2 HTEEEEE -
FEABIMNPER B R BEIE M EEERE EEERE

Doubtful Amount is >30 days past due or there have Lifetime ECL — Lifetime ECL -
been significant increases in credit risk not credit-impaired not credit-impaired
since initial recognition through information
developed internally or external resources

&8 SREADAHZNI0B B EEEL THREHEEREE - THREHEEREE -
ZEEZEEERE EERE EERE

Loss Amount is >90 days past due or there is Lifetime ECL - Lifetime ECL -
evidence indicating the asset is credit- credit-impaired credit-impaired
impaired

G G B IR e AR B TS A B O BR 2 0 B B B % HHeR S
ARG BN R AR ol

Write-off There is evidence indicating that the debtor is Amount is written off Amount is written off
in severe financial difficulty and the Group
has no realistic prospect of recovery

DR EFRAR

Asiasec Properties Limited



FeMBERERME(E)
PR HFET A= —HIFE
34. R T A (®)

(b) MBRMEREERMRBRGR)

15 5 B2 R st (E RT3 (#)

TRHAAFHBERASEEREENBHEES

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

145

34. FINANCIAL INSTRUMENTS (continued)

(b) Financial risk management objectives and policies

(continued)

Credit risk and impairment assessment (continued)

The tables below detail the credit risk exposures of the Group’s

B ETHEERE financial assets, which are subject to ECL assessment:
REm#EE FHGEE
o Gross 515 12 fie
EEER 12BA52H carrying ECL
Internal FHEEER amount provided
—E_RE PiEE credit 12m or FET FET
2025 Notes rating lifetime ECL HK$’000 HK$°000
RESHREIIEZERNEE
Financial assets at amortised costs
FEWE K
Loan receivable
s KHEWERBRER—EBIE=H Fizta, b, ¢ B8 > HBEHEEER 97,265 97,265
(EERE)
e Short-term note receivable from an Notes a, b, ¢ Loss Lifetime ECL
independent third party (credit-impaired)
R Z WA 20 e T HEHEEER 7,016 =
Trade receivables Low risk Lifetime ECL
R S WA 20 FEER ZHEHREEEE 1,835 635
Trade receivables Watch list  Lifetime ECL
H & W5k IR 20 e 128 AEEEEEE 6,490 =
Other receivables Low risk 12m ECL
H b fEURIE 20 &1 ZHEHREEEE 3,404 3,404
(EERE)
Other receivables Loss Lifetime ECL
(credit-impaired)
RITER 23 KRR 12{8 A EEE 48,975 -
Bank balances Low risk 12m ECL
it Total 164,985 101,304
—ERFFER
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34. R T A (®)

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

34. FINANCIAL INSTRUMENTS (continued)

(b) HMBERBEERERBE(HE) (b) Financial risk management objectives and policies
(continued)
EERERREFEGE) Credit risk and impairment assessment (continued)
REAE BHEE
B Gross BB
EEFR 12@Az2H carrying ECL
Internal JEH{ZEEE amount provided
—E_ME BisE credit 12m or FAT FAT
2024 Notes rating lifetime ECL HK$'000 HK$’000
RESREIIEZERNEE
Financial assets at amortised costs
FEIE K
Loan receivable
o RHEKREEREN—EBIE=H Fiz*a, b, ¢ &1 T HEHEEER 97,015 97,015
(FERE)
e Short-term note receivable from an Notes a, b, ¢ Loss Lifetime ECL
independent third party (credit-impaired)
R 5 EWGRIE 20 YN 2 HEREEEE 2,577 =
Trade receivables Low risk Lifetime ECL
R Z WA 20 FER T HEHEEER 1,448 248
Trade receivables Watch list  Lifetime ECL
H i e s 58 20 9N 128 AEMEEEE 6,557 -
Other receivables Low risk 12m ECL
H & W3R8 20 &8 T HEHEEER 3,395 3,395
(&RE)
Other receivables Loss Lifetime ECL
(credit-impaired)
RITER 23 9N 128 AEEE BB E 68,338 =
Bank balances Low risk 12m ECL
#&=tTotal 179,330 100,658
EEMEFRAT

Asiasec Properties Limited
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

34. FINANCIAL INSTRUMENTS (continued)

(b)

Financial risk management objectives and policies
(continued)

Credit risk and impairment assessment (continued)

Notes:

(a)

The note receivable is secured by certain shares of the Issuer’s subsidiaries
and an individual personal guarantor.

The Group engaged the Valuer to perform ECL assessment on the balances.
The ECL is assessed by reference to the probability of default and loss given
default for the relevant credit rating grades published by external credit rating
agencies, and adjusted for forward-looking factors that are available.

For the years ended 31st December, 2025 and 2024, the balance is fully
impaired.

Some trade debtors with an gross carrying amount of approximately
HK$1,835,000 as at 31st December, 2025 (2024: HK$1,448,000)
were assessed individually and an impairment allowance of
HK$635,000 (2024: HK$248,000) were made on these debtors.
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FEMEERME () NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
R E_AFt—_HA=+—HIUIFE for the year ended 37st December; 2025
34. R T A ) 34. FINANCIAL INSTRUMENTS (continued)
(b) HMBERBEERERBE(HE) (b) Financial risk management objectives and policies

(continued)

SEmMBERFEFG(#E) Credit risk and impairment assessment (continued)
TRADHEREKER NEBAEMEINZIENE  The following tables show reconciliation of loss allowances that has
BRE 2 EER - been recognised for loan receivable and related other receivables.
2HEH
128 1 BEHEBHR
EHEBHR (EERE) #st
Lifetime ECL
(credit
12m ECL impaired) Total
FET TET TFET
HK$'000 HK$'000 HK$'000
R-ZE-_WF—H—H As at 1st January, 2024 193 101,056 101,249
RERNEERERTAES Changes due to financial instruments
ZEH recognised during the year:
—BRERESE - Impairment losses reversed (190) - (190)
— [ X R - Exchange adjustment ) (646) (649)
R-ZE-_NME+=-A=+—H As at 31st December, 2024 - 100,410 100,410
RERNRERCRIEES Changes due to financial instruments
2 recognised during the year:
—EH AR - Exchange adjustment = 259 259
R-E-_HF+=-_A=+—H As at 31st December, 2025 - 100,669 100,669
ERMEFRAG

Asiasec Properties Limited
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

34. FINANCIAL INSTRUMENTS (continued)

(b) Financial risk management objectives and policies
(continued)

Liquidity risk

In the management of the liquidity risk, the Group monitors and
maintains a level of cash and cash equivalents deemed adequate by
the management to finance the Group’s operation and mitigate the
effects of fluctuations in cash flows. The management monitors the
utilisation of bank and other borrowings and ensure compliance with
repayment terms.

The following table details the Group’s remaining contractual maturity
for its financial liabilities (including trade creditors, other creditors,
tenants deposits and bank and other borrowings). The table has been
drawn up based on the undiscounted cash flows of financial liabilities
based on the earliest date on which the Group can be required
to pay. The maturity dates for the financial liabilities are based on
the agreed repayment dates. The table includes both interest and
principal cash flows. To the extent that interest flows are floating rate,
the undiscounted amount is derived based on management’s best
estimates at the end of the reporting period, taking into consideration
interest rate curve, if available.
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NOTES TO THE CONSOLIDATED

FINANCIAL STATEMENTS (continued)

for the year enaed 57st December, 2025

34. FINANCIAL INSTRUMENTS (continued)

(b) HMBERBEERERBE(HE) (b) Financial risk management objectives and policies
(continued)

mEIMEREE(#E) Liquidity risk (continued)

JEZksk

PRO0H  9HEEIFE  AFE5F 5% E et

On demand
or less than 91 days to 1 year to Over
90 days 1 year 5 years 5 years Total
FAT FAT FHET FAL FAT

HK$'000 HK$'000 HK$’000 HK$'000  HK$'000
R-ZB_Af+-R=1+—H At 31st December, 2025
RITREMER Bank and other borrowings 254,040 10,985 311,779 - 576,804
RSN FIB Trade creditors 2,178 - - - 2,178
H e 0B Other creditors 6,679 - - - 6,679
HPk: Tenants deposits 17,501 - - - 17,501
@t Total 280,398 10,985 311,779 - 603,162
R-E_WME+-A=+—H At 31st December, 2024
BITREMED Bank and other borrowings 107,509 18,760 433,283 - 559,552
RHENFIA Trade creditors 371 - - - 371
Hofth A RIR Other creditors 13,922 - - - 18,922
MPEe Tenants deposits 14,396 - - - 14,396
st Total 136,198 18,760 433,283 - 588,241

DRMEFRAF

Asiasec Properties Limited
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

34. FINANCIAL INSTRUMENTS (continued)

(c) Fair value measurements of financial instruments

Some of the Group’s financial assets are measured at fair value at the
end of each reporting period. The following table gives information
about how the fair values of these financial assets are determined (in
particular, the valuation techniques and inputs used), as well as the
level of the fair value hierarchy into which the fair value measurements
are categorised (Levels 1 to 3) based on the degree to which the
inputs to the fair value measurements is observable.

Fair value hierarchy as at 31st December, 2025

—E-hEF
2025
E—1 E-® - ] Mt
Level 1 Level 2 Level 3 Total
FHET FHET F#EIT FHEIT
HK$’000 HK$°000 HK$°000 HK$°000
FRBRIRAABERE  Financial assets at FVTPL
ZEmEE - 15,316 28,149 43,465
FREMAEEREZ AL  Equity instrument at FVTOCI
BEEREZBRATA - - 20,190 20,190

RZZBZNWF+ZA=+—BZ2 AR EBER

Fair value hierarchy as at 31st December, 2024

fl Sl 110K ==
2024
F—H Sl 11} BF=H #Et
Level 1 Level 2 Level 3 Total
FHET FAT FAT FHET
HK$’000 HK$’000 HK$’000 HK$’000
FRBERRALEBERE  Financial assets at FVTPL
ZEREE = 17,577 35,394 52,971
BREMEAREEAR Equity instrument at FVTOCI
BEEEZRATA = = 25,960 25,960

RAFEN  WREE—H - F_/RE=H2
Mz #3% -

There were no transfers among Levels 1, 2 and 3 in the current year.
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

34. FINANCIAL INSTRUMENTS (continued)

(c) Fair value measurements of financial instruments

(continued)

The following table gives information about how the fair values of

these financial assets are determined (in particular, the valuation

techniques and inputs used).

Fair value as at
31st December,
ok Jok - S 15
2025 024 DARERN BEFEREIESH ERRIRREY EtRRSBENARECHRE
eREE FET FET Fairvalue  Valuation techniques Significant unobservable Relationship of unobservable
Financial assets HK$:000 HK$'000 hierarchy  and key inputs inputs inputs for fair value
AERRDAEERE,OR 15,316 17,577 A8 cREBREZHE iR MR
BEZFLTESRE Level 2 Quoted price provided by financial N/ N/A
Unlisted fund investment institutions
classified as financial
assets at FVTPL
AERRDAEERE, OR 28,149 35,394 A8 cREBREZHE HAERE iR NER
BEZFLhESRE leveld  RUCHBMRERZEERRR N/A N/A
Unlisted fund investment KZIA
classified as financial Quoted price provided by financial
assets at FVTPL institutions which considered net
asset values of special purpose
vehicles derived from underlying
investments
ERMEFRAG

Asiasec Properties Limited
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

1563

34. R IT A ) 34. FINANCIAL INSTRUMENTS (continued)
(c) @MIAZARBEHEE(E) (c) Fair value measurements of financial instruments
(continued)
TZR=t-HAZAREE
Fair value as at
31st December,
k- 2 14
2025 024 NARERN FEFEREIESH EERLERSY BERRSHANAREZRE
SMEE FET F#7r  Fairvalue  Valuation techniques Significant unobservable Relationship of unobservable
Financial assets HK$'000 HK$'000 hierarchy  and key inputs inputs inputs for fair value
AEREREDIENS 20,190 25,960 £=h AEERE BENRE(ZRITHRNERSA RORGENENEEALLEET
BAABEREZ Level 3 Asset-based approach. BNRBRERA FRIOAEALA B
BATAZELT MREEFEENEEE) B29%2
RkAEs 12485: 34%(ZF % :2.75%%3.05%) °

Unlisted equity securities
classified as equity
instrument at FVTOC

The key inputs are:

() BHREE
(i) Term yield;

(i) ERWEE :
(i) Reversionary yield;

fii) EEAHES R
(i) Market unit rent; and

(V) B2 BHAT AR R TNE
(iv) Discount for lack of control and
lack of marketability

Term yield, taking into account of
yield generated from comparable
properties and adjustment to
reflect the certainty of term income
secured and 1o be received, of 2.9%
t03.4% (2024: 2.75% to 3.25%).

RENRE(ZRITHRNENE
FEUTERERARELTE) A
34%Z39%(ZFZMF : 3.25%F
8.75%) °

Reversionary yield, taking into
account annual unit market rental
income and unit market value of the
comparable properties, of 3.4% to
3.9% (2024: 3.25% to 3.75%).

The increase in the term yield
would result in a decrease in fair
value.

EEUEXNENESHRARET
fe

The increase in the reversionary
yield would result in a decrease in
fair value.
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MRRERR
Fair value
hierarchy

(c)

(continued)

EHEREESY
Valuation techniques
and key inputs

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

EERERRSY
Significant unobservable
inputs

34. FINANCIAL INSTRUMENTS (continued)

Fair value measurements of financial instruments

BERRSHANAREZRE
Relationship of unobservable
inputs for fair value

Fair value as at
31st December,
—EBCRE —Z-mE
2025 2024
SREE FET &7
Financial assets HK$'000 HK$'000
EEMEFRAT

Asiasec Properties Limited

maENf S HA TS T RIE
8 TERHMHENEMENR
% MBRAEE - MERMIRS -
TInGENRENTASTARE
R5ETERTAREBAI0ER(Z
2oRE: BYAREABETES
THRGRTSHT) «

Market unit rent compares with
direct market comparables and
taking into account of location
and other individual factors such
as road frontage, size of property
and facilities. The range of average
market unit rent is from around
HK$25 sq.ft./month to HK$170
sq.ft./month (2024: HK$25 sq.ft./
month to HK$175 sa.ft./month).

REBHRmERE ANE(ZRY
RAARIERE) R4.5%(Z 52
£:302%)

Discount for lack of control and lack
of marketability, taking into account
median control premium, of 41.5%
(2024: 32.2%).

[ )y L O
0

The increase in the market unit rent
would result in an increase in fair
value.

REBHNmERE 2 NREN
SEYNAEETR - £AHER
TERNERT  BZEHATSE
SN/ FD05%(ZE-WE -
0.5%)  BEHHEAERLNZE
WSBARBERERATE S
ETRAERNAL BERD /0
173,000 7t (= =M% : 191,000
A7) e

The increase in the discount
for lack of control and lack
of marketability would result
in a decrease in fair value. A
0.5% (2024:0.5%) increase/
decrease in the lack of control
and lack of marketability holding
other variables constant would
decrease/increase the fair value
of the unlisted equity securities
classified as equity instrument
at FVTOC! by HK$ 173,000
(2024:HK$191,000).
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NOTES TO THE CONSOLIDATED

FINANCIAL STATEMENTS (continued)

for the year enaed 57st December, 2025

34. FINANCIAL INSTRUMENTS (continued)

(continued)

Fair value measurements of financial instruments

Reconciliation of Level 3 fair value measurements of financial

assets

PEHER

P8EE Hth2mEir

BRAREE BROAREE

BEEzZ&/ BEZEX

BEEZELD IRZ¥ELEM

EoRE BEESH

Unlisted Unlisted

fund equity

investment securities

classified classified

as financial as equity
assets at  instrument at k]
FVTPL FVTOCI Total
TET FET TFET
HK$’000 HK$°000 HK$'000
R-ZE-F—H—H As at 1st January, 2024 42,978 31,890 74,868

REFUS (B8B) 2 27 BME - Unrealised gain (loss) in fair value:
—RiEx — in profit or loss 2,423 = 2,423
—REM2E R - in other comprehensive income - (5,930) (5,930)
&l Redemption (9,757) - (9,757)
b R Exchange adjustments (250) - (250)
M-ZZE-_mME+=-FA=+—H As at 31st December, 2024 35,394 25,960 61,354
AERUWE (EE) 2 AR E(E : Unrealised gain (loss) in fair value:
— R - in profit or loss 2,767 - 2,767
—REM 2 E R — in other comprehensive income - (5,770) (5,770)
B[ Redemption (10,128) - (10,128)
& 5 A% Exchange adjustments 116 = 116
RZZ-_HF+-_A=+—H Asat 31st December, 2025 28,149 20,190 48,339
“EChEFW
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Asiasec Properties Limited

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

34. FINANCIAL INSTRUMENTS (continued)

(c) Fair value measurements of financial instruments
(continued)

Reconciliation of Level 3 fair value measurements of financial
assets (continued)

The total gain (loss) represents the unrealised fair value gain or loss
on unlisted fund investment and unlisted equity securities and are
included in “net increase in fair value of financial assets at fair value
through profit or loss” and “change in fair value of equity instrument at
fair value through comprehensive income” respectively.

The Directors consider that the carrying amounts of other financial
assets and financial liabilities recorded at amortised cost in the
consolidated financial statements approximate their fair values.
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FREMIERBRMEE) NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
HE —_E_—_AFEf+—HA=+—HIFE for the year ended 37st December, 2025

35. MRLE XS ENER

Eali 35. RECONCILIATION OF LIABILITIES ARISING
FROM FINANCING ACTIVITIES

TRFMAEBERAMEEGHEEESE - B3 The table below details changes in the Group’s liabilities arising from
e MIHELED  @MEEKELMAEERRE financing activities, including both cash and non-cash changes.
MEARBEEREEAEEBGAER S REETH  Liabilities arising from financing activity are those for which cash

BREREREXRBHRER -

flows were, or future cash flows will be, classified in the Group’s
consolidated statement of cash flows as cash flows from financing

activities.

BEERM

ERREN

BEFIB

Interest

payables

included HITER Ht g

in other Bank Other Wit
creditors borrowing borrowing Total
AT FET AT FET
HK$'000 HK$'000 HK$'000 HK$'000
RZZE-NF—HA—H At 1st January, 2024 2,919 - 600,000 602,919
FEZH Interest expense 34,095 - - 34,095
BERER Financing cash flows (34,964) 100,000 (185,000) (119,964)
RZBZMF+=A=+—H At 31st December, 2024 2,050 100,000 415,000 517,050
FEX M Interest expense 23,545 - - 23,545
BERER Financing cash flows (24,320) 80,000 (45,000) 10,680
RZBZRAF+ZA=+—H At 31st December, 2025 1,275 180,000 370,000 551,275

“EChEFW
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36. AN B AR Ml

NOTES TO THE CONSOLIDATED

FINANCIAL STATEMENTS (continued)

for the year enaed 57st December, 2025

36. STATEMENT OF FINANCIAL POSITION AND

RESERVE OF THE COMPANY

(a) FLFIRBERAE (a) Company’s Statement of Financial Position
ZE-hE —ZT_OF
2025 2024
FET FET
HK$’000 HK$’000
ERBEE Non-current assets
Yz~ BB R&E Property, plant and equipment 20 81
KRB AR Z’E Investments in subsidiaries 17,773 17,775
JrE LB BB A BIBR 3K Amounts due from subsidiaries 799,861 671,738
At e Club memberships 4,261 4,261
821,915 693,855
mENEE Current assets
AR - ZE R Prepayments, deposits and
H A eI GRIE other receivables 457 455
A BR [B] F 1S 7 Income tax recoverable 506 372
HekReEE Cash and cash equivalents 38,476 55,148
39,439 55,975
mE A fE Current liabilities
FERFIEREETEA Creditors and accruals 3,963 4,247
FET RS HE Income tax payable - -
FERTP B A RIBR X Amounts due to subsidiaries 31,169 31,166
35,132 35,413
mENEERE Net current assets 4,307 20,562
HEERTDAR Total assets less current liabilities 826,222 714,417
BEREE Capital and reserve
R Share capital 681,899 681,899
s Reserve 144,323 32,518
HoNE Total equity 826,222 714,417

RATMBRRRERN B RE=ATNLER
EESRAMERETE  THTINEEFKKE
==
FRiE
Patrick Lee Seng Wei
BE
Director

DEBEERAAE
Asiasec Properties Limited

The statement of financial position of the Company was approved and
authorised for issue by the Board of Directors on 19th March, 2026

and are signed on its behalf by:

30
Lee Shu Yin

EE
Director
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

36. STATEMENT OF FINANCIAL POSITION AND
RESERVE OF THE COMPANY (continued)

(b) Movement in the Company’s reserve

REEF

Retained

profits

FAET

HK$’000

R-ZZE-_mWF—HA—H At 1st January, 2024 12,174
AREEEHMWFETE Total comprehensive income for the year 20,344
R-ZE-_WFE+=-—A=+—H At 31st December, 2024 32,518
AEFrEKHERE Total comprehensive income for the year 111,805
R-ZE-—R&E+=-A=+—H At 31st December, 2025 144,323

BE-Z-_AF+-A=+—8 ' KAFAHE
FARBER A Z FHi#EARE & 144,323,000

It (—Z P4 : 32,518,000/ 7T) °

The Company’s reserve available for distribution to owners of the
Company as at 31st December, 2025 are represented by retained
profits of HK$144,323,000 (2024: HK$32,518,000).

—T - HEFER
Annual Report 2025
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

37. TEWB AR MBERRIFS 37. PARTICULARS OF PRINCIPAL SUBSIDIARIES

AND AN ASSOCIATE

BRAESBEN  RARIR_ZE-_RAF R =-_F =P Details of the Company’s principal subsidiaries at 31st December,

F+-fB=+—HEEH
F0R -

(a) EEMELR

E2XEMBARIEE 2025 and 2024, which operate in Hong Kong except otherwise

indicated, are as follows:

(@) Principal subsidiaries

FisREE AL
BR /B BRARE/BERELE Percentage of attributable equity directly
Place of Particular of HFLFERRR 35077
&% Incorporation/ issued share capital/ held by the held by the FEEE
Name establishment paid up registered capital Company Group Principal activities
Z3IRF “EOMF CBIEE CTOME
2025 2024 2025 2024
% % % %
IAREERAR B RERR/ 18T - - 100 100 #EkE
Asia Empire Investment Limited Hong Kong 1 Ordinary share/HK$1 Property investment
BEBERAR B RERR /1T 100 100 100 100 AERZHELRREERRE
Asiasec Administration Limited Hong Kong 1 Ordlinary share/HK$1 Provision of management services
to ts fellow subsidiaries
GRUBERLT & 1,0008:%38f%,/10,000% 7 100 100 100 100 BERE
AsiaSec Finance Limited Hong Kong 1,000 Ordinary shares/ Financing
HK$10,000
TRNEEEERAR B 300,000%k &,/ - - 100 100 pxEE
AsiaSec Property Management Limited Hong Kong 300,007 Property management
300,000 Ordinary shares/
HK$300,000

DREERRLA

Asiasec Properties Limited
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

AND AN ASSOCIATE (continued)

(@) Principal subsidiaries (continued)

161

37. PARTICULARS OF PRINCIPAL SUBSIDIARIES

FisRER AL
B /i BRRE/ BEREEE Percentage of attributable equity directly
Place of Particular of HELFAERRE 35055
£8 Incorporation/ issued share capital/ held by the held by the IERE
Name establishment paid up registered capital Company Group Principal activities
Z3IRF “TOME CBIEER CTOME
2025 2024 2025 2024
% % % %
kaREBRAR B RERR /1T - - 100 100 #kE
Asiawell Investment Limited Hong Kong 1 Ordlinary share/HK$1 Property investment
BEREERAR B RERR/ 28T - - 100 100 ks
Boost Investments Limited Hong Kong 2 Ordinary shares/HK$2 Property investment
Creative Essence Investments Limited RERTEE 1RERBR/ 157 100 100 100 100 HEER
British Virgin Islands 1 Ordinary share/USD1 Investment holding
ERNZERERAA 50 1,000% &3, /10,000% T - - 100 100 hgEm
Diamond Property Management Hong Kong 1,000 Ordinary shares/ Property management
Company Limited HK$10,000
EZREARRAT &k RERR/ 15T - - 100 100 H5E
Gold Asia Investment Limited Hong Kong 1 Ordlinary share/HK$1 Property investment

—T - HEFER
Annual Report 2025
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FEMEERME () NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
B2 E_RFEf_H=1+—HILFE for the year ended 37st December;, 2025

37. TEB AR NI E ANFFFE 37. PARTICULARS OF PRINCIPAL SUBSIDIARIES

(%) AND AN ASSOCIATE (continued)
(a) EEMBAT(E) (a) Principal subsidiaries (continued)
FriSREE AL
UM /R DR/ BERALE Percentage of attributable equity directly
Place of Particular of HFLFERRE ERERT
&% Incorporation/ issued share capital/ held by the held by the FEEE
Name establishment paid up registered capital Company Group Principal activities

ZECRE "S- ZBIRf “IOIF
2025 2024 2025 2024

% % % %
ERARAA B4 10,000%% 2R /10,0007 7T - - 100 100 WgRE
Harcape Limited Hong Kong 10,000 Ordinary shares/ Property investment
HK$10,000
BZREERAT 50 1,010,000 &8k, / - - 100 100 REASR
Keen Safe Investment Limited Hong Kong 1,010,000%7 Investment holding
1,010,000 Ordinary shares/
HK$1,010,000
Kirshman Limited B MRERR/ 257 100 100 100 100 #®E#ER
Hong Kong 2 Ordinary shares/HK$2 Investment holding
ARREERAR B RERR /18T - - 100 100 #ERE
Wide Asia Investment Limited Hong Kong 1 Ordlinary share/HK$1 Property investment

DREERRLA

Asiasec Properties Limited
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NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (continued)
for the year enaed 57st December, 2025

37. PARTICULARS OF PRINCIPAL SUBSIDIARIES
AND AN ASSOCIATE (continued)

(@) Principal subsidiaries (continued)

The above table lists the subsidiaries of the Company which, in the
opinion of the Directors, principally affected the results or assets of
the Group. To give details of other subsidiaries would, in the opinion
of the Directors, result in particulars of excessive length.

None of the subsidiaries had issued any debt securities at the end of
the year.

(b) Associate

EEEE B
MBI Fiik BB/ S Lt
Principal place Percentage of
of operation and attributable equity directly
place of
ZiB incorporation/ XEERHS TEES
Name establishment held by the Group Principal activity
k- Jo: - 3 —E s
2025 2024
% %
R EERZE AR AR H (Hyat) (Kizt) BE
Beijing Jingyuan Property PRC (Note) (Note) In liquidation

Development Co., Ltd.

Krat - A RBUEEHER E AR A RREMFINES

38. MEHIE =R

REBEE-ZT_RF+-_A=+t—HIHBFER
fé&%zi$¢$ﬁa,ﬁﬂ WS A REFEANEER
EEEIE -

Note: Beijing Jingyuan Property Development Co., Ltd. is in liquidation during both
years.

38. EVENTS AFTER THE END OF THE REPORTING
PERIOD

There are no important events affecting the Group which have
occurred after the end of the reporting financial year ended
31st December, 2025 and up to the date of this Annual Report.

“EChEFW
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KEMREEEEE SUMMARY OF THE GROUP’S
FINANCIAL INFORMATION
“E"hfF —E U —E-=F —E-- —E-—fF
2025 2024 2023 2022 2021
FET FET FET FET FET
HK$°000 HK$'000 HK$'000 HK$000 HK$'000
WA Revenue 50,338 47,286 46,884 38,379 38,166
e (B1R) R Operating (loss) profit (222,977) (75,880) 269,107 (44,280) (1,563,826)
EEBEARBR Share of loss of associates - - - - (907)
BrEAT (&8 )R F (Loss) profit before taxation (222,977) (75,880) 269,107 (44,286) (1,564,733)
FrEREI( L) Income tax credit (expense) 8,800 1,128 (4,108) 585 1,681
ANEE (BB )EHN (Loss) profit for the year (214,177) (74,752) 264,999 (43,701) (1,563,052)
HBR Attributable to:
R Equity holders (214,177) (74,752) 264,999 (43,701)  (1,563,052)
El beAlll B B JEA
HK cents HK cents HK cents HK cents HK cents
Fhk(EE)ZBF (Loss) earnings per share (17.26) (6.03) 21.36 (3.52) (125.98)
BEE Total assets 2,233,773 2,431,092 2,603,968 1,741,114 1,791,326
HwEE Total liabilities (711,651) (689,023) (781,217) (187,009 (185,905)
BEFE Net assets 1,522,122 1,742,069 1,822,751 1,554,105 1,605,421
DRMEFRAF

Asiasec Properties Limited
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